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MICHIGAN

PLANNING COMMISSION
MEETING AGENDA
REGULAR MEETING

David Lambert, Chairman, Marianna Perakis, Vice Chairman
Toby Buechner, Carlton Faison, Tyler Fox, Michael W. Hutson, Tom Krent,
Lakshmi Malalahalli and John J. Tagle

June 13, 2023 7:00 P.M. Council Chambers

1. ROLL CALL

2. APPROVAL OF AGENDA

3. APPROVAL OF MINUTES - May 23, 2023

4. PUBLIC COMMENT - For Items Not on the Agenda

PRELIMINARY SITE PLAN APPROVAL

5. PRELIMINARY SITE PLAN REVIEW (SP JPLN2023-0004) - Proposed Commercial
Retail Building, South side of Big Beaver, East of Crooks, 911 W. Big Beaver Road (PIN
88-20-28-101-032), Section 28, Currently Zoned BB (Big Beaver) District

6. PRELIMINARY SITE PLAN REVIEW (SP JPLN2023-0005) - Proposed Commercial
Retail Building, South side of Big Beaver, East of Crooks, 999 W. Big Beaver Road (PIN
88-20-28-101-034), Section 28, Currently Zoned BB (Big Beaver) District

OTHER ITEMS

7. PUBLIC COMMENT - For Items on the Agenda

8. PLANNING COMMISSION COMMENT

9. ADJOURN

NOTICE:People with disabilities needing accommodations for effective participation in this meeting should contact the City
Clerk by e-mail at clerk@troymi.gov or by calling (248) 524-3317 at least two working days in advance of the meeting. An
attempt will be made to make reasonable accommodations

Televised Live, Government Channel WTRY (10 WideOpenWest and 17 Comcast) Replayed Wednesdays 3:00 pm, 6:00 pm and 11:00 pm


mailto:clerk@ci.troy.mi.us

PLANNING COMMISSION REGULAR MEETING - DRAFT

Vice Chair Perakis called the Regular meeting of the Troy City Planning Commission to
order at 7:01 p.m. on May 23, 2023, in the Council Chamber of the Troy City Hall. Vice
Chair Perakis presented opening remarks relative to the role of the Planning Commission

and procedure of tonight’s meeting.

1.

ROLL CALL

Present:

Toby Buechner
Carlton M. Faison
Tyler Fox

Michael W. Hutson
Tom Krent
Lakshmi Malalahalli
Marianna Perakis
John J. Tagle

Absent:
David Lambert

Also Present:

R. Brent Savidant, Community Development Director

Julie Quinlan Dufrane, Assistant City Attorney
Kathy L. Czarnecki, Recording Secretary

APPROVAL OF AGENDA

Resolution # PC-2023-05-028
Moved by: Tagle
Support by: Faison

RESOLVED, To approve the Agenda as prepared.

Yes: All present (8)
Absent: Lambert

MOTION CARRIED

APPROVAL OF MINUTES — May 9, 2023

Resolution # PC-2023-05-029
Moved by:  Fox
Support by: Faison

RESOLVED, To approve the minutes of the May 9, 2023 Regular meeting as submitted.
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Yes: All present (8)
Absent: Lambert

MOTION CARRIED

4, PUBLIC COMMENT - For Items Not on the Agenda

The following speakers addressed a conceptual Planned Unit Development (PUD)
proposed project located on the east of Livernois, north of Square Lake, Section 35,
currently zoned Neighborhood Node “Q” and R-1B (Single Family Residential) presented
at the February 28, 2023 Planning Commission meeting.

e Larry Cronin, 130 Telford Drive, addressed concerns with traffic, congestion, density
and the existing natural environment.

e Marcia Bossenberger, 369 Ottawa, provided the Board with a copy of the conceptual
plan. She addressed the Troy Historic Corners character, concerns with density and
the existing natural environment. Ms. Bossenberger asked the Planning Commission
to view the May 22, 2018 Planning Commission meeting video in which the GFA
Square Lake Condominiums application was considered.

Mr. Savidant stated that no formal PUD application has been submitted for the location
referenced by the speakers. He said technically the application if approved would be a
rezoning from its existing zoning classifications to a PUD zoning classification. Mr.
Savidant said he would not categorize the project as a high-rise development, as
speakers inferred.

Vice Chair Perakis said the Planning Commission received feedback from neighbors
when it toured Neighborhood Node “Q” during the Neighborhood Node Walks and Talks.

Ms. Dufrane stated she advised the applicant at the February 28, 2023 Planning
Commission meeting that several PUD Standards must be met prior to approval and that
the bar for meeting PUD Standards was set high with a previously approved PUD
development located at Long Lake and Crooks.

PRELIMINARY SITE PLAN APPROVAL

5. PRELIMINARY SITE PLAN REVIEW (SP JPLN2023-0001) — Proposed New Tower Troy,
Office Building and Parking Deck, East side of Troy Center Drive, South of Big Beaver, 755
Big Beaver (PIN 88-20-28-101-067), Section 28, currently Zoned BB (Big Beaver) District

The applicant provided handouts to the Planning Commission members prior to the
beginning of tonight’s meeting showing a revised location of land banked parking and a
revised table of parking demand.

Mr. Savidant provided background information on the proposed New Tower Troy application.

He said the applicant proposes to repurpose the existing parking lot and the existing building

would remain. Mr. Savidant addressed the four-story (or potentially six-story) parking deck,

the seven-story office building, proposed retail at grade level and the applicant’s desire to
2
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place the buildings within visibility of the I-75 Interchange. He stated the application meets
the requirements of the Big Beaver Zoning District.

Mr. Savidant addressed parking as relates to the Zoning Ordinance requirements, deficit of
spaces provided, proposed land banked spaces and shared parking, and the applicant’s
traffic study prepared by Fleis & Vandenbrink. Mr. Savidant said both Traffic Engineer Julie
Kroll of Fleis & Vandenbrink and the City’s Traffic Consultant Stephen Dearing of OHM are
present this evening to address details on parking. Mr. Savidant referenced OHM'’s
memorandum in which Mr. Dearing expresses concerns about parking and recommends not
approving the application at this time.

Mr. Savidant asked the Planning Commission as part of the deliberation to discuss the
following items:

e Compliance with Section 5.04.E. Big Beaver Design Standards.

Compliance with Section 8.06 Site Plan Review Standards.

Architecture and material use.

Parking lot tree location.

Shared and land banked parking.

Mr. Savidant said that should the Planning Commission recommend approval, the Final Site
Plan shall address the following:

¢ Indicate how trash enclosures will be screened.

e Clarify symbolism on the photometric plan.

Mr. Savidant said the administration had no time to review the revised handouts provided
this evening by the applicant prior to the beginning of the meeting. He said the handouts
appear to show a slight modification to extend the parking deck to the east for the proposed
land banked parking.

Discussion among administration and Planning Commission:

e Front setback, building height and lot coverage requirements.

Existing underutilized parking lots/decks in the City.

Proposed location of land banked parking.

Potential to provide additional retail, green space, pedestrian connections.
Current office vacancy rates in City.

Anthony Antone of Kojaian introduced the project team present in the audience: Architect
Robert Szanter of Yamasaki, Chris Kojaian of Kojaian, Civil Engineer Leslie Accardo of
PEA, and Traffic Engineer Julie Kroll of Fleis & Vandenbrink.

Mr. Antone addressed the draw of a headquarters tenant to this site because of its
visibility from 1-75 and their vision to accommodate a headquarters office/showroom type
of tenant. He said there are very few sites such as this remaining in the State. Mr. Antone
said office headquarters are looking for a fresh start in a new building that offers amenities
and all the bells and whistles. He cited amenities currently offered at the PNC Tower as
restaurants, retail, courtyard (undergoing $1M renovation), fitness center and conference
room facility.
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Mr. Antone said the project would complement the PNC Tower, and their intent is to
market the new building to share the PNC Tower amenities. He addressed office
occupancy, parking and land banked parking to meet Zoning Ordinance requirements.
Mr. Antone said the parking would be monitored monthly based on usage, and they would
be alerted if there is insufficient parking to accommodate their tenants.

There was discussion, some comments related to:

e Building design; color scheme, detailed building articulations.

e Potential to create more vibrancy to the site, additional retail, downtown community
feel.

e Potential to provide more green space, walkability, pedestrian connectivity.

e Sustainability innovations.

e Marketing approach by developer in terms of building design.

Mr. Szanter addressed the building design as relates to complementary color scheme
and detailed texture and articulations in building materials. He said additional greenspace
and/or landscaping could be added in several locations, particularly near retail. He said
there is LED lighting in the parking lot.

Chris Kojaian said sustainability features are tenant driven.

Ms. Kroll summarized the parking analysis for the revised parking plan submitted by the
applicant. She addressed parking calculations in relation to shared parking, land banked
spaces and a perceived 85% occupancy rate for the PNC Tower. Ms. Kroll said enough
parking is provided to accommodate the requirements of the Zoning Ordinance. She
addressed questions posed by Board members.

Mr. Antone stated the current occupancy rate for the PNC Tower is 78.71%.

Mr. Dearing addressed the concerns referenced in his review memorandum with respect
to consistency of documentation data. He stated to extend the building structure for land
banked parking spaces and not add additional levels to the deck parking is a more
sensible plan. Mr. Dearing addressed the American Community Survey (ACS) policy
information provided in the traffic study as relates to modal splits and anticipated
maximum occupancy rates for the PNC Tower and proposed new building. Mr. Dearing
said the land banked parking spaces should be based not on an assumption of modal
splits and not on a perceived 85% occupancy rate but 100% occupancy rates for both the
PNC Tower and the new building.

Discussion continued:

¢ Building design in compliance with Section 5.04 E. Big Beaver Design Standards.

e Occupancy rates of PNC Tower and new building to determine number of land banked
parking spaces to effectuate Land Banked Parking Agreement.

e Marketing strategy by applicant; changes in building design would come back to
Planning Commission.



PLANNING COMMISSION REGULAR MEETING - DRAFT MAY 23, 2023

Resolution # PC-2023-05-030
Moved by: Fox
Seconded by: Buechner

RESOLVED, That Preliminary Site Plan Approval, pursuant to Article 8 of the Zoning
Ordinance, as requested for the proposed New Tower Troy, Office Building and Parking
Deck, located on the East side of Troy Center Drive, South of Big Beaver, Section 28,
Zoned BB (Big Beaver) District, be granted, subject to the following:

1. A Land Banked Parking Agreement to the satisfaction of City staff using a 100%
occupancy rate for the new building and an 85% occupancy rate for the PNC Tower
be agreed upon.

2. The applicant intends to return to the Planning Commission regarding the architectural
design of the building in compliance with Zoning Ordinance Section 5.04 E. Big Beaver
Design Standards and Section 8.06 Site Plan Review Standards.

3. Screening of trash enclosures to meet satisfaction of City staff.

4. Photometric plan to meet satisfaction of City Staff.

Discussion on the motion on the floor.

Mr. Fox briefly recapped the proposed Resolution:
o Photometric plan submitted to staff satisfaction.
o Land Banked Parking Agreement to satisfaction of City Attorney, using 100%
occupancy rate for new building, 85% occupancy rate for PNC Tower.
o Screening of trash enclosures.
o Applicant returning to Planning Commission on architectural design in compliance
with Sections 5.04 and 8.06.

Comments from several Board members related to acknowledgement of
minimum/maximum number of land banked parking spaces, occupancy rates, and
parking study data on modal splits.

Vote on the motion on the floor.

Yes: Buechner, Faison, Fox, Krent, Malalahalli, Perakis, Tagle
No: Hutson
Absent: Lambert

MOTION CARRIED

OTHER ITEMS

6. PUBLIC COMMENT - For Items on the Agenda

There was no one present who wished to speak.
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8.

PLANNING COMMISSION COMMENT

Mr. Savidant reported that City Council asked for more time to study the Master Plan
before its release. A June 26 meeting is scheduled.

Mr. Krent reminded members of the May 24™ Michigan Association of Planning Planners’
Night Out at Woodbridge Pub in Detroit.

Ms. Dufrane said the proposed revised Bylaws would be placed on the next agenda.

Mr. Fox reported on the following two items considered at the May 16, 2023 Zoning Board
of Appeals meeting:

e 942 Brooklawn

e 944 Marengo

Mr. Savidant commented on a previously conducted in-house parking study in 2002. He
said the appropriate time to discuss parking standards would be after the updated ITE
(Institute of Traffic Engineers) Handbook comes out in the fall.

Mr. Dearing shared the ITE Handbook would not be inclusive of parking standards for
electric charging stations.

Mr. Savidant announced he is giving a presentation on the conversion of
commercial/retail/office buildings to residential use at the Oakland County Planners
Gathering (via Zoom) on August 30, 10:00 a.m.

ADJOURN

The Regular meeting of the Planning Commission adjourned at 9:29 p.m.

Respectfully submitted,

Marianna Perakis, Vice Chair

Kathy L. Czarnecki, Recording Secretary

https://d.docs.live.net/2f7ed4fe5f664ea8/Documents/Kathy/COT Planning Commission Minutes/2023/2023 05 23 Draft.docx
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DATE: June 7, 2023

TO: Planning Commission

FROM: R. Brent Savidant, Community Development Director

SUBJECT: PRELIMINARY SITE PLAN REVIEW (SP JPLN2023-0004) - Proposed
Commercial Retail Building, South side of Big Beaver, East of Crooks, 911 W. Big

Beaver Road (PIN 88-20-28-101-032), Section 28, Currently Zoned BB (Big
Beaver) District

The petitioner Jordan Jonna of KS Development LLC submitted the above referenced Preliminary
Site Plan application. The applicant intends to develop an 14,400 square foot retail building.

The attached report prepared by Carlisle/Wortman Associates, Inc. (CWA), the City’s Planning
Consultant, summarizes the application. CWA prepared the report with input from various City
departments including Planning, Engineering, Public Works and Fire. City Management supports
the findings of fact contained in the report and recommends approval of the project, as noted.

Attachments:
1. Maps.
2. Report prepared by Carlisle/Wortman Associates, Inc.
3. Memorandum prepared by OHM Advisors, dated June 7, 2023.
4. Preliminary Site Plan

G:\SITE PLANS\SP_JPLN2023-0004_911 W BIG BEAVER KELLY SERVICES\PC Memo 06 13 2023.docx

PC 2023.06.13
Agenda Item # 5



PROPOSED RESOLUTION

PRELIMINARY SITE PLAN REVIEW (SP JPLN2023-0004) - Proposed Commercial Retail
Building, South side of Big Beaver, East of Crooks, 911 W. Big Beaver Road (PIN 88-20-
28-101-032), Section 28, Currently Zoned BB (Big Beaver) District

Resolution # PC-2023-06-
Moved by:
Seconded by:

RESOLVED, That Preliminary Site Plan Approval for the proposed Commercial Retall
Building, South side of Big Beaver, east of Crooks, 911 W. Big Beaver, Section 28,
Currently Zoned BB (Big Beaver) District, be (granted, subject to the following
conditions):

1. Add one additional street tree along Big Beaver
2. Reduce lighting levels along Big Beaver and eastern property line
3. Provide details for building lights prior to Final approval

) or

(denied, for the following reasons: ) or

(postponed, for the following reasons: )

Yes:
No:
Absent:

MOTION CARRIED / FAILED

G:\SITE PLANS\SP_JPLN2023-0004_911 W BIG BEAVER KELLY SERVICES\Proposed Resolution 2023 06 13.doc
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ASSOCIATES, INC.

117 NORTH FIRST STREET SUITE 70 ANN ARBOR, MI 48104 734.662.2200 734.662.1935 Fax

Date: May 22, 2023

Preliminary Site Plan
For
City of Troy, Michigan

Applicant: Jordan Jonna

Project Name: Crooks and Big Beaver Retail
Location: 911 and 999 W. Big Beaver
Plan Date: May 10, 2023

Zoning: BB, Big Beaver

Action Requested: Preliminary Site Plan

SITE DESCRIPTION

The Planning Commission last reviewed the development of the Kelly Services site in March.
Since that meeting, the owner of the Kelly Services site has resubmitted their plans for the site
but have submitted them as two separate applications 1). Crooks and Big Beaver Mixed Use; and
2). Crooks and Big Beaver Retail.

Crooks and Big Beaver Retail proposed improvements include:
e 14,400 sq/ft commercial retail building that fronts on Big Beaver
e They propose to demolish the existing 5 story (911 Big Beaver) but keep the existing 10-
story Kelly Service building (999 Big Beaver) as an office building.
e Improved landscaping and lighting.

Crooks and Big Beaver Mixed Use proposed improvements include:
e 8,000 sq/ft commercial retail building that fronts on Big Beaver
e Improved landscaping and lighting,
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Please note that the proposed parking structure, and large apartment building that was located
south of the Kelly Services building has been removed from the site plan set. Those projects may
be submitted at a future date.

This is a review for Crooks and Big Beaver Retail, a one-story freestanding 14,400 square foot
retail building. The building includes retail, sit down restaurant, and fast casual restaurant (no

drivethru). The building is located adjacent to Big Beaver.

The Crooks and Big Beaver Mixed Use applicant is reviewed under a separate review.

Summary of Improvements:

: Crooks and Big Beaver
Retail Submittal

Crooks and Big Beaver
Mixed Use Submittal
(under a separate review)
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Site Location:

Crooks and Big
| Beaver Retail

ay Crooks and Big
| Beaver Mixed Use

Proposed Uses of Subject Parcel:

One-story freestanding 14,400 square foot retail building.

Current Zoning:

The property is currently zoned BB, Big Beaver Form Based District

Surrounding Property Details:

Direction Zoning Use
North BB, Big Beaver Big Beaver Road, Mixed Use
South BB, Big Beaver Lindsey Center
East BB, Big Beaver and UR, Urban Residential Office and Commercial
West BB, Big Beaver, CB, Commercial, O, Office Mix of Commercial Uses
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NATURAL FEATURES

The site has been graded and improved for an office building and an associated parking lot.

Items to be addressed: None.

AREA, WIDTH, HEIGHT, SETBACKS

Required / Maximum Provided Compliance
Front (Big Beaver) 10-foot build-to-line 11.7-feet Compl|e.s \.Nlth Planning
Commission approval
N/A, building may be
Side (east) placed up to property 57-feet Complies
line
Side (West) N/A, building may be 3.6-feet Complies
placed up to property
line
Rear (South) 30-foot minimum 317-feet Complies
setback
Building Height 3 stories, 45 feet 1 story, 30 feet Complies
Open Space 15% 15.5% Unknown
. . Cannot be located in Located behind .
Parking Location . Complies
front yard building

The applicant is seeking a waiver for Building A build-to-line: 11.7" when 10.0’ is required.

Items to be addressed: Planning Commission to consider the request waiver
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Required Provided

Retail: 1 space for each 250 square feet of
gross floor area. 144

6200 / 250 square feet =25

spaces
Restaurant (fast food): 1 space per 70 2,560 seats / 70 =37 spaces
square feet net floor area
Restaurant (standard): 1 space per two 150 seats / 2 =75 spaces
seats
Loading zone 1 None
Barrier Free 5 6
Bicycle 2 2
Total 137 144

The applicant is not providing a loading space. The Planning Commission may waive loading
space requirement.

Items to be Addressed: Planning Commission to consider loading space waiver.

TRAFFIC

The applicant submitted a traffic study that was reviewed by both OHM and the Oakland County
Road Commission. See OHM memo for comments.

Items to be addressed: None

LANDSCAPING

A landscaping plan has been provided on Sheet L101. The following table discusses the
development’s compliance with the landscape requirements set forth in Section 13.02.

Required: Provided: Compliance:
Greenbelt Planting
Big Beaver: 1 tree every 30 | 240/ 30 = 8 trees 3 existing, 4 | Does not
feet proposed comply
Parking Lot Landscaping
1 tree per every 8 parking | 144 spaces /8 = 18 trees 18 Complies
spaces
Overall
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Site landscaping: 15% = 14,760 sq/ft 15.5% Complies
A  minimum of (fifteen
percent (15%) of the site
area shall be comprised of
landscape material. Up to
twenty-five percent (25%)
of the required landscape
area may be brink, stone,
pavers, or other public plaza
elements, but shall not
include any parking area or
required sidewalks.

Transformer / Trash Enclosure:

The trash enclosure will be screened with a masonry block wall.

Items to be Addressed: Add additional street tree

PHOTOMETRICS

The applicant is proposing six (6) new parking lot lights, and thirteen (13) bollard lights. The
lighting photometrics exceed lighting levels along the Big Beaver and eastern property line. In
addition, we note that the applicant has not shown any building lights.

Items to be Addressed: 1). Reduce lighting levels along the Big Beaver and eastern property line;
and 2). Show building lights

FLOOR PLAN AND ELEVATIONS

Brown and tan tone color scheme, with brick, glass, and limestone veneer. Planning Commission
to consider the proposed architecture and material scheme in relation to the existing Kelly
Service building.

Items to be Addressed: Planning Commission to consider the proposed architecture and material
scheme in relation to the existing Kelly Service building.

DESIGN STANDARDS AND SITE PLAN REVIEW STANDARDS

The Big Beaver Node design standards as well as Site Plan review standards provide the Planning
Commission with direction when reviewing the proposed site plan and design features of this
development.

Section 5.04.E. outlines Design Standards:
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ALWNR

Building Orientation and Entrance
Ground Story Activation
Transitional Features

Site Access, Parking, and Loading

Please see Section 5.04.E for standard details.

Section 8.06 outlines Site Plan Review Design Standards.

1. Development shall ensure compatibility to existing commercial districts and provide a
transition between land uses.

a.

b.

Building design shall enhance the character of the surrounding area in relation to
building and parking placement, landscape and streetscape features, and
architectural design.

Street fronts shall provide a variety of architectural expression that is appropriate
in its context and prevents monotony.

Building design shall achieve a compatible transition between areas with different
height, massing, scale, and architectural style.

2. Development shall incorporate the recognized best architectural building design practices.

a.

b.

Foster a lasting impact on the community through the provision of high quality
design, construction, and detailing.

Provide high quality, durable materials, such as but not limited to stone, brick,
glass, and metal. E.I.F.S. or material equivalent shall only be used as an accent
material.

Develop buildings with creativity that includes balanced compositions and forms.
Design roofs that are appropriate to the architectural style of the building and
create an appropriate visual exterior mass of the building given the context of the
site.

For commercial buildings, incorporate clearly defined, highly visible customer
entrances using features such as canopies, porticos, arcades, arches, wing walls,
ground plane elements, and/or landscape planters.

Include community amenities that add value to the development such as patio/
seating areas, water features, art work or sculpture, clock towers, pedestrian
plazas with park benches or other features located in areas accessible to the public.

3. Enhance the character, environment and safety for pedestrians and motorists.

a.
b.

C.

Provide elements that define the street and the pedestrian realm.

Create a connection between the public right of way and ground floor activities.
Create a safe environment by employing design features to reduce vehicular and
pedestrian conflict, while not sacrificing design excellence.

Enhance the pedestrian realm by framing the sidewalk area with trees, awnings,
and other features.
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e. Improve safety for pedestrians through site design measures.

SUMMARY

As part of the deliberation, the Planning Commission and the applicant shall discuss:
a. Building placement waiver requests

Loading space waiver

Compliance with Section 5.04.E Big Beaver Design Standards

Compliance with Section 8.06 Site Plan Review Standards

Architecture and material use

©ooo o

If Planning Commission approves the preliminary site plan, the following conditions shall be
required as part of the final site plan submittal:

1. Add additional street tree

2. Reduce lighting levels along the Big Beaver and eastern property line.

3. Show building lights

Sincerely,

Bt

CARLISLE/WORTMAN ASSOC., INC.
Benjamin R. Carlisle, LEED AP, AICP
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memorandum

Date: June 7, 2023

To: R. Brent Savidant, AICP
Scott Finlay, PE

From: Stephen Dearing, PE, PTOE
CC: Sara Merrill, PE, PTOE

Re: Multi-Family/ Mixed Use at Crooks Rd & Big Beaver Rd
(a.k.a. 911/999 Big Beaver, Kelly Properties PUD)
Separation into Parcel A & Parcel B
JPLN2022-0006

We have reviewed the planned development. Phase 1 of the mixed-use development at the southeast corner
of Crooks Road & Big Beaver Road proposes to redevelop a portion of the site, demolishing the existing 4-
story commercial building at 911 Big Beaver Road and constructing two commercial/retail buildings totaling
22,008 SFT and surface parking. This Phase 1 is further divided into two Parcels, A and B, for the purpose of
obtaining individual project approvals.

Future phases of this development will retain an existing 10-story office building, and will also construct a
4,277 SFT office building, a 156-unit 5-story multi-family building, a clubhouse, and a 4-story parking structure.
The site plans were prepared by Stonefield Engineering, Inc., and dated May 10, 2023.

The previously submitted Traffic Impact Study was prepared by Fleis & Vanderbrink, Inc and dated December
7,2022. Fleis & Vanderbrink also prepared a shared parking study for the 2690 Crooks Rd (Lindsey Center)
site, dated February 8, 2023, which utilizes the 911/999 Big Beaver site.

At this time, OHM recommends approval the site plan subject to corrections of a few minor items
noted below.

OHM’s comments are as follows:

Overall Site Plan:

1. There is an implication that the 999 Big Beaver and the 2690 Crooks sites will be constructed
concurrently. However, we question what if work on the Crooks site precedes the Big Beaver site?
Since this development proposes shared parking on the adjacent site, there must be suitable
pedestrian connections constructed as part of this development in the event the two sites are not
constructed concurrently.

Parcel A:

2. Atthe western site driveway to Big Beaver Rd, it shows a stop bar pavement marking immediately
adjacent to the pedestrian cross markings for the driveway. Show the stop bar a minimum of 4’ offset
from ped crossing markings.

OHM Adyvisors
34000 PLYMOUTH ROAD T 734.522.671
LIVONIA, MICHIGAN 48150 F 734.522.6427 OHM-Advisors.com
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3. There are two ADA parking stalls immediately to west of Building A. The signing for the two stalls is
shown on posts set in the middle of the sidewalk. These parking signs should be mounted to the face
of building so as to not obstruct the sidewalk.

4. There are many locations throughout the site where ADA-compliant ramps are not being called out for
marked pedestrian crossings, either by using a text box or a conventional symbol for a ramp. There
are also a few locations where a ramp is shown for one side of the crossing and not the other. All
marked ped crossings must have ADA-compliant ramps provided.

5. The existing driveway to Crooks Rd is to be modified to provide a channelizing island to allow inbound
left turns but restrict outbound movements to right turn only. However, this driveway opening is not
configured properly to allow the simple addition of a channelizing island, as the island will be too small

to be effective. Modify the north curb return of the driveway to at least a 45' radius and use the

additional room to increase the size of splitter island.

6. The existing 999 Big Beaver office building has two access drives along its south side for loading
zones. They should be configured such that the sidewalk paralleling the south side of the building is

\
|
| ©
|
|
|

PROPOSED "RIGHT
TURN ONLY' SIGN

PROPOSED
CONCRETE CURB |

continuous through these loading zone drives.

Parcel B:

7. At the eastern site driveway to Big Beaver Rd, there is a note PROPOSED 'STOP' & 'NO TURN ON
RED' SIGNS. Provide the correct sign legends and call out codes so there is no confusion as to what

is needed:
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a. STOP HERE ON RED, R10-6b
b. NO TURN ON RED, R10-11 or R10-11b

8. Strictly speaking, STOP signs and STOP bars are not needed within parking lots. However, if
provided, they must meet MMUTCD requirements:
a. size (min. 24" for signs) and
b. location (right hand placement for STOP signs, and
c. minimum 4' separation of STOP bars from ped crossing markings).
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PLAN REFERENCE MATERIALS:

I. THIS PLAN SET REFERENCES THE FOLLOWING DOCUMENTS
INCLUDING, BUT NOT LIMITED TO:
. ALTA/TOPOGRAPHIC SURVEY PREPARED BY KEM-TEC
SURVEY DATED 02/21/20, REVISED 06/12/2020
. ARCHITECTURAL PLANS PREPARED BY BIDDISON
ARCHITECTURE DATED 02/06/2023
GEOTECHNICAL REPORT
TENANT WORK LETTERS
AERIAL MAP OBTAINED FROM GOOGLE EARTH PRO
LOCATION MAP OBTAINED FROM USGS ONLINE
ZONING INFORMATION OBTAINED FROM CITY OF TROY
ZONING MAP
2. ALL REFERENCE MATERIAL LISTED ABOVE SHALL BE
CONSIDERED A PART OF THIS PLAN SET AND ALL INFORMATION
CONTAINED WITHIN THESE MATERIALS SHALL BE UTILIZED IN
CONJUNCTION WITH THIS PLAN SET. THE CONTRACTOR IS
RESPONSIBLE TO OBTAIN A COPY OF EACH REFERENCE AND
REVIEW IT THOROUGHLY PRIOR TO THE START OF
CONSTRUCTION.
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TABLE OF LAND USE AND ZONING

PARCEL ID: 20-28-101-032
BIG BEAVER ROAD (BB) - (STREET TYPE: A, BUILDING FORM-A)

V:\M\2019\M-19301-AF JONNA-BIG BEAVER ROAD & CROOKS ROAD, TROY, MI\CADD\PLOT - BLDG B\SDP-02-SITE.DWG

PROPOSED USE %
COMMERCIAL RETAIL/RESTAURANT/ SERVICE =
(BUILDING B PERMITTED USE =
ZONING REQUIREMENT REQUIRED PROPOSED <
MINIMUM LOT AREA N/A 98,401 SF (2.259 AC) 3 é
MINIMUM BUILDING HEIGHT 14 FT (I STORIES) 30.0 FT (1 STORY) 3|l o
MAXIMUM BUILDING HEIGHT 45 FT (3 STORIES) | 30.0 FT (I STORY) &
o
REQUIRED FRONT BUILDING LINE 10 FT 1.7 FT (W) <
z
MINIMUM SIDE YARD SETBACK 0FT 36 FT <
MINIMUM REAR YARD SETBACK 30 FT 3179 FT o
N = SYMBOL DESCRIPTION =
(W) WAIVER - @
/1/— —@ — — — — CONDOMINIUM LINE T
g
a A
OFF-STREET PARKING REQUIREMENTS PROPOSED CURB
(2]
CODE SECTION | REQUIRED PROPOSED N
R J— o
W. BIG BEAVER ROAD § TABLE 13.06-A | COMMERCIAL / RETAIL: 144 TOTAL SPACES - - PROPOSED FLUSH CURB s
&
1/2 WIDTH 120" PUBLIC RIGHT OF WAY e oAcks s
CONCRETE (C) FA)(1/250 GFA) = 25 SPACE - O O PROPOSED SIGNS / BOLLARDS
§ TABLE 13.06-A RESTAURANT (STANDARD):
| SPACE PER 2 SEATS AT MAXIMUM CAPACITY
(150 SEATS)(1/2 SEATS) = 75 SPACES PROPOSED BUILDING
AN BRI il Sy —— = = e~ TABLE 1306A | RESTAURANT (PAST FOOD) NOT APPROVED FOR CONSTRUCTION
| SPACE PER 70 SF NET FLOOR AREA (¥) EXISTING BUILDING
(2,560 SF NFA)(1/70 SF NFA) = 37 SPACES
i | TOTAL: 25+75+37 = |37 SPACES a
| STEESOVPV?TSEDHL:PE)E:& § 13.06.1 BARRIER FREE PARKING (101 - 150 SPACES): 5 ADA SPACES PROPOSED CONCRETE
, 5 SPACES J >
P L o §13.11.C4 BICYCLE PARKING: PROVIDED s PROPOSED BIKE RACK m ; < -
= . _ N 2 SPACES PER BUILDING c < X N
0 A —_— — B - (@l
[~ (= {} AN = o - - Bl (1 BUILDINGS)(2 SPACES/BUILDING) = 2 SPACES - QO < @
- [Ew—— T T TS I D Y1 ©o——o—o0—o PROPOSED RAILING v 2 =
C § 13.06.F3 MAXIMUM PARKING 144 SPACES o—o—=° u % 2 c 5
120% OF REQUIRED PARKING m © Z M 9 & wn
L (1.20)(137 SPACES) = 164 SPACES ) o © g =
I i PROPOSED 'STOP o > & 2 <
BUILDING 'B' f> ﬁ HERE ON RED'(R10-6B) * NET FLOOR AREA IS ASSUMED TO BE 80% GROSS FLOOR AREA c S 2 o Ay
| PROPOSED COMMERCIAL RETAIL d &'NO TURN ON (3,200 SF)(0.8) = 2,560 SF o— T al S o
. o
BUILDING RED'(RI0-11) SIGNS S O £ o S
- 14,400 SF g . : v T ° 5 NN
, 3 35 14 v ) 0 o
35 o
cC S - = e c
PROPOSED P — 5 - 3 3 o
L LANDSCAPING AREA oY x Z § =
(REFER TO SHEET C-6) c - e I
v F 3 2
PROPOSED BIKE . 9 7]
/_ RACK (TYPICAL) = N
[l O
o
) . g
» 180 a
= n =T SN =
L]
N NIV 7 AR 7 I ‘ MZha" EASEMENTS:
g8
- S PSS OUTEOOR CROSS-ACCESS, SHARED PARKING,
% PATIO (TYPICAL AND UTILITY EASEMENTS WILL BE
- o5 RECORDED ~ BETWEEN  PARCELS: o
e )
1@ /ﬁ 20-28-101-032, 20-28-101-034, & 20-28-047 LL]
" E
I l PROPOSED TRASH >
COMPACTOR AND
58 ? SCREENING WALL <
W > /’ GENERAL NOTES m
\ o5 \ I.  THE CONTRACTOR SHALL VERIFY AND FAMILIARIZE THEMSELVES
E} =22y / |___——{PROPOSED MAN WITH THE EXISTING SITE CONDITIONS AND THE PROPOSED SCOPE m
<= GATE AND SIDEWALK OF WORK (INCLUDING DIMENSIONS, LAYOUT, ETC) PRIOR TO
= % PF;?ES:E? fo\';'ér?EEEH INITIATING  THE  IMPROVEMENTS  IDENTIFED WITHIN ~ THESE
— DOCUMENTS. SHOULD ANY DISCREPANCY BE FOUND BETWEEN THE —
= => L = \ EXISTING SITE CONDITIONS AND THE PROPOSED WORK THE 7, —
CONTRACTOR SHALL NOTIFY STONEFIELD ENGINEERING & DESIGN, Z | — <
" |<r ) (@ 3 (ﬁ b 3 @ LLC. PRIOR TO THE START OF CONSTRUCTION.
Ii\l X ¥ | {} — 2. THE CONTRACTOR SHALL OBTAIN ALL NECESSARY PERMITS AND g m I_ I_
Ly ENSURE THAT ALL REQUIRED APPROVALS HAVE BEEN OBTAINED —l
/v z {} ﬂ} {} ﬁ} | PRIOR TO THE START OF CONSTRUCTION. COPIES OF ALL REQUIRED o LLl Z
o P | PERMITS AND APPROVALS SHALL BE KEPT ON SITE AT ALL TIMES - <Zt
A NI DURING CONSTRUCTION. m LL] a o
| PROPOSED TRAFFIC 3. ALL CONTRACTORS WILL, TO THE FULLEST EXTENT PERMITTED BY Z ~g =
o K FLOW ARROWS LAW, INDEMNIFY AND HOLD HARMLESS STONEFIELD ENGINEERING & LLl m Q z 20 6
.- N Iii = — (TYPICAL) DESIGN, LLC. AND IT'S SUB-CONSULTANTS FROM AND AGAINST ANY b3 e X
A A N DAMAGES AND LIABILITIES INCLUDING ATTORNEY'S FEES ARISING a Ty.u ox X
_| ﬁ A - ® | OUT OF CLAIMS BY EMPLOYEES OF THE CONTRACTOR IN ADDITION o 7,) Y
6.1 TO CLAIMS CONNECTED TO THE PROJECT AS A RESULT OF NOT 0 Ng F
|l [ 7" ! ' | ' ' YU ' ' ! ' | (—
7' —= 24 19 19 24 19 19 24 17 CARRYING THE PROPER INSURANCE FOR WORKERS COMPENSATION, - ouw Z
‘ ) ) Liol= LIABILITY INSURANCE, AND LIMITS OF COMMERCIAL GENERAL TT] o I @ D
YU~ (0]
t LIABILITY INSURANCE. > Yo
l i o — 1 4. THE CONTRACTOR SHALL NOT DEVIATE FROM THE PROPOSED w o, LL] .ox Y
IMPROVEMENTS IDENTIFIED WITHIN THIS PLAN SET UNLESS APPROVAL fa) OLFO
IS PROVIDED IN WRITING BY STONEFIELD ENGINEERING & DESIGN, o > - Z
L TT R
([ ]j ( j) 5. THE CONTRACTOR IS RESPONSIBLE TO DETERMINE THE MEANS AND - z e>>¥
] METHODS OF CONSTRUCTION. — U n_ Q <=-Ed«
@ 6. THE CONTRACTOR SHALL NOT PERFORM ANY WORK OR CAUSE 7)) a0
— DISTURBANCE ON A PRIVATE PROPERTY NOT CONTROLLED BY THE
p PERSON OR ENTITY WHO HAS AUTHORIZED THE WORK WITHOUT
// / ¢ \_PROPOSED | PRIOR WRITTEN CONSENT FROM THE OWNER OF THE PRIVATE
i
== PROPOSED 7. THE CONTRACTOR IS RESPONSIBLE TO RESTORE ANY DAMAGED OR
OUTDOOR PLAZA — UNDERMINED STRUCTURE OR SITE FEATURE THAT IS IDENTIFIED TO
& PROPOSED STOP SIGN REMAIN ON THE PLAN SET. ALL REPAIRS SHALL USE NEW MATERIALS
| AND BAR (TYPICAL) TO RESTORE THE FEATURE TO ITS EXISTING CONDITION AT THE
CONTRACTORS EXPENSE.
L= I 8. CONTRACTOR IS RESPONSIBLE TO PROVIDE THE APPROPRIATE SHOP
@ | DRAWINGS, PRODUCT DATA, AND OTHER REQUIRED SUBMITTALS
! I PROPOSED 4" WIDE FOR REVIEW. STONEFIELD ENGINEERING & DESIGN, LLC. WILL REVIEW
IV | /l/ STRIPING (TYPICAL) THE SUBMITTALS IN ACCORDANCE WITH THE DESIGN INTENT AS
‘ 3 REFLECTED WITHIN THE PLAN SET.
. {} 4} {} 4} L7 9. THE CONTRACTOR IS RESPONSIBLE FOR TRAFFIC CONTROL IN
S S {} {F ACCORDANCE WITH MANUAL ON UNIFORM TRAFFIC CONTROL
‘XX = - , , PROPOSED DEVICES, LATEST EDITION.
@ \/ ) ) ) CONCRETE CURB 10. THE CONTRACTOR IS REQUIRED TO PERFORM ALL WORK IN THE
e L V]
Ve PUBLIC RIGHT-OF-WAY IN ACCORDANCE WITH THE APPROPRIATE STON EFIELD
| — i —@ | GOVERNING AUTHORITY AND SHALL BE RESPONSIBLE FOR THE .
= PROCUREMENT OF STREET OPENING PERMITS. engineering & design
@ | = ) | Il. THE CONTRACTOR IS REQUIRED TO RETAIN AN OSHA CERTIFIED
@ @ @@ @ — Y SAFETY INSPECTOR TO BE PRESENT ON SITE AT ALL TIMES DURING
= CONSTRUCTION & DEMOLITION ACTIVITIES. I"=30' |PROJECTID: M-19301
= 12. SHOULD AN EMPLOYEE OF STONEFIELD ENGINEERING & DESIGN, LLC.
— BE PRESENT ON SITE AT ANY TIME DURING CONSTRUCTION, IT DOES
== NOT RELIEVE THE CONTRACTOR OF ANY OF THE RESPONSIBILITIES
= @ @ AND REQUIREMENTS LISTED IN THE NOTES WITHIN THIS PLAN SET.
=3
30' o 30' 60'
bl | ‘ e e e —
GRAPHIC SCALE IN FEET DRAWING:
\ \ 1" = 30

| o | C-2




DESCRIPTION

SITE PLAN APPROVAL

SYMBOL DESCRIPTION

KTH

Ny
100 PROPOSED GRADING CONTOUR

Wo B | G B E A \/E R F\) O A D — —_— PROPOSED GRADING RIDGELINE

1/2 WIDTH 120" PUBLIC RIGHT OF WAY RIDGELINE
CONCRETE <> PROPOSED DIRECTION OF DRAINAGE FLOW

05/10/2023

. —{TC 702.10
BC_701.60

— e e S Ty Ty —] PROPOSED GRADE SPOT SHOT NOT APPROVED FOR CONSTRUCTION

TS 701.50 TC 100.50 PROPOSED TOP OF CURB /

TC 702.05 0
3STEPS @ 6
BC_701.55 [G 701.08(EX) BS 7?0 0 | BC 100.00 BOTTOM OF CURB SPOT SHOT
mmi| -

= FF 701.50 |

- G 701.00 TC MATCH
O s BC 699.96(EX) |/\ FC 100.00 PROPOSED FLUSH CURB SPOT SHOT

= e

T

—|G_70125(EX)

G 701.50

—a——

- =

’/H,— TC 700.00(EX) G 100.00(EX) EXISTING GRADE SPOT SHOT

BC 699.61(EX)

il

ign

- ~B [~ =

P> el I il -

]

] —_ [N f | —

|
[~ PROPOSED STORMWATER
/ CATCHBASIN  [5D-701] — Pcii\?rz:%sgisleORM:Zg_Eg

TOP OF CURB: 701.25

—_

RIM: 700.75 TOP OF CURB: 699.60

12" INV (OUT-S): __ 696.64 TC 700.20 PN RIM: 699.10 GRADING NOTES

/I/ BUILDING 'B' BC 699.70 . " :
! PROPOSED COMMERCIAL RETAIL Sy |2 IRV QUL 69512
N

ir/

TC 701.85
BC 701.35 \

TC 702.25

BC 70I.75\
jFRI
S

BUILDING \ Ijl I. ALL SOIL AND MATERIAL REMOVED FROM THE SITE SHALL BE
14,400 SF DISPOSED OF IN ACCORDANCE WITH LOCAL, STATE, AND FEDERAL
y /|7 REQUIREMENTS. ANY GROUNDWATER DE-WATERING PRACTICES

™~

PROPOSED 125 LF 12"
HDPE @ 1.00% SLOPE

PROPOSED 94 LF 12" SHALL BE PERFORMED UNDER THE SUPERVISION OF A QUALIFIED
HDPE @ 0.70% SLOPE PROFESSIONAL. THE CONTRACTOR IS REQUIRED TO OBTAIN ALL
NECESSARY PERMITS FOR THE DISCHARGE OF DE-WATERED
GROUNDWATER. ALL SOIL IMPORTED TO THE SITE SHALL BE
| CERTIFIED CLEAN FILL. CONTRACTOR SHALL MAINTAIN RECORDS OF
ALL FILL MATERIALS BROUGHT TO THE SITE.
: 2. THE CONTRACTOR IS REQUIRED TO PROVIDE TEMPORARY AND/OR
PERMANENT SHORING WHERE REQUIRED DURING EXCAVATION
ACTIVITIES, INCLUDING BUT NOT LIMITED TO UTILITY TRENCHES, TO
ENSURE THE STRUCTURAL INTEGRITY OF NEARBY STRUCTURES AND
STABILITY OF THE SURROUNDING SOILS.
3. PROPOSED TOP OF CURB ELEVATIONS ARE GENERALLY 4 INCHES TO 7
INCHES ABOVE EXISTING GRADES UNLESS OTHERWISE NOTED. THE
CONTRACTOR WILL SUPPLY ALL STAKEOUT CURB GRADE SHEETS TO
STONEFIELD ENGINEERING & DESIGN, LLC. FOR REVIEW AND
| APPROVAL PRIOR TO POURING CURBS.
| § 7| EXISTING STORMWATER 4. THE CONTRACTOR IS RESPONSIBLE TO SET ALL PROPOSED UTILITY
Hy/ CATCHBASIN [ 12388 COVERS AND RESET ALL EXISTING UTILITY COVERS WITHIN THE
RIM: 699.90 PROJECT LIMITS TO PROPOSED GRADE IN ACCORDANCE WITH ANY
12" INV (IN-WE): 694,53 APPLICABLE MUNICIPAL, COUNTY, STATE AND/OR UTILITY
@ G 698.80] 127 |INV (OUT-SE):  694.53 AUTHORITY REGULATIONS.
5. MINIMUM SLOPE REQUIREMENTS TO PREVENT PONDING SHALL BE AS
FOLLOWS:
G 699.05 e CURB GUTTER: 0.50%
e CONCRETE SURFACES: 1.00%
o ASPHALT SURFACES: 1.00%
5. A MINIMUM SLOPE OF 1.00% SHALL BE PROVIDED AWAY FROM ALL
EXISTING STORMWATER BUILDINGS. THE CONTRACTOR SHALL ENSURE POSITIVE DRAINAGE
CATCHBASIN [0, 11227 FROM THE BUILDING IS ACHIEVED AND SHALL NOTIFY STONEFIELD
RIM ADJUST: 698.45 ENGINEERING & DESIGN, LLC. IF THIS CONDITION CANNOT BE MET.
12" INV (IN-NW):  694.09 6. FOR PROJECTS WHERE BASEMENTS ARE PROPOSED, THE DEVELOPER IS
18" INV (IN-W): 692.09 RESPONSIBLE TO DETERMINE THE DEPTH TO GROUNDWATER AT THE
21" INV (OUT-S): 69194 LOCATION OF THE PROPOSED STRUCTURE. IF GROUNDWATER IS
ENCOUNTERED WITHIN THE BASEMENT  AREA,  SPECIAL
CONSTRUCTION ~ METHODS  SHALL BE  UTILIZED AND
REVIEWED/APPROVED BY THE CONSTRUCTION CODE OFFICIAL. IF
SUMP PUMPS ARE UTILIZED, ALL DISCHARGES SHALL BE CONNECTED
DIRECTLY TO THE PUBLIC STORM SEWER SYSTEM WITH APPROVAL
FROM THE GOVERNING STORM SEWER SYSTEM AUTHORITY.

engineering

www.stonefieldeng.com
Phone 248.247.1115

STON&EdeIfIELD

Princeton, NJ « Tampa, FL - Boston, MA

607 Shelby Suite 200, Detroit, Ml 48226
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_% BC 700.90 T — » G 70150 % S
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[=nn |
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5 <
‘ TC_700.50
= G_ 70070 X% BC_ 700.00

TC 701.00 i ,
PROPOSED 108 LF I8
BC 700.50 G _700.80 HDPE @ 1.00% SLOPE

Detroit, Ml - Rutherford, NJ + New York, NY
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ID(ﬂErLIN

&

Y,

TC 699.20
BC 698.70

— TC 700.50
u—g FC 701.00 BC 700.00

% T~ Vo it

S
PROPOSED STORMWATER

CATCH BASIN no.D-601 “

TOP OF CURB: 700.35

TC 700.50
BC 700.00

QDGELINE RIDGELINE

\_/
I
L

A ADA NOTES

TC 700.00 “Ze—c i

<

Tz
TC 700.25

G_ 701.50 BC 69975 BC 699.50 73\

I.  THE CONTRACTOR SHALL MAINTAIN A MAXIMUM 2.00% SLOPE IN

| ANY DIRECTION WITHIN THE ADA PARKING SPACES AND ACCESS

G 699.80 AISLES.

G 701.50
%\ 2. THE CONTRACTOR SHALL PROVIDE COMPLIANT SIGNAGE AT ALL
— ADA PARKING AREAS IN ACCORDANCE WITH STATE GUIDELINES.

3]

-
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<
RIM: 699.85
12" INV (IN-N): 69501 Z
e 12" INV (IN-W): 695.01 = TS 70030 3. THE CONTRACTOR SHALL MAINTAIN A MAXIMUM 5.00% RUNNING
_] 18" INV (OUT-E): 69501 A A | |EXISTING STORMWATER & %—\\ BS 699.80 SLOPE AND A MAXIMUM OF 2.00% CROSS SLOPE ALONG WALKWAYS
Z] CATCHBASIN [ |1484] G 699.64 WITHIN THE ACCESSIBLE PATH OF TRAVEL (SEE THE SITE PLAN FOR
RIM ADJUSMENT:  699.30 \
‘ @ 18" INV (IN-W): 693.93

18" INV (OUT-E): _ 693.93 [ RIDGELINE

]
PROPOSED STORMWATER ————< ] =R
CATCHBASIN [ D-401
A RIM: 698.00
|

THE LOCATION OF THE ACCESSIBLE PATH). THE CONTRACTOR IS
I RESPONSIBLE TO ENSURE THE ACCESSIBLE PATH OF TRAVEL IS 36
INCHES WIDE OR GREATER UNLESS INDICATED OTHERWISE WITHIN
| THE PLAN SET.
| 4. THE CONTRACTOR SHALL MAINTAIN A MAXIMUM 2.00% SLOPE IN
|
|

ANY DIRECTION AT ALL LANDINGS. LANDINGS INCLUDE, BUT ARE
NOT LIMITED TO, THE TOP AND BOTTOM OF AN ACCESSIBLE RAMP,
AT ACCESSIBLE BUILDING ENTRANCES, AT AN AREA IN FRONT OF A
WALK-UP ATM, AND AT TURNING SPACES ALONG THE ACCESSIBLE
PATH OF TRAVEL. THE LANDING AREA SHALL HAVE A MINIMUM
CLEAR AREA OF 60 INCHES BY 60 INCHES UNLESS INDICATED
OTHERWISE WITHIN THE PLAN SET.

5. THE CONTRACTOR SHALL MAINTAIN A MAXIMUM 8.33% RUNNING

CROOKS & BIG BEAVER

PROPOSED RETAIL
DEVELOPMENT

PARCEL ID: 88-20-28-101-032

SITE DEVELOPMENT PLANS

911 WEST BIG BEAVER ROAD

CITY OF TROY
OAKLAND COUNTY, MICHIGAN

SLOPE AND A MAXIMUM 2.00% CROSS SLOPE ON ANY CURB RAMPS
el TC 700.60 ALONG THE ACCESSIBLE PATH OF TRAVEL. WHERE PROVIDED, CURB
BC 699.10 RAMP FLARES SHALL NOT HAVE A SLOPE GREATER THAN 10.00% IF A
LANDING AREA IS PROVIDED AT THE TOP OF THE RAMP. FOR

4 ALTERATIONS, A CURB RAMP FLARES SHALL NOT HAVE A SLOPE
Q GREATER THAN 8.33% IF A LANDING AREA IS NOT PROVIDED AT THE

PROPOSED 129 LF 12" TOP OF THE RAMP. CURBS RAMPS SHALL NOT RISE MORE THAN 6
/I/ HDPE @ 1.00% SLOPE INCHES IN ELEVATION WITHOUT A HANDRAIL. THE CLEAR WIDTH

12" INV (IN-SE): 69323
TC 700.65
BC_ 700.15

I
OF A CURB RAMP SHALL BE NO LESS THAN 36 INCHES WIDE.
EXISTING STORMWATER 6. ACCESSIBLE RAMPS WITH A RISE GREATER THAN 6 INCHES SHALL
/ CATCH BASIN ,m CONTAIN COMPLIANT HANDRAILS ON BOTH SIDES OF THE RAMP
RIM: 697.84 AND SHALL NOT RISE MORE THAN 30” IN ELEVATION WITHOUT A
15" INV (IN-NW): __691.94 LANDING AREA IN BETWEEN RAMP RUNS. LANDING AREAS SHALL
- . ALSO BE PROVIDED AT THE TOP AND BOTTOM OF THE RAMP.

i E_C
a %Y
e 274 o BC 699.50 BC 69950
2I7INV(IN-N):_ 691.94 7. A SLIP RESISTANT SURFACE SHALL BE CONSTRUCTED ALONG THE
24" INV (OUT-S): _ 691.94 ACCESSIBLE PATH AND WITHIN ADA PARKING AREAS.

TC 70000 TC 700.00
/ Voo Vo4
THE CONTRACTOR SHALL ENSURE A MAXIMUM OF ' INCHES STON EFIELD

. : VERTICAL CHANGE IN LEVEL ALONG THE ACCESSIBLE PATH. WHERE engineering & design
@ i A CHANGE IN LEVEL BETWEEN Y INCHES AND "4 INCHES EXISTS,
ay @ @@ @ CONTRACTOR SHALL ENSURE THAT THE TOP "4 INCH CHANGE IN
LEVEL IS BEVELED WITH A SLOPE NOT STEEPER THAN | UNIT I"=30' |PROJECTID: M-19301
VERTICAL AND 2 UNITS HORIZONTAL (2:1 SLOPE).
9. THE CONTRACTOR SHALL ENSURE THAT ANY OPENINGS (GAPS OR
HORIZONTAL SEPARATION) ALONG THE ACCESSIBLE PATH SHALL
NOT ALLOW PASSAGE OF A SPHERE GREATER THAN 2 INCH. GRADING &

)
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|
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DESCRIPTION

6" SDR 23.5 SANITARY = Y
CONNECTION Ql
INVERT: 697.00

PROPOSED FDC

T PROPOSED TRANSFORMER ON
(TYPICAL)

CONCRETE PAD WITH BOLLARDS

*

engineering

Phone 248.247.1115

PROPOSED 39 LF OF 4"
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www.stonefieldeng.com

PROPOSED 18 LF
OF 4" WATER LINE
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SYMBOL DESCRIPTION =
- n
— —— {; —_—— - — CONDOMINIUM LINE T
g
SAN PROPOSED SANITARY LATERAL
W. BIG BEAVER ROAD g
/ ‘ , — Y — PROPOSED DOMESTIC WATER SERVICE 3
1/2 WIDTH 120 PUBLIC RIGHT OF WAY ©
CONCRETE E/T/C PROPOSED ELECTRICAL/DATA CONDUITS
FORPAETI PR TIPSR BEOATY OB B SR PR PRI AP e Y S R T : NOT APPROVED FOR CONSTRUCTION
PROPOSED SANITARY | > PROPOSED VALVE
MANHOLE [no. 5201 | H s
RIM: 701.30 H @ —o— 2 | -
6" INV (IN-W): 696.75 '; (_-‘ PROPOSED WATER TEE / BEND
6" INV (IN-E): 696.45 / / —0o— @ % J
6" INV (OUT-S): 694.95 \ LN 2 QI II I
;' - = - 1.LO Eij — - —E S RS ‘g PROPOSED FIRE HYDRANT g’
= —_—
—i——'—*‘—- T - I_i\; | —— 1\ | 1 gl | | o Flj@—— .7,
PROPOSED FIRE DIRECT CONNECTION u
6" SDR 23.5 SANITARY FOR = hd FDC L
FUTURE CONNECTION PROPOSED 113 LF (FDC) m mej
INVERT: 697.00 OF 2" GAS LINE - _ o
@ \ o PROPOSED SANITARY MANHOLE / z
CLEANOUT

PROPOSED 65 LF OF
ELECTRICAL CONDUIT FOR
FUTURE CONNECTION

Princeton, NJ « Tampa, FL - Boston, MA
607 Shelby Suite 200, Detroit, Ml 48226

Detroit, Ml - Rutherford, NJ + New York, NY

TR T 7 T el IR TR

&
&2
|

N L I

E/T/ICr—7~7 ETIC—1+ E/T/CﬁE/T/C

PROPOSED ELECTRICAL
CONDUIT TO BE EXTENDED
TO CROOKS ROAD

SAN

Kﬁz PROPOSED 156 LF 6"
SDR 23.5 SANITARY
LINE @ 1.50% SLOPE

v
=

= PROPOSED 277 LF
x 2 OF 8" WATER LINE
2 & i
wm

PROPOSED SANITARY 4K
CLEANOUT

INVERT: 692.62 i PROPOSED 219 LF 6"

< SDR 23.5 SANITARY
| LINE @ 1.50% SLOPE

C

DRAINAGE AND UTILITY NOTES

I.  THE CONTRACTOR IS REQUIRED TO CALL THE APPROPRIATE
AUTHORITY FOR NOTICE OF CONSTRUCTION/EXCAVATION AND
UTILITY MARK OUT PRIOR TO THE START OF CONSTRUCTION IN
ACCORDANCE WITH STATE LAW. CONTRACTOR IS REQUIRED TO
CONFIRM THE HORIZONTAL AND VERTICAL LOCATION OF UTILITIES
IN THE FIELD. SHOULD A DISCREPANCY EXIST BETWEEN THE FIELD
LOCATION OF A UTILITY AND THE LOCATION SHOWN ON THE PLAN
SET OR SURVEY, THE CONTRACTOR SHALL NOTIFY STONEFIELD
ENGINEERING & DESIGN, LLC. IMMEDIATELY IN WRITING.

2. THE CONTRACTOR IS RESPONSIBLE TO PROTECT AND MAINTAIN IN
OPERATION ALL UTILITIES NOT DESIGNATED TO BE REMOVED.

3. THE CONTRACTOR IS RESPONSIBLE FOR REPAIRING ANY DAMAGE TO
ANY EXISTING UTILITY IDENTIFIED TO REMAIN WITHIN THE LIMITS OF
THE PROPOSED WORK DURING CONSTRUCTION.

» I~ 1) 1D D

4 : SAN EXISTING SANITARY
i P | —— SAN CLEANOUT TO REMAIN
> Q —_ AND BE REUSED

A%
]
Y

PROPOSED FIRE SAN INVERT: 689.33
HYDRANT ASSEMBLY —~——

O
A\\

S
A

SAN
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4. A MINIMUM HORIZONTAL SEPARATION OF 10 FEET IS REQUIRED
BETWEEN ANY SANITARY SEWER SERVICE AND ANY WATER LINES. IF
THIS SEPARATION CANNOT BE PROVIDED, A CONCRETE
ENCASEMENT SHALL BE UTILIZED FOR THE SANITARY SEWER SERVICE
AS APPROVED BY STONEFIELD ENGINEERING & DESIGN, LLC.

5. ALL WATER LINES SHALL BE VERTICALLY SEPARATED ABOVE SANITARY
SEWER LINES BY A MINIMUM DISTANCE OF 18 INCHES. IF THIS
SEPARATION CANNOT BE PROVIDED, A CONCRETE ENCASEMENT
SHALL BE UTILIZED FOR THE SANITARY SEWER SERVICE AS APPROVED
BY STONEFIELD ENGINEERING & DESIGN, LLC.

6. THE CONTRACTOR TO PERFORM A TEST PIT PRIOR TO
CONSTRUCTION (RECOMMEND 30 DAYS PRIOR) AT LOCATIONS OF
EXISTING UTILITY CROSSINGS FOR WATER AND SANITARY SEWER
CONNECTION IMPROVEMENTS. SHOULD A CONFLICT EXIST, THE
CONTRACTOR  SHALL IMMEDIATELY NOTIFY ~ STONEFIELD
ENGINEERING & DESIGN, LLC. IN WRITING.

7. THE CONTRACTOR IS RESPONSIBLE FOR COORDINATING GAS,
ELECTRIC AND TELECOMMUNICATION CONNECTIONS WITH THE
APPROPRIATE GOVERNING AUTHORITY.

8. CONTRACTOR SHALL START CONSTRUCTION OF ANY GRAVITY
SEWER AT THE LOWEST INVERT AND WORK UP-GRADIENT.

9. THE CONTRACTOR IS RESPONSIBLE TO MAINTAIN A RECORD SET OF
PLANS REFLECTING THE LOCATION OF EXISTING UTILITIES THAT
HAVE BEEN CAPPED, ABANDONED, OR RELOCATED BASED ON THE
DEMOLITION/REMOVAL ACTIVITIES REQUIRED IN THIS PLAN SET. THIS
DOCUMENT SHALL BE PROVIDED TO THE OWNER FOLLOWING
COMPLETION OF WORK.

10. THE CONTRACTOR IS RESPONSIBLE TO MAINTAIN A RECORD OF THE
AS-BUILT LOCATIONS OF ALL PROPOSED UNDERGROUND
INFRASTRUCTURE.  THE CONTRACTOR SHALL NOTE ANY
DISCREPANCIES BETWEEN THE AS-BUILT LOCATIONS AND THE STON EFI ELD
LOCATIONS DEPICTED WITHIN THE PLAN SET. THIS RECORD SHALL BE :

PROVIDED TO THE OWNER FOLLOWING COMPLETION OF WORK. enginee"ng & deSign

- eeee—— (S =

CROOKS & BIG BEAVER

PROPOSED RETAIL
DEVELOPMENT

PARCEL ID: 88-20-28-101-032

SITE DEVELOPMENT PLANS

911 WEST BIG BEAVER ROAD

CITY OF TROY
OAKLAND COUNTY, MICHIGAN
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Outdoor LED Area Light

DESCRIPTION

The Mirada's sleek design makes it
perfectly-suited for architectural &
commercial applications, while its
cost-effective die-cast aluminum

housing makes its acquisition cost very
competitive. The Mirada offers high
performance factory-rotatable silicone
optics, 5 standard CCTs, 42,000+ delivered
lumens, and is available with integral

S— SYMBOL DESCRIPTION

= Obluctoott P66 ARRA {0 21TV
PROPOSED CALCULATION AREA

Features & Specifications he
Optical System Dimmable coRTRols ; .
State-of-the-Art one piece silicone optic sheet delivers industry leading B R/HS ﬂ% @ L o
— ccguANv (dpd bmcmn N
Wi UK i = [PREMIUM]

optical control with an integrated gasket to provide IP66 rated sealed optical

SITE PLAN APPROVAL

KTH

chamber in 1 component.

/1/_ _G « Proprietary silicone refractor optics provide exceptional coverage and . .
uniformity in IES Types 2, 3, 5W, FT and FTA. Product Dimensions
« Silicone optical material does not yellow or crack with age and provides a 342
typical light transmittance of 93%. - (342mm) I
+Zero uplgh. I - PROPOSED ISOMETRIC LINE
 Available in 5000K, 4000K, 3000K, and 2700K color temperatures per ANSI ‘ - 1.2'(30mm) T 9mm)
= 76 M /LT (19mm)
(78.377. Also Available in Phosphor Converted Amber with Peak intensity v (192mm) 24" 61 [
at 610nm. s 4" (61mm) H ~
[} \
+ Minimum CRI of 70. o~
« Integral Louver (IL) option available for improved back-light control witfiout v PROPOSED LIGHTING FIXTURE 2
sacrificing street side performance. See page 5 for more details. e st A (xx ) -~
, EES (MOUNTING HEIGHT) S
Electrical =
« High-performance driver features over-voltage, under-voltage, short-circuit wn
and over temperature protection. o
+0-10V dimming (10% - 100%) standard.
P votge 1 B3l il ot EX (XX') EXISTING LIGHTING FIXTURE
(MOUNTING HEIGHT)

WIDTH 120" PUBLIC RIGHT OF WAY
I /2 « Standard Universal Voltage (120-277 Vac) Input 50/60 Hz or optional High
C O N C R E TE Voltage (347-480 Vac). =
+ 180 Calculated Life: >100k Hours (See Lumen Maintenance on Page 2) ‘E Oy
« Total harmonic distortion: <20% B
+ Operating |empera|urue: -40°C to +50°C (-40°F to +122°F). 42L lumen =
ot ot 5 tex PROPOSED LIGHTING INTENSITY
« Input power stays constant ovgr life. - mﬂ:‘l:nsﬂ:"l;' - (FOOTCANDLES)
Ry L g el e e ——L NOT APPROVED FOR CONSTRUCTION
-H‘igh-eﬂ‘macy LEDs mounted to metal-core circuit board to maximize heat . eceptacle e
} -25;[§:‘n|2:ts are fully encased in potting material for moisture resistance. : [(dﬂﬁm] @ f “665'5,“""‘) I:lzgi: PROPOSED AREA LlGHT
Driver complies with FCC standards. Driver and key electronic components
*I 2 2 | 3 9 44 8 can easily be accessed. Botiom View Topiew
: ~ S, 734 24
23 |1 8 1 . | 06 LSl Industries Inc. 10000 Alliance Rd. Cincinnati OH 45242 - wwwi.isk-industries.com - (513) 372-3200 - ®LS| Industries Inc. All Rights Reserved. D PROPOSED BUlLDlNG MOUNTED LlGHT
H 38 28 24 T 215580 4 | N =4
'O 49 .59 .33 29 | 24 23 14]11& ' - - - ' =1
—o— .
\6| 39 7 120 17j| 15030 35 70 85 %3 3 AREA LIGHTS A, B’ c’ D & E J >Z—
' i y : : 8 86 17 4
B — e EX (25) &' ‘."A_.“_ .. GENERAL LIGHTING NOTES m o & ©
" 0 25 1. _ 151 35 -y BIG 50 44 |2 0— p N c r > ﬁ
- = EX (25 § ~ ; ; == " o LTTH : 446 2 30 920 p R I.  THE LIGHTING LEVELS DEPICTED WITHIN THE PLAN SET ARE CALCULATED mmm D) >9 s %)
= 58747 29”7 29 3 [ L —~ R RSl e SO 03 707 g [g N ne 1T Gadon ot ) UTILIZING DATA OBTAINED FROM THE LISTED MANUFACTURER. ACTUAL ) 9 ¥
' : r . 85 83 52 |53 lab 3¢ s | Prepared By : Date ) ILLUMINATION LEVELS AND PERFORMANCE OF ANY PROPOSED LIGHTING Q g 2 e s
6.8 ) FIXTURE MAY VARY DUE TO UNCONTROLLABLE VARIABLES SUCH ARE 'U Z b o TS}
8 43 36 34 | 7N 77 59 58 |gg l Mirada Post Top - MPP WEATHER, VOLTAGE SUPPLY, LAMP TOLERANCE, EQUIPMENT SERVICE LIFE m - . 9 S =
' 88 55 34 Outdoor LED Post Top AND OTHER VARIABLE FIELD CONDITIONS. oJ g s =
6.8 48 4¢ 6.0 5 | 37 | 2. WHERE APPLICABLE, THE EXISTING LIGHT LEVELS DEPICTED WITHIN THE m 2‘ L o 0 N
’ 47> 19 g 76 9 , : PLAN SET SHALL BE CONSIDERED APPROXIMATE. THE EXISTING LIGHT IO 3 a %
. 73 4] The Mirada Post Top (MPP) transcends . c o [9] .
io sl AT o LEVELS ARE BASED ON FIELD OBSERVATIONS AND THE MANUFACTURER'S o— o a g2 S o
5.6 44 7| o 35 3.9 4 R gesthetics and urban architectural style DATA OF THE ASSUMED OR MOST SIMILAR LIGHTING FIXTURE MODEL. qh) O g g 8 <
EX @5)] 89 72 4 seamlessly. s day-form can bring an 3. UNLESS NOTED ELSEWHERE WITHIN THIS PLAN SET, THE LIGHT LOSS T S 5 N
N organic look into environments and it's after GJ (] s [} ()
36 35 9 £8 | 77 26 dusk features include premium distributions, FACTORS USED IN THE LIGHTING ANALYSIS ARE AS FOLLOWS: c < . 17 e c
EX (25) Ig €l 32 34 37 4g g3 54 high product configurability, and intelligent e LIGHT EMITTING DIODES (LED):  0.90 R 5 . 3 S5 0O
. . 3.2 ¢ controls. The Mirada Post Top (MPP) creates e HIGH PRESSURE SODIUM: 0.72 m o Z wmvw c
218 29 38 |__—— EXISTING LIGHT POLE a paradox of unrecognized aesthetics and . : > o
. . 6.0 TO BE RELOCATED 2.0 23 28 33 15 4 performance to enhance any site. e METAL HALIDE: 0.72 : ° f £
. 3 .3| 30 20 4. THE CONTRACTOR SHALL NOTIFY STONEFIELD ENGINEERING & DESIGN, ()] = O []
2 25 39 s5g 15 v LLC. IN WRITING, PRIOR TO THE START OF CONSTRUCTION, OF ANY Z 3 5
22 23 27 4 3 8] 21 12 Features & Specifications > 1pos ROHS ARRA @ PROPOSED LIGHTING LOCATIONS THAT CONFLICT WITH EXISTING/ g 2 ~
2‘ g ’ ?:Italtc:il-sI::}:rTone piece silicone optic sheet delivers industry leading PROPOSED DRAINAGE’ UTILITY’ OR OTHER IMPROVEMENTS 8 'C o
J 25 34 74 12 |15 15 47 o4 et ottt gt o povce P o s ol | == (17 Logredd 5. THE CONTRACTOR IS RESPONSIBLE TO PREPARE A WIRING PLAN AND g o 0
= ’ ’ 2. 17 09 « Propretarysison elraclor apisprovil xcelol coerageand m}:wz Di PROVIDE ELECTRIC SERVICE TO ALL PROPOSED LIGHTING FIXTURES. THE Q
uniformity in IES Types 2, 3, 5W, FT and FTA. roduct Dimensions
28 32 37 ‘48 3_6 I/‘I S— \J \] I_/\] -‘[/ l/ I./ -ﬂgiccoar‘wig&(i;aa\n?r:‘(:g:lsgu;sgz&&ye\Iowurcrackwithageandprovwdesa JJ— CONTRACTOR IS REQUIRED TO PREPARE AN AS'BU”—T PLAN OF WIRING
WI 1.1 1,0 0.8 i « Available in 5000K, 4000K, 3000K, and 2700K color temperatures per ANSI f AND PROVIDE COPIES TO THE OWNER AND STONEFIELD ENGINEERING &
o Lo 0.6 N4 D2 . 018577
~— 903 0% 06 08 377. DESIGN, LLC.
29 32 3 2 2‘ 7 1 O « Minimum CRI of 70. Optional 80 CRI available, consult factory for lead time.
: * 6 ‘I 6 +| 6 ,] 6 1 4 « Integral Louver (IL) option available for improved back-light control without
° . . sacrificing street side performance. See page 5 for more details.
2 7 B 1' 08 05 04 04 0 5 0 8 1 | 1 4 * Minimal ugpligmwnn I:ssthan 3% uflneptaugtallumen output going above
27 29 31 139 ' ' : ‘ o
Z S ’ I 2.1 2.0 2.0 : S i
// \\ 18 1.4 1 0 06 0.5 0.5 0 7 1 0 El:lgt\r-l;:vflonnance driver features over-voltage, under-voltage, short-circuit R
2.5\ 28 3. 1.4 19 and over temperature protection. Fgﬁ“ﬁn/‘":; BU16"
J : 3.6 37 35 2.9 28 25 9 +0-10V dimming (10% - 100%) standard. ‘ 1 (B40mm)
o . 3 20 1 7 +] 2 09 08 0 8 1 O -aloa‘?ad;;d(siryfsrsoa\\l;/f)\lage (120-277 Vac) Input 50/60 Hz or optional High AT
23 2 8 3 6 . * . 1 3 1 8 25 L92 Calculated Life: >100k Hours (See Lumen Maintenance on Page 2) 16 11/16"
: N 2"5 49 2"7 48 *4 0 3 2 2 « Total h.armonic distortion: <20% (424nm)
8 . .6 2.3 2.0 1 6 1 3 1 2 1.2 1.4 1 8 2.4 ﬁm{:&l;!gleolzwc;?eralum: -40°C 10 +50°C (-40°F to +122°F). 72L Package is w;. '
. N\ - B . . * Power factor: >. = i mm)
2~ I 28 4 | 60 7 / 6 9 3 I -Tnput p‘()\ser stajsocunstant over life. e
K N 53 37 29 2 6 2 5 < Field replaceable surge protection device meets a minimum Category C Low
* . 2' 18 ‘I 6 1 6 operation (per ANSI/IEEE C62.41.2).
EX (Io.) 2‘ 0 6 4 8 ‘ ° 1 8 22 28 3 6 « High-efficacy LEDs mounted to metal-core circuit board to maximize heat
. R ." ° dissipation
4 2 79 58 38 30 28 28 25 -S?ITeprocnﬂe;l;‘i:rse‘}wliA‘ll\ij?cc?ggd\;rsgting material for moisture resistance. >
2.2 200 .0
A (25') . 2 | 25 3 | 21 0 < Internal power supplies and controls can be serviced via (2) integral fitter Specications and dimensions subject to change without notice,
38 5.0 7.9 5 i - . . removable power trays. P s 3
" -0 . R 30 LS| Industries Inc. 10000 Alliance Rd. Cincinnati, OH 45242 - www.lskindustries.com - (513) 372-3200 - ®LSI Industries Inc. All Rights Reserved,
ELIEY 27 25 92k b7 o \ J
28 50 50 74 ] 8 33 39 45
’ ’ “\d 75 58 39 3. 3.0 m
\{ g : . 0 30 29 309 38 Tl L 'L
: : . 40 23 g6 5
3.2 37 4.8 53 | . . 5.2
3.0 3.0 3.1 3.0
35 48 82 g
70 7.1
11 34 | 34 g4 I3 5.9 J
: . 3.
33 32 30 99 3.0 30 31 36 w —
o _ . ' © 52 76 82 86 go s9 @ A 2]
< (10) [EX ()] 0 75 77 S . LIGHTING REQUIREMENTS Z | —
. | : 0 35 5074 ge oA (2f)| e CODE SECTION | REQUIRED PROPOSED | m h h
22 34 49 ' § 13.05.C.1.A FIXTURE SHIELDING: -
367 30 30 30 36 < 73 8o o LL]
. - 8.1 76 55 ALL PROPOSED FIXTURES ARE TO BE FULLY SHIELDED FROM PROVIDED a E
T4 58 86 42 (32| 48 29 33 44 g ADJACENT PROPERTIES AND RIGHTS-OF-WAY E m LLl a o
- EX (10) ' © 57 56 56 44 § 13.05.C.2AC FREESTANDING POLE LIGHTING: w PO g T
. ﬁ - a7 82 (33| 27 26 29 33 37 36 3 MAXIMUM 20 FC DURING BUSINESS HOURS (10 FC AFTER HOURS) 12.3 FC z m Q z 2 (- 9
o e 636 36 32 26 97 4o B 13 13 17 e EX (25) MAXIMUM 1.0 FC AT NON-RESIDENTIAL PROPERTY LINES 84 (EN) o z Ll O cx
: : . .6 ’ ’ : . AR
2l P26 24 24 25 96 95 54 93 ) 20 o8 MAXIMUM 0.1 FC AT ABUTTING RESIDENTIAL PROPERTY LINES 0.1 FC (o) W o = -
: : . 1.2 13.05.C3 MAXIMUM FIXTURE HEIGHT OF 25' 250 FT w Z
’ 93 94 g0 3.7 06 4 24 94 23 12 19 38 70 |5.0 | 21 0.7 3 d o 8 n D
@ e : S021200 20 19 19 44 15 1 : § 13.05.D.1-3 BUILDING MOUNTED LIGHTING: > J SX0
Tt ROUSIE AOSE 55 38 574, 331 24 1g T T 143 e 98 5y 47 bl 23 09 MAXIMUM 20 FC DURING BUSINESS HOURS (10 FC AFTER HOURS) 123 FC 1T o . LL] : 520
- . o o . . 7 17 17 17 17 17 16 15 14 15 MAXIMUM 1.0 FC AT NON-RESIDENTIAL PROPERTY LINES 8.4 (EN) Q o > - I‘; t %
. 3152 39 133 10 144 39 23 14 : 2 2239 b1 59 4o D6 11 § MAXIMUM 0.1 FC AT ABUTTING RESIDENTIAL PROPERTY LINES 0.1 FC Y, w z ow o<
H (10125 T TS e )1e s e 16 - m LLI U2-g
3+ oo . 1.6 18 6 4 51 52 42 boy NOTE: ALL LIGHTING IS TO BE MEASURED AT 60" ABOVE GRADE n<: — <
0 44 94 16 3 182 42 Fo7 12 g = o0 =
0 65 ‘ie 2 1617 18 19 20 90 40 20 21 24 3 | (EN)  EXISTING NON-CONFORMITY v aoVO0
: ; 495, , . ' ‘ ' : 2 53 70
785 0.0 49 9g O30 733 a3
. . 8 18 . 0.6
// p 50 53 54 1921 23 25 97 4 29 28 27 927 39 !
NUEENL R AR NOE TR SIS S S 2727 30 41 g9 gl
4. b5 48 30 9 34 13 05
TEYERY 21 23 25 99 33 36 39 39 38 36 34 PROPOSED LUMINAIRE SCHEDULE
' ’ ’ : - 35 7
9 39 3 25 25 938 32 37 ! EX (25')] 713 04 SYMBOL LABEL | QUANTITY | SECURITY LIGHTING DISTRIBUTION | LLF |MANUFACTURER IES FILE
34 3 15 09 ’ . - . 42 46 49 5] *
: : . 1.8 5 46 19 : . 5049 47 44
: : 2 532 35 .45 94 ’ 4 A5 57 0 13 MIRADA MEDIUM LED AREA LIGHT
HUD] 50 12 g5 §4H (0 A U I TR VR 53 54 57 | s = A 3| 30L LUMEN PACKAGE - DOUBLE 180° v 090 |LSIINDUSTRIES  IMRM-SW-LED-30L-40
. . . .6 8 va . 104 58 33 d 20 o4 3 s g : . 54 49 g5 47C) 88 g4 | 2 12 03
78 oo | TS R Bl 36 71 709 gy | ' W
GRS E T FY R Z R S I AR B 2 | MIRARA MEDIUM LED AREALIGHT FT 090 |LSIINDUSTRIES ~|MRM-FT-LED-30L-40
© 98 94 59 O 51 53787 g4 30L LUMEN PACKAGE '
! : 7 b4 B0 12 o3
429 1 04 1 40 QAL LI L S 56
' ' 9 36 37 o 6 87/ 747 33 | @
34 53 7 @ T § - : 103 MIRADA MEDIUM LED AREA LIGHT
2422 10 04 10 ]( 8 of {A@)] 40 s ] 70 8y L& )JF ) c ! 30L LUMEN PACKAGE WITH HOUSE-SIDE SHIELD FT 0.0 |LSIINDUSTRIES  MRM-FT-LED-30L-40-IL
’ ' 19 19 ' : > 74 T ke 2| 9
3454 77 g ' 09 03
’ : - 84 73 1) 43 3
: : 47 59 85 e MIRADA OUTDOOR LED POST TOP engi ing & desi
5.6 L EPL 101 SI| _EW_40. gineering esign
. 57 3 1_‘ 07 03 O H 13 10 LUMEN PACKAGE 5w 0.90 |LSI INDUSTRIES MPP-LED-10L-SIL-5W-40-70CRI
N\ J
I"=30" | PROJECTID: M-1930I
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W. BIG BEAVER ROAD

1/2 WIDTH 120" PUBLIC RIGHT OF WAY
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DESCRIPTION

SITE PLAN APPROVAL

KTH

LANDSCAPING REQUIREMENTS
CODE SECTION | REQUIRED PROPOSED

§ 13.02.C2 PARKING LOT LANDSCAPING:
CURBED ISLANDS SHALL BE A MINIMUM OF 200 SF PROVIDED
| TREE PER EVERY 8 PARKING SPACES 18 PROPOSED TREES
(144 SURFACE SPACES)(I TREE / 8 SPACES) = 18 TREES

§ 13.02.D-2 ROW GREENBELT:
MINIMUM WIDTH: 10 FT 5 PROPOSED TREES
| DECIDUOUS TREE* PER 30 LF 3 EXISTING TREES
(240 LF) (I TREE / 30 LF) = 8 TREES TOTAL: 8 TREES

§ 13.02E-1 SITE OPEN SPACE: 20,131 SF
15% OF THE SITE AREA SHALL BE PRESERVED AS OPEN SPACE 20.4%
(98,401 SF) (0.15) = 14,760 SF

§ 13.02E-1 SITE LANDSCAPING:(*) 15,292 SF
15% OF THE SITE AREA SHALL BE LANDSCAPED 15.5%

/1ﬁ__ _@ (98,401 SF) (0.15) = 14,760 SF

§ 13.03B TRASH ENCLOSURE SCREENING: 6FT
MINIMUM HEIGHT 6 FT NOT IN SETBACK
CANNOT BE LOCATED IN A FRONT YARD SETBACK

*) DECIDUOUS TREES WITHIN GREENBELT SHALL BE A MINIMUM CALIPER OF TWO AND A HALF

TREE VARIETY

SEDGE TO MATCH
EXISTING ON SITE

(2 172) INCHES OR GREATER

(**) UP TO 25% OF THE REQUIRED LANDSCAPE AREA MAY BE BRICK, STONE, PAVERS, OR OTHER

PUBLIC PLAZA ELEMENTS

OR LOWBUSH
BLUEBERRY

PLAN VIEW

NOTE:
BLOCK COLOR TO MATCH BUILDING
OR AS SPECIFIED BY OWNER

TRASH / RECYCLE ENCLOSURE DETAILS

NOT TO SCALE

a A\
ANTICIPATED TREE KEY
PLANT KEY COMMON NAME BOTANICAL NAME
'GOLD FINGER'
DECIDUOUS TREES POTENTILLA OR 'BLUE PACIFIC"
- — — ACER SACCHARUM 'PENDA' SPREADING JUNIPER OR
SUGAR MAPLE (ACE. SAC) BLOOMERANG 'GROW LOW'
DWAREF LILAC FRAGRANT SUMAC
- )
LONDON PLANE PLANTANUS X ACERIFOLIA
(PLA. ACE) TYPICAL CURB ISLAND DETAIL
10 0 1o 20'
BLACK GUM N < e e e —
GRAPHIC SCALE IN FEET
"= 10
GLEDITSIA TRICANTHOS
HONEY LOCUST (GLE. TRI)
3"@, SCHEDULE 40,
EVERGREEN TREES ROUND GALVANIZED \.-\
STEEL CORNER & END —
Wiy, POST WITH BLACK
s, Z WHITE PINE PINUS STROBUS VINYL PVC COATING
Z S5 (PIN. STO.) X
/////“\\\\\\ LOCKABLE Y% | S/S"Q MIN., SCHEDULE
LATCH DEVICE \ ~ 40, TOP RAIL &
JUNIPERUS CHINENSIS (LOCK OPTIONAL X R O e
< WITH BLACK VINYL PVC
SPARTAN JUNIPER (UN. CHL) BY OWNER) ST B
N
HEAVY DUTY HINGES
|~ LINE POST 2 %@ MIN.
EMERALD GREEN THUJA OCCIDENTALIS MAX 2" OPENING SCHEDULE 40,
ARBORVITAE 'SMARAGD' BETWEEN POST \ GALVANIZED STEEL
L ) POST WITH BLACK
s ) AND ADJACENT VINYL PVC COATING
CONSTRUCTION N
7 2\ \ EACH GATE
ANTICIPATED SHRUB KEY ANCHOR SLEEVES
NO. 9 GAUGE STEEL WIRE SET INTO CONCRETE
PLANT KEY | COMMON NAME BOTANICAL NAME (2" MESH) WITH BLACK
O RED OSIER CORNUS SERICEA VINYL PVC COATING IS?(D MIN..40
DOGWOOD (COR) HEDULE 40,
BOTTOM RAIL WITH
@ ARROWWOOD VIBURNUM DENTATUM BLACK VINYL PVC
VIBURNUM (VIB.) | COATING
@ GOLD FINGER POTENTILLA FRUTICOSA GRADE JEy
POTENTILLA (POT) LAY GATE WHEELS
¢ ) COMMON BUGLE AJUGA REPTANS AT END POSTS U
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PROPERTY DESCRIPTION

TITLE REPORT NOTE

THE LAND SITUATED IN THE TROY, COUNTY OF OAKLAND, STATE OF MICHIGAN,
IS DESCRIBED AS FOLLOWS:

TOGETHER WITH THE FOLLOWING EASEMENTS:

A SIX (6) FOOT PRIVATE EASEMENT FOR SANITARY SEWER, BEING A PART OF

‘BEING A PART OF THE NORTHWEST 1/4 OF SECTION 28, TOWN 2 NORTH,

ONLY THOSE EXCEPTIONS CONTAINED WITHIN THE STEWART TITLE
GUARANTY COMPANY FILE No. 63—19650824—SCM, REVISION 4,
DATED SEPTEMBER 03, 2019, AND RELISTED BELOW WERE

AND A TWELVE (12) FOOT PRIVATE EASEMENT FOR PUBLIC STORM SEWER,

RANGE 11 EAST, CITY OF TROY, OAKLAND COUNTY, MICHIGAN, BEING MORE

17. EASEMENT GRANTED TO CONSUMERS POWER COMPANY FOR
CONSTRUCTION, OPERATION AND MAINTENANCE OF GAS MAINS
RECORDED IN LIBER 10447, PAGE 61, OAKLAND COUNTY RECORDS

y <
2z
o w S
PARCEL 1: THEE NORTHWEST 1/4 OF SECTION 28, TOWN 2 NORTH, RANGE 11 EAST, CITY PARTICULARLY DESCRIBED AS: BEGINNING AT A POINT DISTANT SOUTH 2 CONSIDERED FOR THIS SURVEY. NO OTHER RECORDS RESEARCH WAS ~ (AFFECTS PARCEL 2). (AS SHOWN) NORTH ws S8 £
PART OF THE NORTHWEST 1/4, SECTION 28, TOWN 2 NORTH, RANGE 11 EAST, OF TROY, OAKLAND COUNTY, MICHIGAN, BEING MORE PARTICULARLY DESCRIBED DEGREES 25 MINUTES 41 SECONDS EAST 60 FEET AND NORTH 87 DEGREES 28  PERFORMED BY THE CERTIFYING SURVEYOR. zZ oy ¢
CITY OF TROY, OAKLAND COUNTY, MICHIGAN, BEGINNING AT POINT DISTANT AS: BEGINNING AT A POINT DISTANT SOUTH 02 DEGREES 25 MINUTES 41 MINUTES 55 SECONDS EAST 470 FEET AND SOUTH 2 DEGREES 31 MINUTES 5 18. PERMANENT EASEMENT GRANTED TO THE CITY OF TROY FOR O 28 9
SOUTH 02 DEGREES 21 MINUTES 41 SECONDS EAST 400 FEET FROM SECONDS EAST 60.00 FEET, NORTH 87 DEGREES 28 MINUTES 55 SECONDS SECONDS EAST 452 FEET AND NORTH 87 DEGREES 28 MINUTES 55 SECONDS 8. EASEMENT GRANTED TO THE OAKLAND COUNTY DEPARTMENT OF CONSTRUCTION, OPERATION AND MAINTENANCE OF SIDEWALK Z3s s 0
NORTHWEST SECTION CORNER; THENCE NORTH 87 DEGREES 34 MINUTES 19 EAST 710 FEET AND SOUTH 02 DEGREES 31 MINUTES 05 SECONDS EAST EAST 228 FEET FROM THE NORTHWEST CORNER OF SECTION 28; THENCE PUBLIC WORKS FOR CONSTRUCTION, OPERATION AND MAINTENANCE RECORDED IN LIBER 17099, PAGE 354, OAKLAND COUNTY RECORDS wz o= 0
ggggmgg Evﬁ:g g(ioFggETl;: EEENTCHEE '\ll\lé)ERTNHO F?TzH Dé—:7c;RDEEEGsR EzEss legu&ﬁ\lsu;gs o 446.00 FEET FROM THE NORTHWEST CORNER OF SAID SECTION 28; THENCE NORTH 87 DEGREES 28 MINUTES 55 SECONDS EAST 12 FEET; THENCE SOUTH 2 OF SANITARY SEWER RECORDED IN LIBER 4609, PAGE 780, (AFFECTS PARCEL 1). (AS SHOWN) GRAPHIC SCALE L %
; . ; NORTH 87 DEGREES 28 MINUTES 55 SECONDS EAST 115.00 FEET; THENCE DEGREES 31 MINUTES 5 SECONDS EAST 115 FEET; THENCE SOUTH 87 DEGREES  OAKLAND COUNTY RECORDS (AFFECTS PARCELS 1, 2 AND 3) (DOES o
2 SECONDS EAST 410 FEET; THENCE SOUTH 02 DEGREES 31 MINUTES 05 SOUTH 02 DEGREES 31 MINUTES 05 SECONDS EAST 6.00 FEET; THENCE SOUTH 28 MINUTES 55 SECONDS WEST 12 FEET; THENCE NORTH 2 DEGREES 31 NOT CROSS NOR ABUT SUBJéCT PARCELS) ) 19. TERMS AND PROVISIONS CONTAINED IN VOLUNTARY AGREEMENT a2 Qe sy &
0 SECONDS EAST 542 FEET; THENCE NORTH 87 DEGREES 28 MINUTES 55 87 DEGREES 28 MINUTES 55 SECONDS WEST 115.00 FEET; THENCE NORTH 02 MINUTES 5 SECONDS WEST 115 FEET TO THE POINT OF BEGINNING IN FAVOR OF FOR LANDSCAPE INSTALLATION AND MAINTENANCE RECORDED IN LIBER ? 25 n P l vEo 88 E
X SECONDS EAST 355 FEET; THENCE SOUTH 02 DEGREES 31 MINUTES 05 DEGREES 31 MINUTES 05 SECONDS WEST 6.00 FEET TO THE POINT OF GRANTEES PROPERTY. 9. EASEMENT GRANTED TO THE CITY OF TROY FOR CONSTRUCTION, 17099, PAGE 443, OAKLAND COUNTY RECORDS (AFFECTS PARCELS 1). L>> <3 0
8 ggggmgg Evﬁ:g 18 1255 ZEETF;EETE%ENEEUJSR% gg@ggggég thgNLhJATIEaTEEZ » BEGINNING. PARGEL 3 OPERATION AND MAINTENANCE OF STORM SEWER RECORDED IN LIBER (AS SHOWN) 254 S &
: ; : 5583, PAGE 451, OAKLAND COUNTY RECORDS (AFFECTS PARCEL 2). ann <
© SECONDS WEST 227 FEET TO BEGINNING, EXCEPT THAT PART TAKEN FOR BIG AND A TWELVE (12) FOOT PRIVATE EASEMENT FOR PUBLIC SANITARY SEWER, A PART OF THE NORTHWEST 1/4 OF SECTION 28, TOWN 2 NORTH, RANGE 11 (AS SHOWN) ( ) 20. TERMS, CONDITIONS, PROVISIONS AND STIPULATIONS CONTAINED ( IN FEET ) = 8.
BEAVER ROAD DESCRIBED AS BEGINNING AT POINT DISTANT SOUTH 02 DEGREES BEING A PART OF THE NORTHWEST 1/4 OF SECTION 28, TOWN 2 NORTH EAST, CITY OF TROY, OAKLAND COUNTY, MICHIGAN, BEING MORE PARTICULARLY IN DECLARATION OF TAKING RECORDED IN LIBER 37688, PAGE 64 AND 1 inch = 50 ft. uw 5
25 MINUTES 41 SECONDS EAST 60 FEET AND NORTH 87 DEGREES 28 MINUTES RANGE 11 EAST, CITY OF TROY, OAKLAND COUNTY, MICHIGAN, BEING MORE DESCRIBED AS BEGINNING AT A POINT ON THE EAST LINE OF CROOKS ROAD 10. TERMS, PROVISIONS, COVENANTS, RESTRICTIONS AND OTHER PARTIAL CONSENT JUDGMENT ENTERED DECEMBER 29, 1994 IN el g & 9
55 SECONDS EAST 60 FEET FROM NORTHWEST SECTION CORNER; THENCE PARTICULARLY DESCRIBED AS: BEGINNING AT A POINT DISTANT SOUTH 02 (120 FEET WIDE) DISTANT SOUTH 02 DEGREES 25 MINUTES 41 SECONDS EAST  MATTERS CONTAINED IN RESTRICTIONS, COVENANTS AND AGREEMENTS OAKLAND COUNTY CIRCUIT COURT CASE NO. 94-480120—CC ENTITLED, MANHOLE SCHEDULE $ES o
NORTH 87 DEGREES 28 MINUTES 55 SECONDS EAST 410 FEET, THENCE SOUTH DEGREES 25 MINUTES 41 SECONDS EAST 60.00 FEET, NORTH 87 DEGREES 28 626.91 FEET AND NORTH 87 DEGREES 34 MINUTES 19 SECONDS EAST 60.00 RELATING TO LAND RECORDED IN LIBER 5614, PAGE 70, OAKLAND CITY OF TROY, A MICHIGAN MUNICIPAL CORPORATION, PLAINTIFF VS. h SEE @
KIRTS BLVD 02 DEGREES 31 MINUTES 05 SECONDS EAST 42 FEET, THENCE SOUTH 87 MINUTES 55 SECONDS EAST 710.00 FEET, SOUTH 02 DEGREES 31 MINUTES 05 FEET FROM THE NORTHWEST CORNER OF SAID SECTION 28; THENCE NORTH 87  COUNTY RECORDS (AFFECTS PARCELS 1, 2 AND 3). (BLANKET KELLY PROPERTIES, INC., A MICHIGAN CORPORATION; ANDRIES—BUTLER STORM CATCH BASIN #1227 e ; S&S 0
: DEGREES 28 MINUTES 55 SECONDS WEST 410.07 FEET; THENCE NORTH 02 X PROPERTIES, A MICHIGAN REGISTERED CO—PARTNERSHIP; AND THE # INV. 127 NW=694.31 I o« 92 ¢
DEGREES 25 MINUTES 41 SECONDS WEST 42 FEET TO BEGINNING, ALSO EXCEPT SECONDS EAST 115,00 FEET FROM THE NORTHWEST CORNER OF SAID SECTION DEGREES 31 MINUTES 05 SECONDS EAST 306.70 FEET: THENCE SOUTH &7 /oo SEE DOCUMENT FOR TERUS AND CONDITIONS) MASTIN DRAIN DRAINAGE DISTRICT, DEFENDANTS® (AFFECTS PARCELS 1 RIM=698.29’ STORM CATCH BASIN #13920 s = =
s A . s N - . a
THAT PART TAKEN FOR CROOKS ROAD DESCRIBED AS BEGINNING AT A POINT 28; THENCE NORTH 87 DEGREES 28 MINUTES 55 SECONDS EAST 12.00 FEET; DEGREES 23 MINUTES 39 SECONDS WEST 529.37 FEET TO A POINT ON THE 11. RIGHT OF WAY GRANTED TO THE MASTER DRAIN DRAINAGE AND 2). (AS SHOWN) INV. 217 S=691.94’ RIM=699.11’ E 3 £
DISTANT SOUTH 02 DEGREES 25 MINUTES 41 SECONDS EAST 400 FEET AND THENCE SOUTH 02 DEGREES 21 MINUTES 05 SECONDS EAST 121.00 FEET; EAST LINE OF CROOKS ROAD; THENCE ALONG SAID EAST LINE OF CROOKS DISTRICT FOR CONSTRUCTION, OPERATION AND MAINTENANCE OF INV. 18" W=692.09’ INV. 12" NE=695.36’ i S on 9
T e s o 1o e T e T o o WeST THENCE SOUTH 87 DEGREES 28 MINUTES 55 SECONDS WEST 12.00 FEET; ROAD NORTH 02 DEGREES 25 MINUTES 41 SECONDS WEST 307.51 FEET TO THE MASTER DRAIN RECORDED IN LIBER 6141, PAGE 542, OAKLAND 21. EASEMENT GRANTED TO THE CITY OF TROY FOR CONSTRUCTION, INV. 12" NW=694.09’ <= X
27 FEET; THENCE SOUTH 02 DEGREES 25 MINUTES 41 SECONDS EAST 226.91 THENCE 02 DEGREES 31 MINUTES 05 SECONDS WEST 121.00 FEET TO THE POINT OF BECINNING. COUNTY RECORDS (AFFECTS PARCELS 1, 2 AND 3). (ONE EASEMENT, OPERATION AND MAINTENANCE OF WATERMAIN RECORDED IN LIBER STORM CATCH BASIN #13926 = 22 3
EET; 9 POINT OF BEGINNING. DUMPSTER_ > ¢ “r¢ AS SHOWN; FOUR OTHER EASEMENTS DO NOT CROSS NOR ABUT 6279, PAGE 509, OAKLAND COUNTY RECORDS (AFFECTS PARCEL 3). STORM CATCH BASIN #11306 RIM=698 24’ B
VICINITY MAP FEET, THENCE SOUTH 87 DEGREES 28 MINUTES 55 SECONDS WEST 27 FEET; «[ENCLOSURE - SUBJECT PARCELS) (AS SHOWN) =698. $8
THENCE NORTH 02 DEGREES 25 MINUTES 41 SECONDS WEST 226.95 FEET TO PARKING D o WK RIM=701.57' INV. 12" SE=694.24' =
(NOT TO SCALE) THE POINT OF BEGINNING. tASPHALT N~ F 12. SANITARY SEWER EASEMENT RECORDED IN LIBER 6144, PAGE 853 22. WATER MAIN EASEMENT GRANTED TO THE CITY OF TROY INV. 127 N=697.22' b1
PARCEL 2: HANDICAP PARKING = 19 STALLS AND RATIFICATION OF EASEMENT RECORDED IN LIBER 11819, PAGE 21, ~ RECORDED IN LIBER 8558, PAGE 310, OAKLAND COUNTY RECORDS INV. 15” SE=697.17’ STORM_CATCH BASIN #13939 o o
PART OF THE NORTHWEST 1/4 OF SECTION 28, TOWN 2 NORTH, RANGE 11 STANDARD PARKING = 810 STALLS __ & SsANg OAKLAND COUNTY RECORDS (AFFECTS PARCEL 2). (AS SHOWN) (AFFEGTS PARCEL 3). (AS SHOWN) STORM CATCH BASIN #1484 o 697 80
EAST, CITY OF TROY, OAKLAND COUNTY, MICHIGAN, BEING MORE PARTICULARLY . : ~PK NAIL 13. EASEMENT GRANTED TO THE CITY OF TROY FOR CONSTRUCTION, 23. EASEMENT FOR GAS PIPELINE GRANTED TO THE CITY OF TROY : : =09/
PARCEL AREA DESCRIBED AS FOLLOWS: BEGINNING AT A POINT DISTANT SOUTH 02 DEGREES BASIS OF BEARING EAsgéEﬂﬂ-__%RPFFSLVBAJE z OPERATION AND. MAINTENANCE OF SANITARY SEWER RECORDED. IN RECORDED IN LIBER 8558, PAGE 312, OAKLAND COUNTY RECORDS RIM=698.03
25 MINUTES 41 SECONDS EAST 60 FEET AND NORTH 87 DEGREES 28 MINUTES s LIBER 6144, PAGE 856 AND RATIFICATION OF EASEMENT RECORDED IN  (AFFECTS PARCEL 3). (AS SHOWN) INV. 18" E=692.43' STORM _MANHOLE #14051 :
PARCEL 1: 256,327+ SQUARE FEET = 5.885+ ACRES 55 SECONDS EAST 470 FEET FROM THE NORTHWEST CORNER OF SECTION 28; SOUTH 02°25'41” EAST, BEING THE WEST SANITARY SEWER AS—<si i z LIBER 11819, PAGE 26, OAKLAND COUNTY RECORDS (AFFECTS PARCEL INV. 12" W=893.93" RIM=704.12’ z
PARCEL 2: 98,401t SQUARE FEET = 2.259% ACRES THENCE NORTH 87 DEGREES 28 MINUTES 55 SECONDS EAST 240 FEET; LINE OF SECTION 28, AS SHOWN. DESCRIBED & L.6144, P.BS6 oy “\All— @ 2). (AS SHOWN) ' 24. STORM DRAIN EASEMENT GRANTED TO THE CITY OF TROY ' I INV. 18" NE=699.27’ <
2 CONSTRUCTION, OPERATION AND MAINTENANCE OF GAS MAINS , : : O
B G X T e 2 EEE ] DEEED TR YA [ORPOSES, AS 6'x115" PRIVATE EASEMENT = & pab e 107 SAN. RECORDED IN LIBER 6173, PAGE 516, OAKLAND COUNTY RECORDS 25. SANITARY SEWER EASEMENT GRANTED TO THE CITY OF TROY INV. 12" N=697.91 =
: : : PARCEL ID: FOR SANITARY SEWER AS & . (AFFECTS PARCEL 1). (AS SHOWN) RECORDED IN LIBER 8558, PAGE 317, OAKLAND COUNTY RECORDS INV. 12” W=697.86 STORM CATCH BASIN #14052
BENCHMARK FOUND 1/2" 20— 28-101—068 DESCRIBED & L.6144, P.853 \/ = (AFFECTS PARCEL 3). (AS SHOWN) RIM=703.78 S 5o
REBAR W . & RATIFIED IN L.11819, P.21 5 15. EASEMENT GRANTED TO CONSUMERS POWER COMPANY FOR STORM CATCH BASIN #11746 INV. 12" W=698.68’
T NCHMARK #1 NORTH 1/4 ILLEGIBLE/CAP OWNER OF RECORD: Bl CONSTRUCTION,. OPERATION AND MAINTENANCE OF GAS MAINS 26. UNDERGROUND EASEMENT GRANTED TO THE DETROIT EDISON RIM=701.57" LLI ©)
, CORNER OF BOSTICK 801 LLC FOUND 1/2” nehatls RECORDED IN LIBER 6248, PAGE 216, OAKLAND COUNTY RECORDS COMPANY AND MICHIGAN BELL TELEPHONE COMPANY FOR = N ©
ARROW ON HYDRANT LOCATED APPROXIMATELY 201 / X |5 ' ' CONSTRUCTION, OPERATION AND MAINTENANCE OF UTILITY LINE AND INV. 12" $=698.12' STORM_MANHOLE #14055 =
SOUTH—SOUTHEAST OF THE NORTHWEST CORNER OF SUBJECT ?ﬁ%“ogﬁg» | \\ REBAR W/—— <% ; NE (AFFECTS PARCEL 2). (AS SHOWN) COMMUNIGATIONS. FAILITIES RECORDED IN LIBER 8561, PAGE 278, ' ' RIM=704.39’ Q
PARCEL 2 AND THE NORTHEAST CORNER OF SUBJECT PARCEL 1. ST ‘ ‘ / ASPHALT CAP #466/2 T ! o 16. STORM SEWER EASEMENT GRANTED TO KIMBERLY SCOTT OAKLAND COUNTY RECORDS. (AS SHOWN. LIBER 8561, PAGE 279, STORM MANHOLE #12128 INV. 18" N=698.84’ b A
ELEVATION = 701.55" (NAVD 88 DATUM) \\ y > \\ A\7\~ ST W = CORPORATION RECORDED IN LIBER 6348, PAGE 194, OAKLAND COUNTY APPEARS TO BE A DIFFERENT DOCUMENT THAT CONVEYS ALL OF RIM=703.87’ INV. 12" W=699 04’ £ —
i NCHMARK o8 R ASPHALT LW 452.00/(R&M) : ! 87147 RECORDS (AFFECTS PARCELS 1 AND 2). (AS SHOWN) PARCEL 3 AND ADDITIONAL LAND TO THE SOUTHEAST) INV. 54” N=697.07’ C’) < 2
SITE_BENCHMARK $2 , TRAREHS $02'31°05 EU . — 27. TERMS AND PROVISIONS CONTAINED WITHIN, AND EASEMENTS INV. 54" $=696.57" STORM _CATCH BASIN £80026 LLI z0 U
ﬁgg?&_ﬁg;ﬂgié?TolgogﬁgEsDoﬁﬁxgngMé(T)ENYEF; 3§FiSUB JECT Slg'\éﬁlg e ! \ | CONG. qURP AR Ir s HOTT Sand = 12'x115" PRIVATE EASEMENT CREATED BY CROSS—ACCESS OR JOINT-DRIVE EASEMENT RECORDED IN RIM=701.14 =z % -
o | ‘ , ‘l | 19" #12842 73 FOR PUBLIC STORM SEWER LIBER 9386, PAGE 804, OAKLAND COUNTY RECORDS (AFFECTS STORM CATCH BASIN #12139 INV. 12" E=695.59’ ~d O o 00 —
PARCEL 1 AND THE l'\lORTHWEST CORNER OF SUBJECT PARCEL 3. : Yo% | =~ ONC : AS DESCRIBED & RECORDED PARCELS 4). (AS SHOWN) RIM=703.30" INV. 12" W=696.34’ I\ ) AN —
ELEVATION = 705.52" (NAVD 88 DATUM) S N IN L6348, P.194 INV. 12" W=698.95" ) ) N 0z Ll
#6485 ’ MANHOLE ' T STORM _CATCH BASIN #80240 N © % O
PARCEL ID: ;
| = ASPHALT 20— 28N 01— 065 SCHEDULE CONT. storM CATCH BASIN #12263 RIM=704.85 <QFZ
SURVEYOR'S NOTE | = > OWNER OF \RECORD: ENCLOSURE \ \ STORM_CATCH BASIN #75073 RIM=699.96 , INV. 12" NW (T/PIPE)=701.60 Q L0
T)_l SG TROY PLACE LLC  TENNIS “ RIM=704.71 INV. 127 E=695.06 2 x N %
THE UNDERGROUND UTILITIES SHOWN HAVE BEEN LOCATED FROM FIELD PLASTIC g oz CHAINLINK COURT INV. 12" N=699.33 STORM MANHULE #80241 O T
o) = L oF
SURVEY INFORMATION AND EXISTING DRAWINGS. THE SURVEYOR MAKES NO VAULT o 18 \ FENCE | \ INV. 6" S=701.16 STORM CATCH BASIN #12388 RIM=705.00 , T L=
GUARANTEES THAT THE UNDERGROUND UTILITIES SHOWN COMPRISE ALL SUCH 8 [ ! RIM=698.68 ) INV. 54" N=696.90 Y =t O
UTILITES IN THE AREA, EITHER IN SERVICE OR ABANDONED. THE SURVEYOR A5 TR = W (=) | | | STORM MANHOLE 475076 INV. 12" SE=694.53 INV. 48" W=697.00 Lo, O
FURTHER DOES NOT WARRANT THAT THE UNDERGROUND UTILITIES SHOWN = PARCEL ID: ~ “ 00155 ] \ ~SPH.| CURB %‘ 730670 (R&M) | e PARCEL ID: RIM=704.60’ INV. 12" S=700.05" (,) xx,=Z
ARE IN THE EXACT LOCATION INDICATED ALTHOUGH HE DOES CERTIFY THAT | R 20-28-101-032 = BN R T ONC 5023105 E(R&M)"306. l — 20-28-101-048 INV. 12" N=B698.55' STORM CATCH BASIN #12841 |Nv. 12" SE=700.05’ L\ <N
THEY ARE LOCATED AS ACCURATELY AS POSSIBLE FROM INFORMATION £\ T 19 e RN : , OWNER OF RECORD: INV. 48" CHANNEL E/W RIM=697.84' INV. 12" NW=700.60’ Q\ 0 ga
AVAILABLE. THE SURVEYOR HAS NOT PHYSICALLY LOCATED THE | L & 4_§TORY o I | B — ] B E ONCRETEL CUR \ | 1 ‘ CONTINENTAL PLAZA : , INV. 21” N=691.94° CI) '5.':" > Zz
UNDERGROUND UTILITIES OTHER THAN THE STRUCTURE INVENTORY SHOWN w19 COMMERCIAL  O'HANG—c} & R b= = = AL Q\ 1 £ | VENTURES LLC B/STRUCTURE=697.81 INV. 24” S=691.94’ STORM MANHOLE #80242 o< =
HEREON. o5 SONEE ; KA [ i \ \ P o P! X | _ , L O
BUILDING < X \ : BIE > i L ap vt N e . - @ STORM MANHOLE #75081 RIM=705.38
i 10%240" 1o PARCEL 2 < i ‘ < e a 12 x20" STQRM N\ S DRI MALHOLE # SANITARY MANHOLE #12842 V. 12" SE=701.18" ~ 2
8 CONSUMERS | DUMPSTER ! C T ENER BAELLENT, — f// INV. 12" N=700.83" RIM=699.99’ )
LEGEND POWER EASEMENT SORED & | CLOSURE || 1| o 2208, P.317 | = ' BEaae INV. 12" S=688.19’ SANITARY MANHOLE #80243 L ©
| : 641" [CONC' 3 |_FER FElt \ \ \ sM. ¢8 | | SOl ! \ STORM_MANHOLE #75092 INV. 12" E=688.14' mﬂ/=296é956;96 oo N =
. : o o =3 #8618 D, — o RIM=704.97’ - =0696.
@® FOUND MONUMENT (AS NOTED) 42" EXCEPTION. 16 s L T |l CRADEE: ; INV. 12" ESE=699.27" SANITARY MANHOLE #12843 ~
(4,) FOUND SECTION CORNER (AS NOTED) |  PARCEL 2.FOR [ E— S ;%“8 cane \ \ — ‘ INV. 3" W=B99 20" RIM=700.48' STORM CATCH BASIN #B80268 N %
(R&M) RECORD AND MEASURED DIMENSION R o oo PEkNTER-C R XRs € * — INV. 12 S=689.58' RIM=7053.76 , >
& L. » F. [ o ~Y IMZ00}6 12" WATER MAIN 1 STORM MANHOLE #75093 INV. 127 W=689.88 INV. 12" E=698.66
(R) RECORD DIMENSION b s TSR E B \ g \ (‘ EASEME \ RIM=704.83" INV. 127 NW=689.88’ 3
(M) MEASURED DIMENSION T8N | ) . c8 12'x122.89' STORM JTl | L.8558, P. F INV. 12" N=699.48' INV. 8" E=694.48" gﬁf%fggw BASIN #80514 _
® ELECTRIC MANHOLE §WATER & W S SEWERBSLé‘gE“F",EZﬂE“ #1334 4 \ | oz 2| \ INV. 12" $=699.28’ INV. 8" NW=694.28 NV, 12" Ee696.79 »
m ELECTRIC PANEL L w : / ; ¢ ‘ : T & H ‘ ) & —%o7) INV. 12 SW=699.48 STORM CATCH BASIN #13138 INV. 12" W=697.89’ *
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THE LAND SITUATED IN THE TROY, COUNTY OF OAKLAND, STATE OF MICHIGAN,  TROY, COUNTY OF OAKLAND, STATE OF MICHIGAN, TROY, COUNTY OF OAKLAND, STATE OF MICHIGAN, , STATE OF MICHIGAN, IS DESCRIBED AS FOLLOWS: PARCEL 1: PART OF THE NORTHWEST 1/4, SECTION 28, TOWN 2 NORTH, RANGE 11 EAST, CITY OF TROY, OAKLAND COUNTY, MICHIGAN, BEGINNING AT POINT DISTANT SOUTH 02 DEGREES 21 MINUTES 41 SECONDS EAST 400 FEET FROM NORTHWEST SECTION CORNER; THENCE NORTH 87 DEGREES 34 MINUTES 19 SECONDS EAST 60 FEET; THENCE NORTH 02 DEGREES 25 MINUTES 41 SECONDS WEST 340.09 FEET; THENCE NORTH 87 DEGREES 28 MINUTES 55 SECONDS EAST 410 FEET; THENCE SOUTH 02 DEGREES 31 MINUTES 05 SECONDS EAST 542 FEET; THENCE NORTH 87 DEGREES 28 MINUTES 55 SECONDS EAST 355 FEET; THENCE SOUTH 02 DEGREES 31 MINUTES 05 SECONDS EAST 115 FEET; THENCE SOUTH 87 DEGREES 28 MINUTES 55 SECONDS WEST 825.89 FEET; THENCE NORTH 02 DEGREES 25 MINUTES 41 SECONDS WEST 227 FEET TO BEGINNING, EXCEPT THAT PART TAKEN FOR BIG BEAVER ROAD DESCRIBED AS BEGINNING AT POINT DISTANT SOUTH 02 DEGREES 25 MINUTES 41 SECONDS EAST 60 FEET AND NORTH 87 DEGREES 28 MINUTES 55 SECONDS EAST 60 FEET FROM NORTHWEST SECTION CORNER; THENCE NORTH 87 DEGREES 28 MINUTES 55 SECONDS EAST 410 FEET; THENCE SOUTH 02 DEGREES 31 MINUTES 05 SECONDS EAST 42 FEET; THENCE SOUTH 87 DEGREES 28 MINUTES 55 SECONDS WEST 410.07 FEET; THENCE NORTH 02 DEGREES 25 MINUTES 41 SECONDS WEST 42 FEET TO BEGINNING, ALSO EXCEPT THAT PART TAKEN FOR CROOKS ROAD DESCRIBED AS BEGINNING AT A POINT DISTANT SOUTH 02 DEGREES 25 MINUTES 41 SECONDS EAST 400 FEET AND NORTH 87 DEGREES 34 MINUTES 19 SECONDS EAST 33 FEET FROM NORTHWEST SECTION CORNER; THENCE NORTH 87 DEGREES 37 MINUTES 58 SECONDS EAST 27 FEET; THENCE SOUTH 02 DEGREES 25 MINUTES 41 SECONDS EAST 226.91 FEET; THENCE SOUTH 87 DEGREES 28 MINUTES 55 SECONDS WEST 27 FEET; THENCE NORTH 02 DEGREES 25 MINUTES 41 SECONDS WEST 226.95 FEET TO THE POINT OF BEGINNING. PARCEL 2: PART OF THE NORTHWEST 1/4 OF SECTION 28, TOWN 2 NORTH, RANGE 11 EAST, CITY OF TROY, OAKLAND COUNTY, MICHIGAN, BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: BEGINNING AT A POINT DISTANT SOUTH 02 DEGREES 25 MINUTES 41 SECONDS EAST 60 FEET AND NORTH 87 DEGREES 28 MINUTES 55 SECONDS EAST 470 FEET FROM THE NORTHWEST CORNER OF SECTION 28; THENCE NORTH 87 DEGREES 28 MINUTES 55 SECONDS EAST 240 FEET; THENCE SOUTH 02 DEGREES 31 MINUTES 05 SECONDS EAST 452 FEET; THENCE SOUTH 87 DEGREES 28 MINUTES 55 SECONDS WEST 240 FEET; THENCE NORTH 02 DEGREES 31 MINUTES 05 SECONDS WEST 452 FEET TO THE POINT OF BEGINNING, EXCEPT THE NORTH 42 FEET DEEDED FOR HIGHWAY PURPOSES, AS RECORDED IN LIBER 6029, PAGE 776, OAKLAND COUNTY RECORDS. TOGETHER WITH THE FOLLOWING EASEMENTS: A SIX (6) FOOT PRIVATE EASEMENT FOR SANITARY SEWER, BEING A PART OF THEE NORTHWEST 1/4 OF SECTION 28, TOWN 2 NORTH, RANGE 11 EAST, CITY OF TROY, OAKLAND COUNTY, MICHIGAN, BEING MORE PARTICULARLY DESCRIBED AS: BEGINNING AT A POINT DISTANT SOUTH 02 DEGREES 25 MINUTES 41 SECONDS EAST 60.00 FEET, NORTH 87 DEGREES 28 MINUTES 55 SECONDS EAST 710 FEET AND SOUTH 02 DEGREES 31 MINUTES 05 SECONDS EAST 446.00 FEET FROM THE NORTHWEST CORNER OF SAID SECTION 28; THENCE NORTH 87 DEGREES 28 MINUTES 55 SECONDS EAST 115.00 FEET; THENCE SOUTH 02 DEGREES 31 MINUTES 05 SECONDS EAST 6.00 FEET; THENCE SOUTH 87 DEGREES 28 MINUTES 55 SECONDS WEST 115.00 FEET; THENCE NORTH 02 DEGREES 31 MINUTES 05 SECONDS WEST 6.00 FEET TO THE POINT OF BEGINNING. AND A TWELVE (12) FOOT PRIVATE EASEMENT FOR PUBLIC SANITARY SEWER, BEING A PART OF THE NORTHWEST 1/4 OF SECTION 28, TOWN 2 NORTH, RANGE 11 EAST, CITY OF TROY, OAKLAND COUNTY, MICHIGAN, BEING MORE PARTICULARLY DESCRIBED AS: BEGINNING AT A POINT DISTANT SOUTH 02 DEGREES 25 MINUTES 41 SECONDS EAST 60.00 FEET, NORTH 87 DEGREES 28 MINUTES 55 SECONDS EAST 710.00 FEET, SOUTH 02 DEGREES 31 MINUTES 05 SECONDS EAST 446.00 FEET AND NORTH 87 DEGREES 28 MINUTES 55 SECONDS EAST 115.00 FEET FROM THE NORTHWEST CORNER OF SAID SECTION 28; THENCE NORTH 87 DEGREES 28 MINUTES 55 SECONDS EAST 12.00 FEET; THENCE SOUTH 02 DEGREES 21 MINUTES 05 SECONDS EAST 121.00 FEET; THENCE SOUTH 87 DEGREES 28 MINUTES 55 SECONDS WEST 12.00 FEET; THENCE 02 DEGREES 31 MINUTES 05 SECONDS WEST 121.00 FEET TO THE POINT OF BEGINNING. AND A TWELVE (12) FOOT PRIVATE EASEMENT FOR PUBLIC STORM SEWER, BEING A PART OF THE NORTHWEST 1/4 OF SECTION 28, TOWN 2 NORTH, RANGE 11 EAST, CITY OF TROY, OAKLAND COUNTY, MICHIGAN, BEING MORE PARTICULARLY DESCRIBED AS: BEGINNING AT A POINT DISTANT SOUTH 2 DEGREES 25 MINUTES 41 SECONDS EAST 60 FEET AND NORTH 87 DEGREES 28 MINUTES 55 SECONDS EAST 470 FEET AND SOUTH 2 DEGREES 31 MINUTES 5 SECONDS EAST 452 FEET AND NORTH 87 DEGREES 28 MINUTES 55 SECONDS EAST 228 FEET FROM THE NORTHWEST CORNER OF SECTION 28; THENCE NORTH 87 DEGREES 28 MINUTES 55 SECONDS EAST 12 FEET; THENCE SOUTH 2 DEGREES 31 MINUTES 5 SECONDS EAST 115 FEET; THENCE SOUTH 87 DEGREES 28 MINUTES 55 SECONDS WEST 12 FEET; THENCE NORTH 2 DEGREES 31 MINUTES 5 SECONDS WEST 115 FEET TO THE POINT OF BEGINNING IN FAVOR OF GRANTEES PROPERTY. PARCEL 3: A PART OF THE NORTHWEST 1/4 OF SECTION 28, TOWN 2 NORTH, RANGE 11 EAST, CITY OF TROY, OAKLAND COUNTY, MICHIGAN, BEING MORE PARTICULARLY DESCRIBED AS BEGINNING AT A POINT ON THE EAST LINE OF CROOKS ROAD (120 FEET WIDE) DISTANT SOUTH 02 DEGREES 25 MINUTES 41 SECONDS EAST 626.91 FEET AND NORTH 87 DEGREES 34 MINUTES 19 SECONDS EAST 60.00 FEET FROM THE NORTHWEST CORNER OF SAID SECTION 28; THENCE NORTH 87 DEGREES 28 MINUTES 55 SECONDS EAST 528.89 FEET; THENCE SOUTH 02 DEGREES 31 MINUTES 05 SECONDS EAST 306.70 FEET; THENCE SOUTH 87 DEGREES 23 MINUTES 39 SECONDS WEST 529.37 FEET TO A POINT ON THE EAST LINE OF CROOKS ROAD; THENCE ALONG SAID EAST LINE OF CROOKS ROAD NORTH 02 DEGREES 25 MINUTES 41 SECONDS WEST 307.51 FEET TO THE POINT OF BEGINNING.
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DATE: June 7, 2023

TO: Planning Commission

FROM: R. Brent Savidant, Community Development Director

SUBJECT: PRELIMINARY SITE PLAN REVIEW (SP JPLN2023-0005) - Proposed
Commercial Retail Building, South side of Big Beaver, East of Crooks, 999 W. Big

Beaver Road (PIN 88-20-28-101-034), Section 28, Currently Zoned BB (Big
Beaver) District

The petitioner Jordan Jonna of KS Development LLC submitted the above referenced Preliminary
Site Plan application. The applicant intends to develop an 8,000 square foot retail building.

The attached report prepared by Carlisle/Wortman Associates, Inc. (CWA), the City’s Planning
Consultant, summarizes the application. CWA prepared the report with input from various City
departments including Planning, Engineering, Public Works and Fire. City Management supports
the findings of fact contained in the report and recommends approval of the project, as noted.

Attachments:
1. Maps.
2. Report prepared by Carlisle/Wortman Associates, Inc.
3. Traffic and Parking Review Memorandum, prepared by OHM dated June 6, 2023.
4. Preliminary Site Plan.

G:\SITE PLANS\SP_JPLN2023-0005_999 W BIG BEAVER KELLY SERVICES_\PC Memo 06 13 2023.docx
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PROPOSED RESOLUTION

PRELIMINARY SITE PLAN REVIEW (SP JPLN2023-0005) - Proposed Commercial Retall
Building, South side of Big Beaver, East of Crooks, 999 W. Big Beaver Road (PIN 88-20-
28-101-034), Section 28, Currently Zoned BB (Big Beaver) District

Resolution # PC-2023-06-
Moved by:
Seconded by:

RESOLVED, That Preliminary Site Plan Approval for the proposed Commercial Retall
Building, South side of Big Beaver, east of Crooks, 999 W. Big Beaver, Section 28,
Currently Zoned BB (Big Beaver) District, be (granted, subject to the following
conditions):

1. Provide bicycle rack
2. Provide building light details prior to Final approval.

) or

(denied, for the following reasons: ) or

(postponed, for the following reasons: )

Yes:
No:
Absent:

MOTION CARRIED / FAILED

G:\SITE PLANS\SP_JPLN2023-0005_999 W BIG BEAVER KELLY SERVICES_\Proposed Resolution 2023 06 13.doc
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data are hereby notified that the source information represented should be consulted for verification.




Note: The information provided by this application has been compiled from recorded deeds, plats, tax
maps, surveys, and other public records and data. It is not a legally recorded map survey. Users of this
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Carlisle | Wortman

ASSOCIATES, INC.

117 NORTH FIRST STREET SUITE 70 ANN ARBOR, MI 48104 734.662.2200 734.662.1935 Fax

Date: May 23, 2023

Preliminary Site Plan
For
City of Troy, Michigan

Applicant: Jordan Jonna

Project Name: Crooks and Big Beaver Mixed Use
Location: 911 and 999 W. Big Beaver

Plan Date: May 10, 2023

Zoning: BB, Big Beaver

Action Requested: Preliminary Site Plan

SITE DESCRIPTION

The Planning Commission last reviewed the development of the Kelly Services site in March.
Since that meeting, the owner of the Kelly Services site has resubmitted their plans for the site
but have submitted them as two separate applications 1). Crooks and Big Beaver Mixed Use; and
2). Crooks and Big Beaver Retail.

Crooks and Big Beaver Mixed Use proposed improvements include:
e 8,000 sq/ft commercial retail building that fronts on Big Beaver
e Improved landscaping and lighting,

Crooks and Big Beaver Retail proposed improvements include:
e 14,400 sq/ft commercial retail building that fronts on Big Beaver
e They propose to demolish the existing 5 story (911 Big Beaver) but keep the existing 10-
story Kelly Service building (999 Big Beaver) as an office building.
e Improved landscaping and lighting.



Crooks and Big Beaver Mixed Use
May 23, 2023

Please note that the proposed parking structure, and large apartment building that was located
south of the Kelly Services building has been removed from the site plan set. Those projects may
be submitted at a future date.

This is a review for Crooks and Big Beaver mixed use, a one-story freestanding 8,000 square foot
retail building. The 8,000 square feet include a sit-down restaurant and retail. The building is

located adjacent to Big Beaver.

The Crooks and Big Beaver Retail application is reviewed under a separate review.

Summary of Improvements:

: Crooks and Big Beaver
Retail Submittal (under a
separate review)

Crooks and Big Beaver
Mixed Use Submittal
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Site Location:

Crooks and Big
| Beaver Retail

ay Crooks and Big
| Beaver Mixed Use

Proposed Uses of Subject Parcel:

One-story freestanding 8,000 square foot retail building.

Current Zoning:

The property is currently zoned BB, Big Beaver Form Based District

Surrounding Property Details:

Direction Zoning Use
North BB, Big Beaver Big Beaver Road, Mixed Use
South BB, Big Beaver Lindsey Center
East BB, Big Beaver and UR, Urban Residential Office and Commercial
West BB, Big Beaver, CB, Commercial, O, Office Mix of Commercial Uses
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NATURAL FEATURES

The site has been graded and improved for an office building and an associated parking lot.

Items to be addressed: None

AREA, WIDTH, HEIGHT, SETBACKS

front yard

side of building

Required / Maximum Provided Compliance
Front (Big Beaver) 10-foot build-to-line 10.9-feet Compl|e.s \.Nlth Planning
Commission approval
N/A, building may be
Side (east) placed up to property 10-feet Complies
line
30-foot minimum .
Rear (South) setback 434-feet Complies
Building Height 3 stories, 45 feet 1 story, 26 feet Complies
Open Space 15% 21% Unknown
. . Cannot be located in | Located behind and to .
Parking Location Complies

Considering the existing Kelly Service building onsite, the proposed 8,000 sq/ft building makes
the site less non-conforming than what currently exists.

Items to be addressed: Planning Commission to consider the request waiver of Big Beaver build-

to-line

Required

Provided

gross floor area.

Retail: 1 space for each 250 square feet of

3000/ 250 square feet =12
spaces

334

gross floor area

Office: 1 space per 300 square feet of

137,187 / 300 = 458




Crooks and Big Beaver Mixed Use
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Restaurant (standard): 1 space per two 150 seats / 2 =75 spaces

seats

Loading zone 1 0
Barrier Free 15 20
Bicycle 2 0
Total 545 334

The applicant is not providing a loading space. The Planning Commission may waive loading
space requirement.

The applicant is seeking a shared parking reduction. OHM has reviewed parking in a separate
memo. See OHM memo for comments.

Items to be Addressed: 1). Planning Commission to consider loading space waiver; 2). Provide
bicycle parking; and 3). Planning Commission to consider shared parking reduction.

TRAFFIC

The applicant submitted a traffic study that was reviewed by both OHM and the Oakland County
Road Commission. See OHM memo for comments.

Items to be addressed: None

LANDSCAPING

A landscaping plan has been provided on Sheet L101. The following table discusses the
development’s compliance with the landscape requirements set forth in Section 13.02.

Required: Provided: Compliance:
Greenbelt Planting
Big Beaver: 1 tree every 30 | 945 /30 = 32 trees 35 Complies
feet
Parking Lot Landscaping
1 tree per every 8 parking | 334 spaces /8 =42trees |42 Complies
spaces
Overall
Site landscaping: 15% = 38,449 sq/ft 21.2% Complies
A  minimum of (fifteen
percent (15%) of the site
area shall be comprised of
landscape material. Up to
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twenty-five percent (25%)
of the required landscape
area may be brink, stone,
pavers, or other public plaza
elements, but shall not
include any parking area or
required sidewalks.

Transformer / Trash Enclosure:

The trash enclosure will be screened with a masonry block wall.

Items to be Addressed: None

PHOTOMETRICS

The applicant plans to keep the existing parking lot lights but will add ten (10) bollard style lights.
We note that the applicant has not shown any building lights.

Items to be Addressed: Show building lights

FLOOR PLAN AND ELEVATIONS

Brown and tan tone color scheme, with brick, glass, and limestone veneer. Planning Commission
to consider the proposed architecture and material scheme in relation to the existing Kelly
Service building.

Items to be Addressed: Planning Commission to consider the proposed architecture and material
scheme in relation to the existing Kelly Service building.

DESIGN STANDARDS AND SITE PLAN REVIEW STANDARDS

The Big Beaver Node design standards as well as Site Plan review standards provide the Planning
Commission with direction when reviewing the proposed site plan and design features of this
development.

Section 5.04.E. outlines Design Standards:

Building Orientation and Entrance
Ground Story Activation
Transitional Features

Site Access, Parking, and Loading

ALWN R

Please see Section 5.04.E for standard details.
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Section 8.06 outlines Site Plan Review Design Standards.

1. Development shall ensure compatibility to existing commercial districts and provide a
transition between land uses.

a.

b.

Building design shall enhance the character of the surrounding area in relation to
building and parking placement, landscape and streetscape features, and
architectural design.

Street fronts shall provide a variety of architectural expression that is appropriate
in its context and prevents monotony.

Building design shall achieve a compatible transition between areas with different
height, massing, scale, and architectural style.

2. Development shall incorporate the recognized best architectural building design practices.

a.

b.

Foster a lasting impact on the community through the provision of high quality
design, construction, and detailing.

Provide high quality, durable materials, such as but not limited to stone, brick,
glass, and metal. E.I.F.S. or material equivalent shall only be used as an accent
material.

Develop buildings with creativity that includes balanced compositions and forms.
Design roofs that are appropriate to the architectural style of the building and
create an appropriate visual exterior mass of the building given the context of the
site.

For commercial buildings, incorporate clearly defined, highly visible customer
entrances using features such as canopies, porticos, arcades, arches, wing walls,
ground plane elements, and/or landscape planters.

Include community amenities that add value to the development such as patio/
seating areas, water features, art work or sculpture, clock towers, pedestrian
plazas with park benches or other features located in areas accessible to the public.

3. Enhance the character, environment and safety for pedestrians and motorists.

a.
b.
c.

o

Provide elements that define the street and the pedestrian realm.

Create a connection between the public right of way and ground floor activities.
Create a safe environment by employing design features to reduce vehicular and
pedestrian conflict, while not sacrificing design excellence.

Enhance the pedestrian realm by framing the sidewalk area with trees, awnings,
and other features.

Improve safety for pedestrians through site design measures.
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SUMMARY

As part of the deliberation, the Planning Commission and the applicant shall discuss:

a.

~o oo T

Building placement waiver requests

Loading space waiver

Compliance with Section 5.04.E Big Beaver Design Standards
Compliance with Section 8.06 Site Plan Review Standards
Architecture and material use

Shared parking reduction

If Planning Commission approves the preliminary site plan, the following conditions shall be
required as part of the final site plan submittal:

1. Provide bicycle parking

2. Show building lights

Sincerely,

Bt

CARLISLE/WORTMAN ASSOC., INC.
Benjamin R. Carlisle, LEED AP, AICP




OHM

memorandum

Date: June 7, 2023

To: R. Brent Savidant, AICP
Scott Finlay, PE

From: Stephen Dearing, PE, PTOE
CC: Sara Merrill, PE, PTOE

Re: Multi-Family/ Mixed Use at Crooks Rd & Big Beaver Rd
(a.k.a. 911/999 Big Beaver, Kelly Properties PUD)
Separation into Parcel A & Parcel B
JPLN2022-0006

We have reviewed the planned development. Phase 1 of the mixed-use development at the southeast corner
of Crooks Road & Big Beaver Road proposes to redevelop a portion of the site, demolishing the existing 4-
story commercial building at 911 Big Beaver Road and constructing two commercial/retail buildings totaling
22,008 SFT and surface parking. This Phase 1 is further divided into two Parcels, A and B, for the purpose of
obtaining individual project approvals.

Future phases of this development will retain an existing 10-story office building, and will also construct a
4,277 SFT office building, a 156-unit 5-story multi-family building, a clubhouse, and a 4-story parking structure.
The site plans were prepared by Stonefield Engineering, Inc., and dated May 10, 2023.

The previously submitted Traffic Impact Study was prepared by Fleis & Vanderbrink, Inc and dated December
7,2022. Fleis & Vanderbrink also prepared a shared parking study for the 2690 Crooks Rd (Lindsey Center)
site, dated February 8, 2023, which utilizes the 911/999 Big Beaver site.

At this time, OHM recommends approval the site plan subject to corrections of a few minor items
noted below.

OHM’s comments are as follows:

Overall Site Plan:

1. There is an implication that the 999 Big Beaver and the 2690 Crooks sites will be constructed
concurrently. However, we question what if work on the Crooks site precedes the Big Beaver site?
Since this development proposes shared parking on the adjacent site, there must be suitable
pedestrian connections constructed as part of this development in the event the two sites are not
constructed concurrently.

Parcel A:

2. Atthe western site driveway to Big Beaver Rd, it shows a stop bar pavement marking immediately
adjacent to the pedestrian cross markings for the driveway. Show the stop bar a minimum of 4’ offset
from ped crossing markings.

OHM Adyvisors
34000 PLYMOUTH ROAD T 734.522.671
LIVONIA, MICHIGAN 48150 F 734.522.6427 OHM-Advisors.com



Memorandum
Page 2 of 3

3. There are two ADA parking stalls immediately to west of Building A. The signing for the two stalls is
shown on posts set in the middle of the sidewalk. These parking signs should be mounted to the face
of building so as to not obstruct the sidewalk.

4. There are many locations throughout the site where ADA-compliant ramps are not being called out for
marked pedestrian crossings, either by using a text box or a conventional symbol for a ramp. There
are also a few locations where a ramp is shown for one side of the crossing and not the other. All
marked ped crossings must have ADA-compliant ramps provided.

5. The existing driveway to Crooks Rd is to be modified to provide a channelizing island to allow inbound
left turns but restrict outbound movements to right turn only. However, this driveway opening is not
configured properly to allow the simple addition of a channelizing island, as the island will be too small

to be effective. Modify the north curb return of the driveway to at least a 45' radius and use the

additional room to increase the size of splitter island.

6. The existing 999 Big Beaver office building has two access drives along its south side for loading
zones. They should be configured such that the sidewalk paralleling the south side of the building is

\
|
| ©
|
|
|

PROPOSED "RIGHT
TURN ONLY' SIGN

PROPOSED
CONCRETE CURB |

continuous through these loading zone drives.

Parcel B:

7. At the eastern site driveway to Big Beaver Rd, there is a note PROPOSED 'STOP' & 'NO TURN ON
RED' SIGNS. Provide the correct sign legends and call out codes so there is no confusion as to what

is needed:

f FROPOSED
CROSEW ALK

)

—— TR

EMERGEMCY EX

TO BE GATED

—

29.8'

Froa
o

-

o
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Carry sidewalk continuous
thru driveways.
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EMTRAR
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a. STOP HERE ON RED, R10-6b
b. NO TURN ON RED, R10-11 or R10-11b

8. Strictly speaking, STOP signs and STOP bars are not needed within parking lots. However, if
provided, they must meet MMUTCD requirements:
a. size (min. 24" for signs) and
b. location (right hand placement for STOP signs, and
c. minimum 4' separation of STOP bars from ped crossing markings).
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RESUBMISSION FOR SITE PLAN APPROVAL
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RESUBMISSION FOR SPA APPROVAL
RESUBMISSION FOR SPA APPROVAL
RESUBMISSION FOR PUD APPROVAL
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® — WITH THE EXISTING SITE CONDITIONS AND THE PROPOSED SCOPE
OF WORK (INCLUDING DIMENSIONS, LAYOUT, ETC) PRIOR TO
INITIATING THE IMPROVEMENTS IDENTIFIED WITHIN  THESE
DOCUMENTS. SHOULD ANY DISCREPANCY BE FOUND BETWEEN THE
EXISTING SITE CONDITIONS AND THE PROPOSED WORK THE
CONTRACTOR SHALL NOTIFY STONEFIELD ENGINEERING & DESIGN,
LLC. PRIOR TO THE START OF CONSTRUCTION.

THE CONTRACTOR SHALL OBTAIN ALL NECESSARY PERMITS AND
ENSURE THAT ALL REQUIRED APPROVALS HAVE BEEN OBTAINED
PRIOR TO THE START OF CONSTRUCTION. COPIES OF ALL REQUIRED
PERMITS AND APPROVALS SHALL BE KEPT ON SITE AT ALL TIMES
DURING CONSTRUCTION.

3. ALL CONTRACTORS WILL, TO THE FULLEST EXTENT PERMITTED BY
LAW, INDEMNIFY AND HOLD HARMLESS STONEFIELD ENGINEERING &
DESIGN, LLC. AND IT'S SUB-CONSULTANTS FROM AND AGAINST ANY
DAMAGES AND LIABILITIES INCLUDING ATTORNEY'S FEES ARISING
OUT OF CLAIMS BY EMPLOYEES OF THE CONTRACTOR IN ADDITION
TO CLAIMS CONNECTED TO THE PROJECT AS A RESULT OF NOT
CARRYING THE PROPER INSURANCE FOR WORKERS COMPENSATION,
LIABILITY INSURANCE, AND LIMITS OF COMMERCIAL GENERAL
LIABILITY INSURANCE.

4. THE CONTRACTOR SHALL NOT DEVIATE FROM THE PROPOSED
IMPROVEMENTS IDENTIFIED WITHIN THIS PLAN SET UNLESS APPROVAL
IS PROVIDED IN WRITING BY STONEFIELD ENGINEERING & DESIGN,
LLC.

THE CONTRACTOR IS RESPONSIBLE TO DETERMINE THE MEANS AND
METHODS OF CONSTRUCTION.

6. THE CONTRACTOR SHALL NOT PERFORM ANY WORK OR CAUSE
DISTURBANCE ON A PRIVATE PROPERTY NOT CONTROLLED BY THE
PERSON OR ENTITY WHO HAS AUTHORIZED THE WORK WITHOUT
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PRIOR WRITTEN CONSENT FROM THE OWNER OF THE PRIVATE
PROPERTY.

THE CONTRACTOR IS RESPONSIBLE TO RESTORE ANY DAMAGED OR
UNDERMINED STRUCTURE OR SITE FEATURE THAT IS IDENTIFIED TO
REMAIN ON THE PLAN SET. ALL REPAIRS SHALL USE NEW MATERIALS
TO RESTORE THE FEATURE TO ITS EXISTING CONDITION AT THE
CONTRACTORS EXPENSE.

CONTRACTOR IS RESPONSIBLE TO PROVIDE THE APPROPRIATE SHOP
DRAWINGS, PRODUCT DATA, AND OTHER REQUIRED SUBMITTALS
FOR REVIEW. STONEFIELD ENGINEERING & DESIGN, LLC. WILL REVIEW
THE SUBMITTALS IN ACCORDANCE WITH THE DESIGN INTENT AS
REFLECTED WITHIN THE PLAN SET.

THE CONTRACTOR IS RESPONSIBLE FOR TRAFFIC CONTROL IN
ACCORDANCE WITH MANUAL ON UNIFORM TRAFFIC CONTROL
DEVICES, LATEST EDITION.

THE CONTRACTOR IS REQUIRED TO PERFORM ALL WORK IN THE
PUBLIC RIGHT-OF-WAY IN ACCORDANCE WITH THE APPROPRIATE
GOVERNING AUTHORITY AND SHALL BE RESPONSIBLE FOR THE
PROCUREMENT OF STREET OPENING PERMITS.

THE CONTRACTOR IS REQUIRED TO RETAIN AN OSHA CERTIFIED
SAFETY INSPECTOR TO BE PRESENT ON SITE AT ALL TIMES DURING
CONSTRUCTION & DEMOLITION ACTIVITIES.

SHOULD AN EMPLOYEE OF STONEFIELD ENGINEERING & DESIGN, LLC.
BE PRESENT ON SITE AT ANY TIME DURING CONSTRUCTION, IT DOES
NOT RELIEVE THE CONTRACTOR OF ANY OF THE RESPONSIBILITIES
AND REQUIREMENTS LISTED IN THE NOTES WITHIN THIS PLAN SET.

STONEFIELD

engineering & design

I"=30" | PROJECTID: M-19301

l SITE PLAN
30 o 30 60'
™ e e —
GRAPHIC SCALE IN FEET DRAWING:
1" = 30"
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@ OFF-STREET PARKING REQUIREMENTS )

CODE SECTION | REQUIRED PROPOSED
§ TABLE 13.06-A PROFESSIONAL OFFICE: 334 TOTAL SPACES
| SPACE PER 300 NFA 211 SPACES SHARED
(137,187 NFA*)(1/300 NFA) = 458 SPACES WITH 20-28-101-047
§ TABLE 13.06-A COMMERCIAL / RETAIL:
| SPACE PER 250 GFA TOTAL: 545 SPACES
(3,000 GFA)(1/250 GFA) = 12 SPACES
§ TABLE 13.06-A RESTAURANT (STANDARD):
R —& | SPACE PER 2 SEATS AT MAXIMUM CAPACITY
(150 SEATS)(1/2 SEATS) = 75 SPACES
W. BIG BEAVER ROAD TOTAL: 458 + 12 + 75 =545 SPACES
1/2 WIDTH 120° PUBLIC RIGHT OF WAY § 13.06,.1 BARRIER FREE PARKING (501 - 1,000 SPACES): 20 SPACES
CONCRETE 2% OF TOTAL

@) 755(0.02) = 15 SPACES
e e B e e §13.11.C4 BICYCLE PARKING: PROVIDED SYMBOL DESCRIPTION
2 SPACES PER BUILDING
i s3] — = (5 BUILDINGS)(2 SPACES/BUILDING) = 10 SPACES — e c— CONDOMINIUM LINE
© —o Dra] § 13.06.F.3 MAXIMUM PARKING 334 SPACES
- — 120% OF REQUIRED PARKING
NN A N R o SR ~ L (1.20)(545 SPACES) = 654 SPACES

DESCRIPTION

RESUBMISSION FOR SITE PLAN APPROVAL
RESUBMISSION FOR SITE PLAN APPROVAL
RESUBMISSION FOR SITE PLAN APPROVAL

RESUBMISSION FOR SPA APPROVAL
RESUBMISSION FOR SPA APPROVAL
RESUBMISSION FOR SPA APPROVAL
RESUBMISSION FOR PUD APPROVAL

FOR SITE PLAN APPROVAL
FOR SITE PLAN APPROVAL

FOR CLIENT REVIEW
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KTH

PROPOSED CURB

W) WAIVER — = PROPOSED FLUSH CURB

BUILDING 'B'
PROPOSEL I o L RETAIL PROPOSED COMMERCIAL N *) NET FLOOR AREA IS ASSUMED TO BE 80% GROSS FLOOR AREA
Sl - RETAIL BUILDING Ql #999 BUILDING: (168,200 SF)(0.8) = 134,560 SF
’ 14,400 SF BUILDING C: (3,282 SF)(0.8) = 2,627 SF

05/10/2023
04/17/2023
02/06/2023
12/02/2022
06/01/2022
02/15/2022
12/08/2021
02/08/2021
10/14/2020
10/08/2020

-0 O (@) PROPOSED SIGNS / BOLLARDS

12

PROPOSED BUILDING
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GENERAL NOTES

I.  THE CONTRACTOR SHALL VERIFY AND FAMILIARIZE THEMSELVES

WITH THE EXISTING SITE CONDITIONS AND THE PROPOSED SCOPE

l OF WORK (INCLUDING DIMENSIONS, LAYOUT, ETC) PRIOR TO
INITIATING THE IMPROVEMENTS IDENTIFIED WITHIN  THESE

l DOCUMENTS. SHOULD ANY DISCREPANCY BE FOUND BETWEEN THE
EXISTING SITE CONDITIONS AND THE PROPOSED WORK THE

) CONTRACTOR SHALL NOTIFY STONEFIELD ENGINEERING & DESIGN,
LLC. PRIOR TO THE START OF CONSTRUCTION.

2. THE CONTRACTOR SHALL OBTAIN ALL NECESSARY PERMITS AND
ENSURE THAT ALL REQUIRED APPROVALS HAVE BEEN OBTAINED
PRIOR TO THE START OF CONSTRUCTION. COPIES OF ALL REQUIRED
PERMITS AND APPROVALS SHALL BE KEPT ON SITE AT ALL TIMES

LA A AT NI ANARDIA LS

i ﬁ_

@
B

© © 3. ALL CONTRACTORS WILL, TO THE FULLEST EXTENT PERMITTED BY
® LAW, INDEMNIFY AND HOLD HARMLESS STONEFIELD ENGINEERING &
DESIGN, LLC. AND IT'S SUB-CONSULTANTS FROM AND AGAINST ANY
DAMAGES AND LIABILITIES INCLUDING ATTORNEY'S FEES ARISING
OUT OF CLAIMS BY EMPLOYEES OF THE CONTRACTOR IN ADDITION
TO CLAIMS CONNECTED TO THE PROJECT AS A RESULT OF NOT
CARRYING THE PROPER INSURANCE FOR WORKERS COMPENSATION,
LIABILITY INSURANCE, AND LIMITS OF COMMERCIAL GENERAL
LIABILITY INSURANCE.
4. THE CONTRACTOR SHALL NOT DEVIATE FROM THE PROPOSED
o IMPROVEMENTS IDENTIFIED WITHIN THIS PLAN SET UNLESS APPROVAL
IS PROVIDED IN WRITING BY STONEFIELD ENGINEERING & DESIGN,
LLC.
5. THE CONTRACTOR IS RESPONSIBLE TO DETERMINE THE MEANS AND
METHODS OF CONSTRUCTION.
6. THE CONTRACTOR SHALL NOT PERFORM ANY WORK OR CAUSE
' DISTURBANCE ON A PRIVATE PROPERTY NOT CONTROLLED BY THE
PERSON OR ENTITY WHO HAS AUTHORIZED THE WORK WITHOUT
l PRIOR WRITTEN CONSENT FROM THE OWNER OF THE PRIVATE
PROPERTY.
7. THE CONTRACTOR IS RESPONSIBLE TO RESTORE ANY DAMAGED OR
I UNDERMINED STRUCTURE OR SITE FEATURE THAT IS IDENTIFIED TO
Kj REMAIN ON THE PLAN SET. ALL REPAIRS SHALL USE NEW MATERIALS
X TO RESTORE THE FEATURE TO ITS EXISTING CONDITION AT THE
CONTRACTORS EXPENSE.
CONTRACTOR IS RESPONSIBLE TO PROVIDE THE APPROPRIATE SHOP
| DRAWINGS, PRODUCT DATA, AND OTHER REQUIRED SUBMITTALS
| FOR REVIEW. STONEFIELD ENGINEERING & DESIGN, LLC. WILL REVIEW
e THE SUBMITTALS IN ACCORDANCE WITH THE DESIGN INTENT AS
|
|

S SR

5

®
®

.Q
SITE DEVELOPMENT PLANS

999 WEST BIG BEAVER ROAD
OAKLAND COUNTY, MICHIGAN

CITY OF TROY
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REFLECTED WITHIN THE PLAN SET.
9. THE CONTRACTOR IS RESPONSIBLE FOR TRAFFIC CONTROL IN
e ACCORDANCE WITH MANUAL ON UNIFORM TRAFFIC CONTROL
DEVICES, LATEST EDITION.

jo @ 10. THE CONTRACTOR IS REQUIRED TO PERFORM ALL WORK IN THE
L L o PUBLIC RIGHT-OF-WAY IN ACCORDANCE WITH THE APPROPRIATE STON EFIELD
| \ GOVERNING AUTHORITY AND SHALL BE RESPONSIBLE FOR THE _
I PROCUREMENT OF STREET OPENING PERMITS. engineering & design
Il. THE CONTRACTOR IS REQUIRED TO RETAIN AN OSHA CERTIFIED
SAFETY INSPECTOR TO BE PRESENT ON SITE AT ALL TIMES DURING

“ CONSTRUCTION & DEMOLITION ACTIVITIES. SCALE: I"=50' | PROJECTID: M-1930
— 7‘ 12.  SHOULD AN EMPLOYEE OF STONEFIELD ENGINEERING & DESIGN, LLC.

BE PRESENT ON SITE AT ANY TIME DURING CONSTRUCTION, IT DOES TITLE:
NOT RELIEVE THE CONTRACTOR OF ANY OF THE RESPONSIBILITIES )
AND REQUIREMENTS LISTED IN THE NOTES WITHIN THIS PLAN SET.

® © § Ema
o . ‘ —_—_———_—— - —_— OVERALL SITE PLAN
50' 0' 50' 100'
™ ™ —
GRAPHIC SCALE IN FEET
I" = 50"

DRAWING:
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DESCRIPTION

W. BIG BEAVER ROAD

1/2 WIDTH 120" PUBLIC RIGHT OF WAY
CONCRETE

DESCRIPTION

RESUBMISSION FOR SITE PLAN APPROVAL
RESUBMISSION FOR SITE PLAN APPROVAL
RESUBMISSION FOR SITE PLAN APPROVAL
RESUBMISSION FOR SPA APPROVAL
RESUBMISSION FOR SPA APPROVAL
RESUBMISSION FOR SPA APPROVAL
RESUBMISSION FOR PUD APPROVAL

FOR SITE PLAN APPROVAL
FOR SITE PLAN APPROVAL

FOR CLIENT REVIEW

SYMBOL

TC 701 49(EX)
BC 701.15(EX)

CONDOMINIUM LINE

G 702.65(EX)

ERW
KTH
KTH
KTH
KTH
KTH
KTH

TC 701.56(EX) |
00l
BC 701.31(EX) FE 100

| O |

TS 703.15
3 STEPS @ 6"
BS 701.65

PROPOSED GRADING CONTOUR

PROPOSED STORMWATER
YARD INLET  [{5D-605
RIM: 703.00
INVERT (S): 699.50
SUMP: 697.50
-a— o CED GE» CGEEEEEEEERAS G GED GEESGSSISEEEEED GET  GED zGEEEEEEEEENNND e =

X e TC 703.61(EX)
BC 703.21(EX)

PROPOSED GRADING RIDGELINE

05/10/2023
04/17/2023
02/06/2023
12/02/2022
06/01/2022
02/15/2022
12/08/2021
02/08/2021
10/14/2020
10/08/2020

RIDGELINE
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———————— —

PROPOSED STORMWATER

CATCHBASIN [ D-701] [ —D [ L L]
TOP OF CURB: 701.10
RIM: 700.60
12" INV (OUT-S):  696.43 i

T T/ = R
_ A S D

[
| FF=703.25 |

— TC 703.15
b BC 702.65

12

PROPOSED DIRECTION OF DRAINAGE FLOW

TC 703.20 PROPOSED GRADE SPOT SHOT

BC 702.70

NOT APPROVED FOR CONSTRUCTION

NIIodd

7:@2

TC 100.50
BC 100.00

T

PROPOSED TOP OF CURB /
BOTTOM OF CURB SPOT SHOT

PROPOSED 79 LF
8" SDR 26 PVC @
1.50% SLOPE

V:\M\2019\M-19301-AF JONNA-BIG BEAVER ROAD & CROOKS ROAD, TROY, M\CADD\PLOT\SDP-04-GRAD-STRM.DWG
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TC 703.00

BC 702.50

TC 703.25

BC 702.75

PROPOSED STORMWATER

CURB INLET

no. D-604

TOP OF CURB:

702.45

RIM:

701.95 | [Tc

INVERT (NE):

703.25

698.32 | [BC

INVERT (S):

702.75

698.00

i

TC

702.95

BC

702.45

~

%

Xi 702.30
)

1

naodl

TC 701.95
BC 701.45

HTC 70245
% BC 701.95

TC 703.15
/_ BC 70265

TC 702.60 {

BC 702.10

9

%N L L \J_I

702

TC 703.15
BC 702.65

G 702.65

G 70285

TC 702.25
BC 701.75

TC 702.00
BC 701.50

TC 701.50

FC 701.35

LI <&

BC 701.00

TC 702.04
BC 701.59

& LF 12" HDPE @

PROPOSED 165

1.75% SLOPE

PROPOSED STORMWATER
CATCH BASIN no.D-601
TOP OF CURB: 700.35
RIM: 699.85
12" INV (IN-N/S): 694.33

LF 12" HDPE @
1.00% SLOPE
N

— PROPOSED 140 LF 12"
HDPE @ 1.50% SLOPE

AN

" DTK]

PROPOSED 60 LF 8"
i HDPE @ 0.50% SLOPE

| 3

PROPOSED 35 ol

18" INV (OUT-E): 694.23

PROPOSED STORMWATER

CATCHBASIN [ D603]

TOP OF CURB: 700.35

PROPOSED 48
LF 12" HDPE @
1.00% SLOPE

RIM: 699.85
12" INV (IN-NW):  695.1 1

PROPOSED STORMWATER

CATCH BASIN no.D-602

I5"INV (OUT-E):  695.06

TOP OF CURB: 700.35

RIM: 699.85

12" INV (IN-W):  694.68

I5" INV (QUT-N):  694.68

=
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g

® ¥ O ©

&
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M

SUBMITTED UNDER
SEPARATE COVER

)

)

N

g
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PROPOSED FLUSH CURB SPOT SHOT

EXISTING GRADE SPOT SHOT

GRADING NOTES

ALL SOIL AND MATERIAL REMOVED FROM THE SITE SHALL BE
DISPOSED OF IN ACCORDANCE WITH LOCAL, STATE, AND FEDERAL
REQUIREMENTS. ANY GROUNDWATER DE-WATERING PRACTICES
SHALL BE PERFORMED UNDER THE SUPERVISION OF A QUALIFIED
PROFESSIONAL. THE CONTRACTOR IS REQUIRED TO OBTAIN ALL
NECESSARY PERMITS FOR THE DISCHARGE OF DE-WATERED
GROUNDWATER. ALL SOIL IMPORTED TO THE SITE SHALL BE
CERTIFIED CLEAN FILL. CONTRACTOR SHALL MAINTAIN RECORDS OF
ALL FILL MATERIALS BROUGHT TO THE SITE.

THE CONTRACTOR IS REQUIRED TO PROVIDE TEMPORARY AND/OR
PERMANENT SHORING WHERE REQUIRED DURING EXCAVATION
ACTIVITIES, INCLUDING BUT NOT LIMITED TO UTILITY TRENCHES, TO
ENSURE THE STRUCTURAL INTEGRITY OF NEARBY STRUCTURES AND
STABILITY OF THE SURROUNDING SOILS.

PROPOSED TOP OF CURB ELEVATIONS ARE GENERALLY 4 INCHES TO 7
INCHES ABOVE EXISTING GRADES UNLESS OTHERWISE NOTED. THE
CONTRACTOR WILL SUPPLY ALL STAKEOUT CURB GRADE SHEETS TO
STONEFIELD ENGINEERING & DESIGN, LLC. FOR REVIEW AND
APPROVAL PRIOR TO POURING CURBS.

THE CONTRACTOR IS RESPONSIBLE TO SET ALL PROPOSED UTILITY
COVERS AND RESET ALL EXISTING UTILITY COVERS WITHIN THE
PROJECT LIMITS TO PROPOSED GRADE IN ACCORDANCE WITH ANY
APPLICABLE MUNICIPAL, COUNTY, STATE AND/OR UTILITY
AUTHORITY REGULATIONS.

MINIMUM SLOPE REQUIREMENTS TO PREVENT PONDING SHALL BE AS
FOLLOWS:

e CURB GUTTER: 0.50%

o CONCRETE SURFACES: 1.00%

e ASPHALT SURFACES: 1.00%

A MINIMUM SLOPE OF 1.00% SHALL BE PROVIDED AWAY FROM ALL
BUILDINGS. THE CONTRACTOR SHALL ENSURE POSITIVE DRAINAGE
FROM THE BUILDING IS ACHIEVED AND SHALL NOTIFY STONEFIELD
ENGINEERING & DESIGN, LLC. IF THIS CONDITION CANNOT BE MET.
FOR PROJECTS WHERE BASEMENTS ARE PROPOSED, THE DEVELOPER IS
RESPONSIBLE TO DETERMINE THE DEPTH TO GROUNDWATER AT THE
LOCATION OF THE PROPOSED STRUCTURE. IF GROUNDWATER IS
ENCOUNTERED  WITHIN  THE  BASEMENT  AREA, SPECIAL
CONSTRUCTION METHODS SHALL BE UTILIZED AND
REVIEWED/APPROVED BY THE CONSTRUCTION CODE OFFICIAL. IF
SUMP PUMPS ARE UTILIZED, ALL DISCHARGES SHALL BE CONNECTED
DIRECTLY TO THE PUBLIC STORM SEWER SYSTEM WITH APPROVAL
FROM THE GOVERNING STORM SEWER SYSTEM AUTHORITY.

ADA NOTES

THE CONTRACTOR SHALL MAINTAIN A MAXIMUM 2.00% SLOPE IN
ANY DIRECTION WITHIN THE ADA PARKING SPACES AND ACCESS
AISLES.

THE CONTRACTOR SHALL PROVIDE COMPLIANT SIGNAGE AT ALL
ADA PARKING AREAS IN ACCORDANCE WITH STATE GUIDELINES.
THE CONTRACTOR SHALL MAINTAIN A MAXIMUM 5.00% RUNNING
SLOPE AND A MAXIMUM OF 2.00% CROSS SLOPE ALONG WALKWAYS
WITHIN THE ACCESSIBLE PATH OF TRAVEL (SEE THE SITE PLAN FOR
THE LOCATION OF THE ACCESSIBLE PATH). THE CONTRACTOR IS
RESPONSIBLE TO ENSURE THE ACCESSIBLE PATH OF TRAVEL IS 36
INCHES WIDE OR GREATER UNLESS INDICATED OTHERWISE WITHIN
THE PLAN SET.

THE CONTRACTOR SHALL MAINTAIN A MAXIMUM 2.00% SLOPE IN
ANY DIRECTION AT ALL LANDINGS. LANDINGS INCLUDE, BUT ARE
NOT LIMITED TO, THE TOP AND BOTTOM OF AN ACCESSIBLE RAMP,
AT ACCESSIBLE BUILDING ENTRANCES, AT AN AREA IN FRONT OF A
WALK-UP ATM, AND AT TURNING SPACES ALONG THE ACCESSIBLE
PATH OF TRAVEL. THE LANDING AREA SHALL HAVE A MINIMUM
CLEAR AREA OF 60 INCHES BY 60 INCHES UNLESS INDICATED
OTHERWISE WITHIN THE PLAN SET.

THE CONTRACTOR SHALL MAINTAIN A MAXIMUM 8.33% RUNNING
SLOPE AND A MAXIMUM 2.00% CROSS SLOPE ON ANY CURB RAMPS
ALONG THE ACCESSIBLE PATH OF TRAVEL. WHERE PROVIDED, CURB
RAMP FLARES SHALL NOT HAVE A SLOPE GREATER THAN 10.00% IF A
LANDING AREA IS PROVIDED AT THE TOP OF THE RAMP. FOR
ALTERATIONS, A CURB RAMP FLARES SHALL NOT HAVE A SLOPE
GREATER THAN 8.33% IF A LANDING AREA IS NOT PROVIDED AT THE
TOP OF THE RAMP. CURBS RAMPS SHALL NOT RISE MORE THAN 6
INCHES IN ELEVATION WITHOUT A HANDRAIL. THE CLEAR WIDTH
OF A CURB RAMP SHALL BE NO LESS THAN 36 INCHES WIDE.
ACCESSIBLE RAMPS WITH A RISE GREATER THAN 6 INCHES SHALL
CONTAIN COMPLIANT HANDRAILS ON BOTH SIDES OF THE RAMP
AND SHALL NOT RISE MORE THAN 30” IN ELEVATION WITHOUT A
LANDING AREA IN BETWEEN RAMP RUNS. LANDING AREAS SHALL
ALSO BE PROVIDED AT THE TOP AND BOTTOM OF THE RAMP.

A SLIP RESISTANT SURFACE SHALL BE CONSTRUCTED ALONG THE
ACCESSIBLE PATH AND WITHIN ADA PARKING AREAS.

THE CONTRACTOR SHALL ENSURE A MAXIMUM OF Y4 INCHES
VERTICAL CHANGE IN LEVEL ALONG THE ACCESSIBLE PATH. WHERE
A CHANGE IN LEVEL BETWEEN "4 INCHES AND ‘2 INCHES EXISTS,
CONTRACTOR SHALL ENSURE THAT THE TOP 4 INCH CHANGE IN
LEVEL IS BEVELED WITH A SLOPE NOT STEEPER THAN | UNIT
VERTICAL AND 2 UNITS HORIZONTAL (2:1 SLOPE).

THE CONTRACTOR SHALL ENSURE THAT ANY OPENINGS (GAPS OR

@

ign
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www.stonefieldeng.com
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DRAINAGE AND UTILITY NOTES

I.  THE CONTRACTOR IS REQUIRED TO CALL THE APPROPRIATE
AUTHORITY FOR NOTICE OF CONSTRUCTION/EXCAVATION AND
UTILITY MARK OUT PRIOR TO THE START OF CONSTRUCTION IN
ACCORDANCE WITH STATE LAW. CONTRACTOR IS REQUIRED TO
CONFIRM THE HORIZONTAL AND VERTICAL LOCATION OF UTILITIES
IN THE FIELD. SHOULD A DISCREPANCY EXIST BETWEEN THE FIELD
LOCATION OF A UTILITY AND THE LOCATION SHOWN ON THE PLAN
SET OR SURVEY, THE CONTRACTOR SHALL NOTIFY STONEFIELD
ENGINEERING & DESIGN, LLC. IMMEDIATELY IN WRITING.

2. THE CONTRACTOR IS RESPONSIBLE TO PROTECT AND MAINTAIN IN
OPERATION ALL UTILITIES NOT DESIGNATED TO BE REMOVED.

3. THE CONTRACTOR IS RESPONSIBLE FOR REPAIRING ANY DAMAGE TO

V:\M\2019\M-19301-AF JONNA-BIG BEAVER ROAD & CROOKS ROAD, TROY, MN\CADD\PLOT\SDP-05-UTIL.DWG

ANY EXISTING UTILITY IDENTIFIED TO REMAIN WITHIN THE LIMITS OF

|
!
|
|
|
|
<)| THE PROPOSED WORK DURING CONSTRUCTION.
I
I
I
|

4. A MINIMUM HORIZONTAL SEPARATION OF 10 FEET IS REQUIRED
BETWEEN ANY SANITARY SEWER SERVICE AND ANY WATER LINES. IF
THIS SEPARATION CANNOT BE PROVIDED, A CONCRETE
ENCASEMENT SHALL BE UTILIZED FOR THE SANITARY SEWER SERVICE
AS APPROVED BY STONEFIELD ENGINEERING & DESIGN, LLC.

5. ALL WATER LINES SHALL BE VERTICALLY SEPARATED ABOVE SANITARY
SEWER LINES BY A MINIMUM DISTANCE OF 18 INCHES. IF THIS
SEPARATION CANNOT BE PROVIDED, A CONCRETE ENCASEMENT
SHALL BE UTILIZED FOR THE SANITARY SEWER SERVICE AS APPROVED
BY STONEFIELD ENGINEERING & DESIGN, LLC.

6. THE CONTRACTOR TO PERFORM A TEST PIT PRIOR TO
CONSTRUCTION (RECOMMEND 30 DAYS PRIOR) AT LOCATIONS OF
EXISTING UTILITY CROSSINGS FOR WATER AND SANITARY SEWER
CONNECTION IMPROVEMENTS. SHOULD A CONFLICT EXIST, THE
CONTRACTOR  SHALL IMMEDIATELY NOTIFY ~ STONEFIELD
ENGINEERING & DESIGN, LLC. IN WRITING.

7. THE CONTRACTOR IS RESPONSIBLE FOR COORDINATING GAS,
ELECTRIC AND TELECOMMUNICATION CONNECTIONS WITH THE
APPROPRIATE GOVERNING AUTHORITY.

8. CONTRACTOR SHALL START CONSTRUCTION OF ANY GRAVITY
SEWER AT THE LOWEST INVERT AND WORK UP-GRADIENT.

9. THE CONTRACTOR IS RESPONSIBLE TO MAINTAIN A RECORD SET OF
PLANS REFLECTING THE LOCATION OF EXISTING UTILITIES THAT

@ \g f— HAVE BEEN CAPPED, ABANDONED, OR RELOCATED BASED ON THE

1
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DEMOLITION/REMOVAL ACTIVITIES REQUIRED IN THIS PLAN SET. THIS

DOCUMENT SHALL BE PROVIDED TO THE OWNER FOLLOWING

COMPLETION OF WORK.

i 10. THE CONTRACTOR IS RESPONSIBLE TO MAINTAIN A RECORD OF THE

| AS-BUILT LOCATIONS OF ALL PROPOSED UNDERGROUND
INFRASTRUCTURE.  THE CONTRACTOR SHALL NOTE ANY

. . DISCREPANCIES BETWEEN THE AS-BUILT LOCATIONS AND THE STON E FI E LD
LOCATIONS DEPICTED WITHIN THE PLAN SET. THIS RECORD SHALL BE :

PROVIDED TO THE OWNER FOLLOWING COMPLETION OF WORK. enginee"ng & deSign
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PROPOSED MIXED USE
REDEVELOPMENT

SITE DEVELOPMENT PLANS

2
Q o
< =
30 §
-

+ —
i - ocx X
0.1 ‘ 02 0 9| 2 3.8 i8 5 g X Mirada Post Top - MPP cg =
. . 7.7 6.9 I Outdoor LED Post Top &b : t

|, N
T T ol Z
O@ | @% O 2| r te o i 9 + . J I + . The Mirada Post Top (MPP) transcends f*ll m > -}

P . traditi | lighting by blendi d o0
o) EX (25" | 15 14 13[ach7 == ==57 < A : . : ) . . " - S e e e 8909

: .3 O 4 O 2 ( Y, : ° . + seamlessly. Its day-form can bring an . M o
Y + L 4 ° M 03 + + : ° organic look into environments and it's after e I- |— ﬂ
0.2 O 3 O 9 4 y % + + o 6 0o O . " + : dusk features include premium distributions, 7,38 Z
s o 6.5 2.4 l 7 , O 1 t + 4 NI N . . * + high product configurability, and intelligent d [Tm] o <
. ' .6 @ l 5 , y + + 4 . L 770 3 . v ¥ + i ' controls. The Mirada Post Top (MPP) creates (9] ; |
. ), . . ) () 4 + ° . . 5 + + a paradox of unrecognized aesthetics and o >= v
. . ¢ %o o0 © o ° o o c e @ p oy performance to enhance any site. < g b= <
+ + —
53, 48 B85 29 95 28 S + o =800
: : 0 107 88 65 997 5y
3 6 49 9 7 9 EX (10) EX (10 EX (10) o 5t 0 o FE st | S GENERAL LIGHTING NOTES
' S oot I, THE LIGHTING LEVELS DEPICTED WITHIN THE PLAN SET ARE CALCULATED
w or crack with age and provides a
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UTILIZING DATA OBTAINED FROM THE LISTED MANUFACTURER. ACTUAL
ILLUMINATION LEVELS AND PERFORMANCE OF ANY PROPOSED LIGHTING
FIXTURE MAY VARY DUE TO UNCONTROLLABLE VARIABLES SUCH ARE
WEATHER, VOLTAGE SUPPLY, LAMP TOLERANCE, EQUIPMENT SERVICE LIFE
AND OTHER VARIABLE FIELD CONDITIONS.

2.  WHERE APPLICABLE, THE EXISTING LIGHT LEVELS DEPICTED WITHIN THE
PLAN SET SHALL BE CONSIDERED APPROXIMATE. THE EXISTING LIGHT
LEVELS ARE BASED ON FIELD OBSERVATIONS AND THE MANUFACTURER'S
DATA OF THE ASSUMED OR MOST SIMILAR LIGHTING FIXTURE MODEL.

3. UNLESS NOTED ELSEWHERE WITHIN THIS PLAN SET, THE LIGHT LOSS
FACTORS USED IN THE LIGHTING ANALYSIS ARE AS FOLLOWS:

o e LIGHT EMITTING DIODES (LED):  0.90

%mm) e HIGH PRESSURE SODIUM: 0.72

A’:ssfl‘;;l%:;z%;}vtz\%:;;vwe meets a minimum Category C Low e METAL HALIDE: 0.72 sTO N E F I E LD
o o 4. THE CONTRACTOR SHALL NOTIFY STONEFIELD ENGINEERING & DESIGN,

acy LEDs mounted to metal-core circuit board to maximize heat -
T ety o ot st o ot et LLC. IN WRITING, PRIOR TO THE START OF CONSTRUCTION, OF ANY engineering & design
Wi‘hFCE:‘;acﬂ;’:'r‘icanmmicmm)mwgmmm PROPOSED LIGHTING LOCATIONS THAT CONFLICT WITH EXISTING/
PROPOSED DRAINAGE, UTILITY, OR OTHER IMPROVEMENTS.
LSindusties 1 0000 Allonce R Cncinnti G 5262w ndustfes o 5372 200 8L nuses . Al g esenves 5. THE CONTRACTOR IS RESPONSIBLE TO PREPARE A WIRING PLAN AND . "=30' | PROJECTID: M-1930I
IS - PROVIDE ELECTRIC SERVICE TO ALL PROPOSED LIGHTING FIXTURES. THE
CONTRACTOR IS REQUIRED TO PREPARE AN AS-BUILT PLAN OF WIRING

AREA LlG HTS 'H' AND PROVIDE COPIES TO THE OWNER AND STONEFIELD ENGINEERING &

123 110 54

« Available in 5000K, 4000K, 3000K, and 2700K color temperatures per ANSI
C78.377.

* Minimum CRI of 70. Optional 80 CRI available, consult factory for lead time.

« Integral Louver (IL) option available for improved back-light control without
sacrificing street side performance. See page 5 for more details.

« Minimal uplight with less than 3% of the total lumen output going above
90D

+2.7 + + + + + +
37 42 460 44 4 71 85 932 9o 78 61 °

Electrical

« High-performance driver features over-voltage, under-voltage, short-circuit
and over temperature protection.

+0-10V dimmi

« Standard sal Voltage (120-277 Vac) Input 50/60 Hz or optional High

Voltage (347-480 Vac).
+L92 Calculated Life: >100k Hours (See Lumen Maintenance on Page 2)
+ « Total hari istortion: <20%
ing

rature: -40°C to +50°C (-40°F to +122°F). 72L Package is

(10% - 100%) standard.
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PROPOSED LUMINAIRE SCHEDULE 30 o 30° o' LIGHTING PLAN
SYMBOL  |LABEL |QUANTITY |SECURITY LIGHTING DISTRIBUTION| LLF |MANUFACTURER |IES FILE ey —
DRAWING:
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LANDSCAPING REQUIREMENTS
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4— § 13.02.D-2 ROW GREENBELT: PROVIDED FIE|E|[2/2(&/&/&]8 W)
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PROPERTY DESCRIPTION

TITLE REPORT NOTE

THE LAND SITUATED IN THE TROY, COUNTY OF OAKLAND, STATE OF MICHIGAN,
IS DESCRIBED AS FOLLOWS:

TOGETHER WITH THE FOLLOWING EASEMENTS:

A SIX (6) FOOT PRIVATE EASEMENT FOR SANITARY SEWER, BEING A PART OF

‘BEING A PART OF THE NORTHWEST 1/4 OF SECTION 28, TOWN 2 NORTH,

ONLY THOSE EXCEPTIONS CONTAINED WITHIN THE STEWART TITLE
GUARANTY COMPANY FILE No. 63—19650824—SCM, REVISION 4,
DATED SEPTEMBER 03, 2019, AND RELISTED BELOW WERE

AND A TWELVE (12) FOOT PRIVATE EASEMENT FOR PUBLIC STORM SEWER,

RANGE 11 EAST, CITY OF TROY, OAKLAND COUNTY, MICHIGAN, BEING MORE

17. EASEMENT GRANTED TO CONSUMERS POWER COMPANY FOR
CONSTRUCTION, OPERATION AND MAINTENANCE OF GAS MAINS
RECORDED IN LIBER 10447, PAGE 61, OAKLAND COUNTY RECORDS

y <
2z
o w S
PARCEL 1: THEE NORTHWEST 1/4 OF SECTION 28, TOWN 2 NORTH, RANGE 11 EAST, CITY PARTICULARLY DESCRIBED AS: BEGINNING AT A POINT DISTANT SOUTH 2 CONSIDERED FOR THIS SURVEY. NO OTHER RECORDS RESEARCH WAS ~ (AFFECTS PARCEL 2). (AS SHOWN) NORTH ws S8 £
PART OF THE NORTHWEST 1/4, SECTION 28, TOWN 2 NORTH, RANGE 11 EAST, OF TROY, OAKLAND COUNTY, MICHIGAN, BEING MORE PARTICULARLY DESCRIBED DEGREES 25 MINUTES 41 SECONDS EAST 60 FEET AND NORTH 87 DEGREES 28  PERFORMED BY THE CERTIFYING SURVEYOR. zZ oy ¢
CITY OF TROY, OAKLAND COUNTY, MICHIGAN, BEGINNING AT POINT DISTANT AS: BEGINNING AT A POINT DISTANT SOUTH 02 DEGREES 25 MINUTES 41 MINUTES 55 SECONDS EAST 470 FEET AND SOUTH 2 DEGREES 31 MINUTES 5 18. PERMANENT EASEMENT GRANTED TO THE CITY OF TROY FOR O 28 9
SOUTH 02 DEGREES 21 MINUTES 41 SECONDS EAST 400 FEET FROM SECONDS EAST 60.00 FEET, NORTH 87 DEGREES 28 MINUTES 55 SECONDS SECONDS EAST 452 FEET AND NORTH 87 DEGREES 28 MINUTES 55 SECONDS 8. EASEMENT GRANTED TO THE OAKLAND COUNTY DEPARTMENT OF CONSTRUCTION, OPERATION AND MAINTENANCE OF SIDEWALK Z3s s 0
NORTHWEST SECTION CORNER; THENCE NORTH 87 DEGREES 34 MINUTES 19 EAST 710 FEET AND SOUTH 02 DEGREES 31 MINUTES 05 SECONDS EAST EAST 228 FEET FROM THE NORTHWEST CORNER OF SECTION 28; THENCE PUBLIC WORKS FOR CONSTRUCTION, OPERATION AND MAINTENANCE RECORDED IN LIBER 17099, PAGE 354, OAKLAND COUNTY RECORDS wz o= 0
ggggmgg Evﬁ:g g(ioFggETl;: EEENTCHEE '\ll\lé)ERTNHO F?TzH Dé—:7c;RDEEEGsR EzEss legu&ﬁ\lsu;gs o 446.00 FEET FROM THE NORTHWEST CORNER OF SAID SECTION 28; THENCE NORTH 87 DEGREES 28 MINUTES 55 SECONDS EAST 12 FEET; THENCE SOUTH 2 OF SANITARY SEWER RECORDED IN LIBER 4609, PAGE 780, (AFFECTS PARCEL 1). (AS SHOWN) GRAPHIC SCALE L %
; . ; NORTH 87 DEGREES 28 MINUTES 55 SECONDS EAST 115.00 FEET; THENCE DEGREES 31 MINUTES 5 SECONDS EAST 115 FEET; THENCE SOUTH 87 DEGREES  OAKLAND COUNTY RECORDS (AFFECTS PARCELS 1, 2 AND 3) (DOES o
2 SECONDS EAST 410 FEET; THENCE SOUTH 02 DEGREES 31 MINUTES 05 SOUTH 02 DEGREES 31 MINUTES 05 SECONDS EAST 6.00 FEET; THENCE SOUTH 28 MINUTES 55 SECONDS WEST 12 FEET; THENCE NORTH 2 DEGREES 31 NOT CROSS NOR ABUT SUBJéCT PARCELS) ) 19. TERMS AND PROVISIONS CONTAINED IN VOLUNTARY AGREEMENT a2 Qe sy &
0 SECONDS EAST 542 FEET; THENCE NORTH 87 DEGREES 28 MINUTES 55 87 DEGREES 28 MINUTES 55 SECONDS WEST 115.00 FEET; THENCE NORTH 02 MINUTES 5 SECONDS WEST 115 FEET TO THE POINT OF BEGINNING IN FAVOR OF FOR LANDSCAPE INSTALLATION AND MAINTENANCE RECORDED IN LIBER ? 25 n P l vEo 88 E
X SECONDS EAST 355 FEET; THENCE SOUTH 02 DEGREES 31 MINUTES 05 DEGREES 31 MINUTES 05 SECONDS WEST 6.00 FEET TO THE POINT OF GRANTEES PROPERTY. 9. EASEMENT GRANTED TO THE CITY OF TROY FOR CONSTRUCTION, 17099, PAGE 443, OAKLAND COUNTY RECORDS (AFFECTS PARCELS 1). L>> <3 0
8 ggggmgg Evﬁ:g 18 1255 ZEETF;EETE%ENEEUJSR% gg@ggggég thgNLhJATIEaTEEZ » BEGINNING. PARGEL 3 OPERATION AND MAINTENANCE OF STORM SEWER RECORDED IN LIBER (AS SHOWN) 254 S &
: ; : 5583, PAGE 451, OAKLAND COUNTY RECORDS (AFFECTS PARCEL 2). ann <
© SECONDS WEST 227 FEET TO BEGINNING, EXCEPT THAT PART TAKEN FOR BIG AND A TWELVE (12) FOOT PRIVATE EASEMENT FOR PUBLIC SANITARY SEWER, A PART OF THE NORTHWEST 1/4 OF SECTION 28, TOWN 2 NORTH, RANGE 11 (AS SHOWN) ( ) 20. TERMS, CONDITIONS, PROVISIONS AND STIPULATIONS CONTAINED ( IN FEET ) = 8.
BEAVER ROAD DESCRIBED AS BEGINNING AT POINT DISTANT SOUTH 02 DEGREES BEING A PART OF THE NORTHWEST 1/4 OF SECTION 28, TOWN 2 NORTH EAST, CITY OF TROY, OAKLAND COUNTY, MICHIGAN, BEING MORE PARTICULARLY IN DECLARATION OF TAKING RECORDED IN LIBER 37688, PAGE 64 AND 1 inch = 50 ft. uw 5
25 MINUTES 41 SECONDS EAST 60 FEET AND NORTH 87 DEGREES 28 MINUTES RANGE 11 EAST, CITY OF TROY, OAKLAND COUNTY, MICHIGAN, BEING MORE DESCRIBED AS BEGINNING AT A POINT ON THE EAST LINE OF CROOKS ROAD 10. TERMS, PROVISIONS, COVENANTS, RESTRICTIONS AND OTHER PARTIAL CONSENT JUDGMENT ENTERED DECEMBER 29, 1994 IN el g & 9
55 SECONDS EAST 60 FEET FROM NORTHWEST SECTION CORNER; THENCE PARTICULARLY DESCRIBED AS: BEGINNING AT A POINT DISTANT SOUTH 02 (120 FEET WIDE) DISTANT SOUTH 02 DEGREES 25 MINUTES 41 SECONDS EAST  MATTERS CONTAINED IN RESTRICTIONS, COVENANTS AND AGREEMENTS OAKLAND COUNTY CIRCUIT COURT CASE NO. 94-480120—CC ENTITLED, MANHOLE SCHEDULE $ES o
NORTH 87 DEGREES 28 MINUTES 55 SECONDS EAST 410 FEET, THENCE SOUTH DEGREES 25 MINUTES 41 SECONDS EAST 60.00 FEET, NORTH 87 DEGREES 28 626.91 FEET AND NORTH 87 DEGREES 34 MINUTES 19 SECONDS EAST 60.00 RELATING TO LAND RECORDED IN LIBER 5614, PAGE 70, OAKLAND CITY OF TROY, A MICHIGAN MUNICIPAL CORPORATION, PLAINTIFF VS. h SEE @
KIRTS BLVD 02 DEGREES 31 MINUTES 05 SECONDS EAST 42 FEET, THENCE SOUTH 87 MINUTES 55 SECONDS EAST 710.00 FEET, SOUTH 02 DEGREES 31 MINUTES 05 FEET FROM THE NORTHWEST CORNER OF SAID SECTION 28; THENCE NORTH 87  COUNTY RECORDS (AFFECTS PARCELS 1, 2 AND 3). (BLANKET KELLY PROPERTIES, INC., A MICHIGAN CORPORATION; ANDRIES—BUTLER STORM CATCH BASIN #1227 e ; S&S 0
: DEGREES 28 MINUTES 55 SECONDS WEST 410.07 FEET; THENCE NORTH 02 X PROPERTIES, A MICHIGAN REGISTERED CO—PARTNERSHIP; AND THE # INV. 127 NW=694.31 I o« 92 ¢
DEGREES 25 MINUTES 41 SECONDS WEST 42 FEET TO BEGINNING, ALSO EXCEPT SECONDS EAST 115,00 FEET FROM THE NORTHWEST CORNER OF SAID SECTION DEGREES 31 MINUTES 05 SECONDS EAST 306.70 FEET: THENCE SOUTH &7 /oo SEE DOCUMENT FOR TERUS AND CONDITIONS) MASTIN DRAIN DRAINAGE DISTRICT, DEFENDANTS® (AFFECTS PARCELS 1 RIM=698.29’ STORM CATCH BASIN #13920 s = =
s A . s N - . a
THAT PART TAKEN FOR CROOKS ROAD DESCRIBED AS BEGINNING AT A POINT 28; THENCE NORTH 87 DEGREES 28 MINUTES 55 SECONDS EAST 12.00 FEET; DEGREES 23 MINUTES 39 SECONDS WEST 529.37 FEET TO A POINT ON THE 11. RIGHT OF WAY GRANTED TO THE MASTER DRAIN DRAINAGE AND 2). (AS SHOWN) INV. 217 S=691.94’ RIM=699.11’ E 3 £
DISTANT SOUTH 02 DEGREES 25 MINUTES 41 SECONDS EAST 400 FEET AND THENCE SOUTH 02 DEGREES 21 MINUTES 05 SECONDS EAST 121.00 FEET; EAST LINE OF CROOKS ROAD; THENCE ALONG SAID EAST LINE OF CROOKS DISTRICT FOR CONSTRUCTION, OPERATION AND MAINTENANCE OF INV. 18" W=692.09’ INV. 12" NE=695.36’ i S on 9
T e s o 1o e T e T o o WeST THENCE SOUTH 87 DEGREES 28 MINUTES 55 SECONDS WEST 12.00 FEET; ROAD NORTH 02 DEGREES 25 MINUTES 41 SECONDS WEST 307.51 FEET TO THE MASTER DRAIN RECORDED IN LIBER 6141, PAGE 542, OAKLAND 21. EASEMENT GRANTED TO THE CITY OF TROY FOR CONSTRUCTION, INV. 12" NW=694.09’ <= X
27 FEET; THENCE SOUTH 02 DEGREES 25 MINUTES 41 SECONDS EAST 226.91 THENCE 02 DEGREES 31 MINUTES 05 SECONDS WEST 121.00 FEET TO THE POINT OF BECINNING. COUNTY RECORDS (AFFECTS PARCELS 1, 2 AND 3). (ONE EASEMENT, OPERATION AND MAINTENANCE OF WATERMAIN RECORDED IN LIBER STORM CATCH BASIN #13926 = 22 3
EET; 9 POINT OF BEGINNING. DUMPSTER_ > ¢ “r¢ AS SHOWN; FOUR OTHER EASEMENTS DO NOT CROSS NOR ABUT 6279, PAGE 509, OAKLAND COUNTY RECORDS (AFFECTS PARCEL 3). STORM CATCH BASIN #11306 RIM=698 24’ B
VICINITY MAP FEET, THENCE SOUTH 87 DEGREES 28 MINUTES 55 SECONDS WEST 27 FEET; «[ENCLOSURE - SUBJECT PARCELS) (AS SHOWN) =698. $8
THENCE NORTH 02 DEGREES 25 MINUTES 41 SECONDS WEST 226.95 FEET TO PARKING D o WK RIM=701.57' INV. 12" SE=694.24' =
(NOT TO SCALE) THE POINT OF BEGINNING. tASPHALT N~ F 12. SANITARY SEWER EASEMENT RECORDED IN LIBER 6144, PAGE 853 22. WATER MAIN EASEMENT GRANTED TO THE CITY OF TROY INV. 127 N=697.22' b1
PARCEL 2: HANDICAP PARKING = 19 STALLS AND RATIFICATION OF EASEMENT RECORDED IN LIBER 11819, PAGE 21, ~ RECORDED IN LIBER 8558, PAGE 310, OAKLAND COUNTY RECORDS INV. 15” SE=697.17’ STORM_CATCH BASIN #13939 o o
PART OF THE NORTHWEST 1/4 OF SECTION 28, TOWN 2 NORTH, RANGE 11 STANDARD PARKING = 810 STALLS __ & SsANg OAKLAND COUNTY RECORDS (AFFECTS PARCEL 2). (AS SHOWN) (AFFEGTS PARCEL 3). (AS SHOWN) STORM CATCH BASIN #1484 o 697 80
EAST, CITY OF TROY, OAKLAND COUNTY, MICHIGAN, BEING MORE PARTICULARLY . : ~PK NAIL 13. EASEMENT GRANTED TO THE CITY OF TROY FOR CONSTRUCTION, 23. EASEMENT FOR GAS PIPELINE GRANTED TO THE CITY OF TROY : : =09/
PARCEL AREA DESCRIBED AS FOLLOWS: BEGINNING AT A POINT DISTANT SOUTH 02 DEGREES BASIS OF BEARING EAsgéEﬂﬂ-__%RPFFSLVBAJE z OPERATION AND. MAINTENANCE OF SANITARY SEWER RECORDED. IN RECORDED IN LIBER 8558, PAGE 312, OAKLAND COUNTY RECORDS RIM=698.03
25 MINUTES 41 SECONDS EAST 60 FEET AND NORTH 87 DEGREES 28 MINUTES s LIBER 6144, PAGE 856 AND RATIFICATION OF EASEMENT RECORDED IN  (AFFECTS PARCEL 3). (AS SHOWN) INV. 18" E=692.43' STORM _MANHOLE #14051 :
PARCEL 1: 256,327+ SQUARE FEET = 5.885+ ACRES 55 SECONDS EAST 470 FEET FROM THE NORTHWEST CORNER OF SECTION 28; SOUTH 02°25'41” EAST, BEING THE WEST SANITARY SEWER AS—<si i z LIBER 11819, PAGE 26, OAKLAND COUNTY RECORDS (AFFECTS PARCEL INV. 12" W=893.93" RIM=704.12’ z
PARCEL 2: 98,401t SQUARE FEET = 2.259% ACRES THENCE NORTH 87 DEGREES 28 MINUTES 55 SECONDS EAST 240 FEET; LINE OF SECTION 28, AS SHOWN. DESCRIBED & L.6144, P.BS6 oy “\All— @ 2). (AS SHOWN) ' 24. STORM DRAIN EASEMENT GRANTED TO THE CITY OF TROY ' I INV. 18" NE=699.27’ <
2 CONSTRUCTION, OPERATION AND MAINTENANCE OF GAS MAINS , : : O
B G X T e 2 EEE ] DEEED TR YA [ORPOSES, AS 6'x115" PRIVATE EASEMENT = & pab e 107 SAN. RECORDED IN LIBER 6173, PAGE 516, OAKLAND COUNTY RECORDS 25. SANITARY SEWER EASEMENT GRANTED TO THE CITY OF TROY INV. 12" N=697.91 =
: : : PARCEL ID: FOR SANITARY SEWER AS & . (AFFECTS PARCEL 1). (AS SHOWN) RECORDED IN LIBER 8558, PAGE 317, OAKLAND COUNTY RECORDS INV. 12” W=697.86 STORM CATCH BASIN #14052
BENCHMARK FOUND 1/2" 20— 28-101—068 DESCRIBED & L.6144, P.853 \/ = (AFFECTS PARCEL 3). (AS SHOWN) RIM=703.78 S 5o
REBAR W . & RATIFIED IN L.11819, P.21 5 15. EASEMENT GRANTED TO CONSUMERS POWER COMPANY FOR STORM CATCH BASIN #11746 INV. 12" W=698.68’
T NCHMARK #1 NORTH 1/4 ILLEGIBLE/CAP OWNER OF RECORD: Bl CONSTRUCTION,. OPERATION AND MAINTENANCE OF GAS MAINS 26. UNDERGROUND EASEMENT GRANTED TO THE DETROIT EDISON RIM=701.57" LLI ©)
, CORNER OF BOSTICK 801 LLC FOUND 1/2” nehatls RECORDED IN LIBER 6248, PAGE 216, OAKLAND COUNTY RECORDS COMPANY AND MICHIGAN BELL TELEPHONE COMPANY FOR = N ©
ARROW ON HYDRANT LOCATED APPROXIMATELY 201 / X |5 ' ' CONSTRUCTION, OPERATION AND MAINTENANCE OF UTILITY LINE AND INV. 12" $=698.12' STORM_MANHOLE #14055 =
SOUTH—SOUTHEAST OF THE NORTHWEST CORNER OF SUBJECT ?ﬁ%“ogﬁg» | \\ REBAR W/—— <% ; NE (AFFECTS PARCEL 2). (AS SHOWN) COMMUNIGATIONS. FAILITIES RECORDED IN LIBER 8561, PAGE 278, ' ' RIM=704.39’ Q
PARCEL 2 AND THE NORTHEAST CORNER OF SUBJECT PARCEL 1. ST ‘ ‘ / ASPHALT CAP #466/2 T ! o 16. STORM SEWER EASEMENT GRANTED TO KIMBERLY SCOTT OAKLAND COUNTY RECORDS. (AS SHOWN. LIBER 8561, PAGE 279, STORM MANHOLE #12128 INV. 18" N=698.84’ b A
ELEVATION = 701.55" (NAVD 88 DATUM) \\ y > \\ A\7\~ ST W = CORPORATION RECORDED IN LIBER 6348, PAGE 194, OAKLAND COUNTY APPEARS TO BE A DIFFERENT DOCUMENT THAT CONVEYS ALL OF RIM=703.87’ INV. 12" W=699 04’ £ —
i NCHMARK o8 R ASPHALT LW 452.00/(R&M) : ! 87147 RECORDS (AFFECTS PARCELS 1 AND 2). (AS SHOWN) PARCEL 3 AND ADDITIONAL LAND TO THE SOUTHEAST) INV. 54” N=697.07’ C’) < 2
SITE_BENCHMARK $2 , TRAREHS $02'31°05 EU . — 27. TERMS AND PROVISIONS CONTAINED WITHIN, AND EASEMENTS INV. 54" $=696.57" STORM _CATCH BASIN £80026 LLI z0 U
ﬁgg?&_ﬁg;ﬂgié?TolgogﬁgEsDoﬁﬁxgngMé(T)ENYEF; 3§FiSUB JECT Slg'\éﬁlg e ! \ | CONG. qURP AR Ir s HOTT Sand = 12'x115" PRIVATE EASEMENT CREATED BY CROSS—ACCESS OR JOINT-DRIVE EASEMENT RECORDED IN RIM=701.14 =z % -
o | ‘ , ‘l | 19" #12842 73 FOR PUBLIC STORM SEWER LIBER 9386, PAGE 804, OAKLAND COUNTY RECORDS (AFFECTS STORM CATCH BASIN #12139 INV. 12" E=695.59’ ~d O o 00 —
PARCEL 1 AND THE l'\lORTHWEST CORNER OF SUBJECT PARCEL 3. : Yo% | =~ ONC : AS DESCRIBED & RECORDED PARCELS 4). (AS SHOWN) RIM=703.30" INV. 12" W=696.34’ I\ ) AN —
ELEVATION = 705.52" (NAVD 88 DATUM) S N IN L6348, P.194 INV. 12" W=698.95" ) ) N 0z Ll
#6485 ’ MANHOLE ' T STORM _CATCH BASIN #80240 N © % O
PARCEL ID: ;
| = ASPHALT 20— 28N 01— 065 SCHEDULE CONT. storM CATCH BASIN #12263 RIM=704.85 <QFZ
SURVEYOR'S NOTE | = > OWNER OF \RECORD: ENCLOSURE \ \ STORM_CATCH BASIN #75073 RIM=699.96 , INV. 12" NW (T/PIPE)=701.60 Q L0
T)_l SG TROY PLACE LLC  TENNIS “ RIM=704.71 INV. 127 E=695.06 2 x N %
THE UNDERGROUND UTILITIES SHOWN HAVE BEEN LOCATED FROM FIELD PLASTIC g oz CHAINLINK COURT INV. 12" N=699.33 STORM MANHULE #80241 O T
o) = L oF
SURVEY INFORMATION AND EXISTING DRAWINGS. THE SURVEYOR MAKES NO VAULT o 18 \ FENCE | \ INV. 6" S=701.16 STORM CATCH BASIN #12388 RIM=705.00 , T L=
GUARANTEES THAT THE UNDERGROUND UTILITIES SHOWN COMPRISE ALL SUCH 8 [ ! RIM=698.68 ) INV. 54" N=696.90 Y =t O
UTILITES IN THE AREA, EITHER IN SERVICE OR ABANDONED. THE SURVEYOR A5 TR = W (=) | | | STORM MANHOLE 475076 INV. 12" SE=694.53 INV. 48" W=697.00 Lo, O
FURTHER DOES NOT WARRANT THAT THE UNDERGROUND UTILITIES SHOWN = PARCEL ID: ~ “ 00155 ] \ ~SPH.| CURB %‘ 730670 (R&M) | e PARCEL ID: RIM=704.60’ INV. 12" S=700.05" (,) xx,=Z
ARE IN THE EXACT LOCATION INDICATED ALTHOUGH HE DOES CERTIFY THAT | R 20-28-101-032 = BN R T ONC 5023105 E(R&M)"306. l — 20-28-101-048 INV. 12" N=B698.55' STORM CATCH BASIN #12841 |Nv. 12" SE=700.05’ L\ <N
THEY ARE LOCATED AS ACCURATELY AS POSSIBLE FROM INFORMATION £\ T 19 e RN : , OWNER OF RECORD: INV. 48" CHANNEL E/W RIM=697.84' INV. 12" NW=700.60’ Q\ 0 ga
AVAILABLE. THE SURVEYOR HAS NOT PHYSICALLY LOCATED THE | L & 4_§TORY o I | B — ] B E ONCRETEL CUR \ | 1 ‘ CONTINENTAL PLAZA : , INV. 21” N=691.94° CI) '5.':" > Zz
UNDERGROUND UTILITIES OTHER THAN THE STRUCTURE INVENTORY SHOWN w19 COMMERCIAL  O'HANG—c} & R b= = = AL Q\ 1 £ | VENTURES LLC B/STRUCTURE=697.81 INV. 24” S=691.94’ STORM MANHOLE #80242 o< =
HEREON. o5 SONEE ; KA [ i \ \ P o P! X | _ , L O
BUILDING < X \ : BIE > i L ap vt N e . - @ STORM MANHOLE #75081 RIM=705.38
i 10%240" 1o PARCEL 2 < i ‘ < e a 12 x20" STQRM N\ S DRI MALHOLE # SANITARY MANHOLE #12842 V. 12" SE=701.18" ~ 2
8 CONSUMERS | DUMPSTER ! C T ENER BAELLENT, — f// INV. 12" N=700.83" RIM=699.99’ )
LEGEND POWER EASEMENT SORED & | CLOSURE || 1| o 2208, P.317 | = ' BEaae INV. 12" S=688.19’ SANITARY MANHOLE #80243 L ©
| : 641" [CONC' 3 |_FER FElt \ \ \ sM. ¢8 | | SOl ! \ STORM_MANHOLE #75092 INV. 12" E=688.14' mﬂ/=296é956;96 oo N =
. : o o =3 #8618 D, — o RIM=704.97’ - =0696.
@® FOUND MONUMENT (AS NOTED) 42" EXCEPTION. 16 s L T |l CRADEE: ; INV. 12" ESE=699.27" SANITARY MANHOLE #12843 ~
(4,) FOUND SECTION CORNER (AS NOTED) |  PARCEL 2.FOR [ E— S ;%“8 cane \ \ — ‘ INV. 3" W=B99 20" RIM=700.48' STORM CATCH BASIN #B80268 N %
(R&M) RECORD AND MEASURED DIMENSION R o oo PEkNTER-C R XRs € * — INV. 12 S=689.58' RIM=7053.76 , >
& L. » F. [ o ~Y IMZ00}6 12" WATER MAIN 1 STORM MANHOLE #75093 INV. 127 W=689.88 INV. 12" E=698.66
(R) RECORD DIMENSION b s TSR E B \ g \ (‘ EASEME \ RIM=704.83" INV. 127 NW=689.88’ 3
(M) MEASURED DIMENSION T8N | ) . c8 12'x122.89' STORM JTl | L.8558, P. F INV. 12" N=699.48' INV. 8" E=694.48" gﬁf%fggw BASIN #80514 _
® ELECTRIC MANHOLE §WATER & W S SEWERBSLé‘gE“F",EZﬂE“ #1334 4 \ | oz 2| \ INV. 12" $=699.28’ INV. 8" NW=694.28 NV, 12" Ee696.79 »
m ELECTRIC PANEL L w : / ; ¢ ‘ : T & H ‘ ) & —%o7) INV. 12 SW=699.48 STORM CATCH BASIN #13138 INV. 12" W=697.89’ *
: : W% 22\ / 1A 2 ol INV. 12" W=699.48' . ‘ ‘
[A] TRANSFORMER | ‘1 t \ \ o, ¥ 02:31'05"W(R ; 2" A & 510 \ BY — RIM=697.86
. ? D » ’
o UTILITY POLE POINT OF ONCRE aURE Lj I\\ 02°31'05"E - — = 8 \ o STORM CATCH BASIN #75098 INV. 127 W=694.96 STO_RM CATCH BASIN #86156
BECINNING c FiD.00 (REM)( \ walye <4 ™ \\ ! 127 s | B 6’| DETROIT if \ ‘ RIM=704.73’ RIM=699.52
g GAS METER PARCEL 2 LHNUDL’RFH\{M b 1'&'* ° : 10 D ) : EDISON| & ! \ ‘ \ \ 10’ GAS PIPELINE INV. 12" ’ S=699.43 STORM MAN,HOLE 13140 INV. 12:: E=69442"
X GAS VALVE 42.00'(R&M) 10@*;,{(0' o o _ 290N | 1 . MICHIGAN BELLT— | EASEMENT, \ ’ RIM=699.15 ’ INV. 12" W=694.62
o) TELEPHONE MANHOLE ' /%, B IEMPYRARY REAG BOLE, i’ RIM7021 5 | EsmE 5 | L8558, P.312 \ SANITARY MANHOLE 475130  INV. 127 N=693.20 STORM CATCH BASIN 486182
% WA RIGHT\OF W. L o B e Aeidly [ocdis \ \ | A STW. ¢ s RIM=705.37" INV. 12 © S=693.15 , "
i | ELECTRIC OUTLET | . 0 L s141p.54 88 o ‘ | ‘ 156 gg\ \ INV. 16" N=692.52' INV. 12" E=693.20’ RIM=698.46 , 4
7 CABLE TV RISER <\ - & \ < = + =3 INV. 8" W=692.92" INV. 18" NE=692.66 L
XX TRAFFIC SIGNAL | oo :li;) ol . cal 2 PR i PER FIEL . e ‘ ‘ STORM_MANHOLE #13141 INV. 12" W=693.91" 5
= AN ) : STM. — P MARKINGS ~ : = '
NDSCAPING , A s, cg/ ) \ \ PARCEL ID: RIM=700.07
= CROSSWALK SIGNAL o g "i 5%—@‘\‘%/ \ / A KNS ' 19‘6\ 4 N oy \ =1 \ BY OHER ' pARCEL 32’ 20-28-101-003 SWE%%EH BASIN #7915/ INV. 12" N=692.97’ STORM CATCH BASIN #86293 o
x AR aF & G i § . » ) — ]
® CLEANOUT 0 S ) & 8|2 RAISED W S o PARCEL ID: 2 5o INV. 12" S=699.58' INV. 21" S=692.87 RIM=697.90 : Blo
S RM702.8p [ i CaNC. % : 8 © , N Y. 19" NWebse a1 INV. 18" W=692.9" INV. 12" E=693.85 L
® SANITARY MANHOLE Z 3% N LX) Ny MPNSEREES & gy X ©|RiM700.59 \ \lgr_J \ 20-28-101-047 & 24’ INGRESS & : —ovE NO OTHER MISIBLE PIPES < |2
L 3200 g” f 4 N s
® ROUND CATCH BASIN Wz - s Be Shlgaem o] \ Pk \ ) RIM788.7% o | = | \ & EGRESS EASEMENT, SANITARY MANHOLE 475229 STORM MANHOLE #B86488 |
M. 3 10° CO} __2n 35k nEe T 12 O =4 o oo NG * |\ bl e a {L.9386, P.804 — — , STORM CATCH BASIN #13166 RIM=698.85’ =|Z|o
il SQUARE CATCH BASIN | R | oI\~ POWER 265  ° o e Or WQB&& = i |¥) L] = =77 RIM=699.59' INV. 217 E=691.65 alg|&
[~ =0 . p X R ” = ’ = . . . = | &
o DRAIN | O - b, |28 84— EASEMEN , WAL S RIM700.9 \\ R § N S T - g2 ASPHALT INV. 16" N=690.72 INV. 12" E=695.69' INV. 21" W=691.65" mlE|x
mE A L.6173 O'HANG— 21" H__—Cr\ o 1‘ — e Y—1F a , W INV. 16” S=690.82 ©|3|9
) STORM DRAIN MANHOLE = x : ' oI EONC:| : \‘1 ° Pt —o=o LW S x| <|w
.2 - - o ; A s RS STORM_MANHOLE #13183 SANITARY MANHOLE #B86965 o A
X5 FIRE HYDRANT e = AL AN e : V== e =14 B T \T\ RIM=701.21 RIM=698.06’ ag
o i 72} i ! ”» , » _ ’ (]
h=g FIRE DEPARTMENT CONNECTION ™ ] prs — e -71—1;—‘ ) ‘g g l | i 2 INV. 18" W=693.31 :sx 182” NW—6688446516 2 =)
42 L ~ n N Sk N & N § - 2'x54° WATER INV. 18” S=698.11' . =684. 3
\ WATER GATE MANHOLE - ©  PARCEL 1 # LBl ENERE = \ \ \ kAIN EASEMENT, INV. 127 N=697.41’ INV. 8" S=684.46' ®
> WATER VALVE | wxoon = BARCEL 1D = #3939 gg:;; o-6279\P.509 INV. 18" E=694.26’ NO OTHER VISIBLE PIPES 3
Ll g o o o9 <
> m o am O B Q ] [m)
AIR CONDITIONING UNIT | %ﬁg%ﬁ? |:> = - 20—28—101—%%.28553’7 BN i — ::4’5:_;, \ \ \ \ STORM MANHOLE #3184 STORM _CATCH BASIN #87022 L
. BOLLARD FoER 0 OFF703.26  #999 .7 S NN k-] v : RIM=702.04' RIM=705.96 , 2
<o U Te] 10=STORY P i . | 1§ INV. 12” W=695.94’ INV. 12" SW=700.81
° FLAGPOLE = 1 o , e » ;
<D Yo , €4 COMMERCIAL o3 ~o \ INV. 15" NW=696.54
- ) iR % [o¢]
\ 4 FLOOD LIGHT gy DR BUILDING ~gs @ | 2 INV. 12" NE=697.79' 2TORM MANHOLE 87147
ol LIGHTPOST/LAMP POST S o ¥ TSIl 7 !Z GLASS TI’ g \ ASPHALT INV. 187 E=693.69' NV, 30~ Neg91.19
~NZ s b (@ ¥ : - .
M MAIL BOX QT ol . WALLS S - ’
PGS | COLUMN | (% o STORM CATCH BASIN #13185 INV. 21" E=689.94
—— SINGLE POST SIGN | g ~ (TYP.) < \ | RIM=700.18 INV. 21" W=689.79
o Q ° v : » — ’
o DOUBLE POST SIGN Q  oLANTER pa , L‘f. S § § \ \ INV. 127 E=695.88 SANITARY MANHOLE #87153 Sl
& HANDICAP PARKING - BOX j 223 < X [ STORM CATCH BASIN #3256 RIM=696.47 , L/3|a
PARCEL BOUNDARY LINE = s I 1 3 8 i VIR ea ' :m 18" gfggj:'ff.
5 3 A 2] ~ \ \ INV. 12" W=692.63 : =684.
ADJOINER PARCEL LINE e x3 d ', '\ § . 2650 INV. 10" E—683 97" <o
_ SECTION LINE s | a1 %, 6.7 —=0 ). l \ \ \ 4fSTORY STORM MANHOLE #13296 INV. 10" W=685.07" Qe "
0 3 ; o & RAMP BENCHMARK #2 . RIM=698.31" © =
— — EASEMENT (AS NOTED) g w5 | 5 _F—‘;@,RA“' i | COMERCAE INV. 24" N=691.31’ SANITARY MANHOLE #87159 NNE
BUILDING 3 .0\0'; % \ = k| ) | % INV. 30” S=691.21 RIM=6;"34.79 , 538
——————————— BUILDING OVERHANG = A L 1 L WIS m ?o"NE_—Gggg;g’ z
% o N WAL A INV. 12" W=693.61 - 10" E=683.39 5
ASPHALT CURB e 10'X170° i Ll , 1 INV. 10" W=683.44 qlel®
EASEMENT; 5 5 I \ / D9 RIM=699.76’ @
777777777777777777777 RAISED CONCRETE | L.5583, P.451 o Lol | PHALT A N ERS PLASTIC i b, CONC. CURB INV. 21" E=691.46'
PARKING 10’ . STM. CB cuUY VAULT AR | ' (3) _Gu¥y INV. 217 W=691.41
| - #1306 : 7o WIRES — INV. 18" SW=691.91"
EDGE OF CONCRETE (CONC.) gl/ngCD)N —(3) GuY ASPHALT WllRE ‘ ! \ ! | & NO2°25 41" W(R&M) A DR LA : :
o 7 WIRES | <& e ' ‘ ‘ 52 51’ (R&M o
EDGE OF ASPHALT (ASPH.) CONC — | \ | X \ \ \ \ ‘ | § f/ 307. = | o c —— I Q1 ¢ :
. | | S == ; < q N Q
——————————— EDGE OF GRAVEL RIM704.¢ | \ l f\) /}/w \ \ ol .vw,i_f ‘ = T o e © RriM705.40 SURVEYOR'S CERTIFICATION N N ‘:I’
FENCE (AS NOTED) POINT 'OF - 'RIM N02'25! 41T ViR St MWP‘NG e , S0 OONCT e G " /#0541 8" SANTARY® ggoﬁﬁ- EE’QNA; STEWART TITLE GUARANTY COMPANY; AND ATA NATIONAL TITLE S S :
BEGINNING: &L . : 00 (R&M) CANDSCAPING 3¢ ! \ —eB— : = S sToR) D —3 S D : $ FoSD 172" S | o -
WALL (AS NOTED) \ EXCEPTION NS 298. —_ PG T ow STM \ . 1. _ : Ok D> S 2| 12"\ST™M FOUND 1/2 o
Y Y Y Y Y Y Y Y Y Y Y Y Y A L P SO = - & Qe L onwocdic S > D i 4 ' 2 cuySY ADA vl : REBAR THIS IS TO CERTIFY THAT THIS MAP OR PLAT AND THE SURVEY ON WHICH IT IS SOl I
LANDSCAPING (AS NOTED) TO PARCEL % ris ©® AN oy < :ﬁsf:_’—_:—:,’— — N \\ ‘“-—EARCEJ G f’/kﬁﬂ'c ( )W|RES RAMP % f’/kﬁpc 0.3N & 0.4'W ___ ___ BASED WERE MADE IN ACCORDANCE WITH THE 2016 MINIMUM STANDARD DETAIL & |5
— - —— - —— - - — OVERHEAD UTILITY LINE | 42.00°(RaM)—t DO M7 33 @ CoSICRETE CURB 5 UN%S’ 41”W(R&M)M > \_PLASﬂC 5872835 W(RE&M) Z el = = REQUIREMENTS FOR ALTA/NSPS LAND TITLE SURVEYS, JOINTLY ESTABLISHED AND o
: : = 2 o e XD == HipEi Ll ] ; 12" STMVAULT c G ee— — &+ — % ADOPTED BY ALTA AND NSPS, AND INCLUDED ITEMS 2, 4, 7A, 8, AND 9 OF TABLE -
G GAS LINE b (ON\RM705.22)° TRIANGULAR PERMANENT 547 STORM D 8 Q4051 /15 514.226.95(R&M)  #14055 27.00'(R&M S 2
A e o RS MENT— © o .8 , 18" STM.LEP- .00'(R&M) - — : ~ A, THEREOF. THE FIELD WORK WAS COMPLETED ON DECEMBER 05, 2019. =] > | o
N WATER LINE R OEN HC%NC 17099, P.354 & NB7'3419°E(R&M) ZaN87'37'58"E(R&M) | 557,00°(R&M) N87°34'19"E(R&M) CROOKS ROAD 7 STM. WH o £| 5
COMMENCEMENT RIM705.68 : : n 60.00°(R&M) 27.00°(R&M) (R . RIGHT OF WAY | wl #7508 DATE OF PLAT OR MAP: DECEMBER 10, 2019 8l < 2] 8
D STORM LINE NORTHWEST RAMP TRIANGULAR PUBLIC UTILITY S02-25 41"E(R&M) 0225 41" W(R&M) 60.00'(R&M) 120 PUBUCPHALT © 12" STORM =< z| 9
——————————— ' 400. 33.00°(R&M / —_— . m
UNDERGROUND PIPE (AS NOTED) SECTION 28 |~ 60.00'(R&M) 626.91'(R&M) _ POINT OF BEGINNING (R&M) boRTION OF PARCEL 1 5 ~OR® 7 WALK . 5
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THE LAND SITUATED IN THE TROY, COUNTY OF OAKLAND, STATE OF MICHIGAN,  TROY, COUNTY OF OAKLAND, STATE OF MICHIGAN, TROY, COUNTY OF OAKLAND, STATE OF MICHIGAN, , STATE OF MICHIGAN, IS DESCRIBED AS FOLLOWS: PARCEL 1: PART OF THE NORTHWEST 1/4, SECTION 28, TOWN 2 NORTH, RANGE 11 EAST, CITY OF TROY, OAKLAND COUNTY, MICHIGAN, BEGINNING AT POINT DISTANT SOUTH 02 DEGREES 21 MINUTES 41 SECONDS EAST 400 FEET FROM NORTHWEST SECTION CORNER; THENCE NORTH 87 DEGREES 34 MINUTES 19 SECONDS EAST 60 FEET; THENCE NORTH 02 DEGREES 25 MINUTES 41 SECONDS WEST 340.09 FEET; THENCE NORTH 87 DEGREES 28 MINUTES 55 SECONDS EAST 410 FEET; THENCE SOUTH 02 DEGREES 31 MINUTES 05 SECONDS EAST 542 FEET; THENCE NORTH 87 DEGREES 28 MINUTES 55 SECONDS EAST 355 FEET; THENCE SOUTH 02 DEGREES 31 MINUTES 05 SECONDS EAST 115 FEET; THENCE SOUTH 87 DEGREES 28 MINUTES 55 SECONDS WEST 825.89 FEET; THENCE NORTH 02 DEGREES 25 MINUTES 41 SECONDS WEST 227 FEET TO BEGINNING, EXCEPT THAT PART TAKEN FOR BIG BEAVER ROAD DESCRIBED AS BEGINNING AT POINT DISTANT SOUTH 02 DEGREES 25 MINUTES 41 SECONDS EAST 60 FEET AND NORTH 87 DEGREES 28 MINUTES 55 SECONDS EAST 60 FEET FROM NORTHWEST SECTION CORNER; THENCE NORTH 87 DEGREES 28 MINUTES 55 SECONDS EAST 410 FEET; THENCE SOUTH 02 DEGREES 31 MINUTES 05 SECONDS EAST 42 FEET; THENCE SOUTH 87 DEGREES 28 MINUTES 55 SECONDS WEST 410.07 FEET; THENCE NORTH 02 DEGREES 25 MINUTES 41 SECONDS WEST 42 FEET TO BEGINNING, ALSO EXCEPT THAT PART TAKEN FOR CROOKS ROAD DESCRIBED AS BEGINNING AT A POINT DISTANT SOUTH 02 DEGREES 25 MINUTES 41 SECONDS EAST 400 FEET AND NORTH 87 DEGREES 34 MINUTES 19 SECONDS EAST 33 FEET FROM NORTHWEST SECTION CORNER; THENCE NORTH 87 DEGREES 37 MINUTES 58 SECONDS EAST 27 FEET; THENCE SOUTH 02 DEGREES 25 MINUTES 41 SECONDS EAST 226.91 FEET; THENCE SOUTH 87 DEGREES 28 MINUTES 55 SECONDS WEST 27 FEET; THENCE NORTH 02 DEGREES 25 MINUTES 41 SECONDS WEST 226.95 FEET TO THE POINT OF BEGINNING. PARCEL 2: PART OF THE NORTHWEST 1/4 OF SECTION 28, TOWN 2 NORTH, RANGE 11 EAST, CITY OF TROY, OAKLAND COUNTY, MICHIGAN, BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: BEGINNING AT A POINT DISTANT SOUTH 02 DEGREES 25 MINUTES 41 SECONDS EAST 60 FEET AND NORTH 87 DEGREES 28 MINUTES 55 SECONDS EAST 470 FEET FROM THE NORTHWEST CORNER OF SECTION 28; THENCE NORTH 87 DEGREES 28 MINUTES 55 SECONDS EAST 240 FEET; THENCE SOUTH 02 DEGREES 31 MINUTES 05 SECONDS EAST 452 FEET; THENCE SOUTH 87 DEGREES 28 MINUTES 55 SECONDS WEST 240 FEET; THENCE NORTH 02 DEGREES 31 MINUTES 05 SECONDS WEST 452 FEET TO THE POINT OF BEGINNING, EXCEPT THE NORTH 42 FEET DEEDED FOR HIGHWAY PURPOSES, AS RECORDED IN LIBER 6029, PAGE 776, OAKLAND COUNTY RECORDS. TOGETHER WITH THE FOLLOWING EASEMENTS: A SIX (6) FOOT PRIVATE EASEMENT FOR SANITARY SEWER, BEING A PART OF THEE NORTHWEST 1/4 OF SECTION 28, TOWN 2 NORTH, RANGE 11 EAST, CITY OF TROY, OAKLAND COUNTY, MICHIGAN, BEING MORE PARTICULARLY DESCRIBED AS: BEGINNING AT A POINT DISTANT SOUTH 02 DEGREES 25 MINUTES 41 SECONDS EAST 60.00 FEET, NORTH 87 DEGREES 28 MINUTES 55 SECONDS EAST 710 FEET AND SOUTH 02 DEGREES 31 MINUTES 05 SECONDS EAST 446.00 FEET FROM THE NORTHWEST CORNER OF SAID SECTION 28; THENCE NORTH 87 DEGREES 28 MINUTES 55 SECONDS EAST 115.00 FEET; THENCE SOUTH 02 DEGREES 31 MINUTES 05 SECONDS EAST 6.00 FEET; THENCE SOUTH 87 DEGREES 28 MINUTES 55 SECONDS WEST 115.00 FEET; THENCE NORTH 02 DEGREES 31 MINUTES 05 SECONDS WEST 6.00 FEET TO THE POINT OF BEGINNING. AND A TWELVE (12) FOOT PRIVATE EASEMENT FOR PUBLIC SANITARY SEWER, BEING A PART OF THE NORTHWEST 1/4 OF SECTION 28, TOWN 2 NORTH, RANGE 11 EAST, CITY OF TROY, OAKLAND COUNTY, MICHIGAN, BEING MORE PARTICULARLY DESCRIBED AS: BEGINNING AT A POINT DISTANT SOUTH 02 DEGREES 25 MINUTES 41 SECONDS EAST 60.00 FEET, NORTH 87 DEGREES 28 MINUTES 55 SECONDS EAST 710.00 FEET, SOUTH 02 DEGREES 31 MINUTES 05 SECONDS EAST 446.00 FEET AND NORTH 87 DEGREES 28 MINUTES 55 SECONDS EAST 115.00 FEET FROM THE NORTHWEST CORNER OF SAID SECTION 28; THENCE NORTH 87 DEGREES 28 MINUTES 55 SECONDS EAST 12.00 FEET; THENCE SOUTH 02 DEGREES 21 MINUTES 05 SECONDS EAST 121.00 FEET; THENCE SOUTH 87 DEGREES 28 MINUTES 55 SECONDS WEST 12.00 FEET; THENCE 02 DEGREES 31 MINUTES 05 SECONDS WEST 121.00 FEET TO THE POINT OF BEGINNING. AND A TWELVE (12) FOOT PRIVATE EASEMENT FOR PUBLIC STORM SEWER, BEING A PART OF THE NORTHWEST 1/4 OF SECTION 28, TOWN 2 NORTH, RANGE 11 EAST, CITY OF TROY, OAKLAND COUNTY, MICHIGAN, BEING MORE PARTICULARLY DESCRIBED AS: BEGINNING AT A POINT DISTANT SOUTH 2 DEGREES 25 MINUTES 41 SECONDS EAST 60 FEET AND NORTH 87 DEGREES 28 MINUTES 55 SECONDS EAST 470 FEET AND SOUTH 2 DEGREES 31 MINUTES 5 SECONDS EAST 452 FEET AND NORTH 87 DEGREES 28 MINUTES 55 SECONDS EAST 228 FEET FROM THE NORTHWEST CORNER OF SECTION 28; THENCE NORTH 87 DEGREES 28 MINUTES 55 SECONDS EAST 12 FEET; THENCE SOUTH 2 DEGREES 31 MINUTES 5 SECONDS EAST 115 FEET; THENCE SOUTH 87 DEGREES 28 MINUTES 55 SECONDS WEST 12 FEET; THENCE NORTH 2 DEGREES 31 MINUTES 5 SECONDS WEST 115 FEET TO THE POINT OF BEGINNING IN FAVOR OF GRANTEES PROPERTY. PARCEL 3: A PART OF THE NORTHWEST 1/4 OF SECTION 28, TOWN 2 NORTH, RANGE 11 EAST, CITY OF TROY, OAKLAND COUNTY, MICHIGAN, BEING MORE PARTICULARLY DESCRIBED AS BEGINNING AT A POINT ON THE EAST LINE OF CROOKS ROAD (120 FEET WIDE) DISTANT SOUTH 02 DEGREES 25 MINUTES 41 SECONDS EAST 626.91 FEET AND NORTH 87 DEGREES 34 MINUTES 19 SECONDS EAST 60.00 FEET FROM THE NORTHWEST CORNER OF SAID SECTION 28; THENCE NORTH 87 DEGREES 28 MINUTES 55 SECONDS EAST 528.89 FEET; THENCE SOUTH 02 DEGREES 31 MINUTES 05 SECONDS EAST 306.70 FEET; THENCE SOUTH 87 DEGREES 23 MINUTES 39 SECONDS WEST 529.37 FEET TO A POINT ON THE EAST LINE OF CROOKS ROAD; THENCE ALONG SAID EAST LINE OF CROOKS ROAD NORTH 02 DEGREES 25 MINUTES 41 SECONDS WEST 307.51 FEET TO THE POINT OF BEGINNING.
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ONLY THOSE EXCEPTIONS CONTAINED WITHIN THE STEWART TITLE GUARANTY COMPANY FILE No. 63-19650824-SCM, REVISION 4, DATED SEPTEMBER 03, 2019, AND RELISTED BELOW WERE CONSIDERED FOR THIS SURVEY. NO OTHER RECORDS RESEARCH WAS PERFORMED BY THE CERTIFYING SURVEYOR. 8. EASEMENT GRANTED TO THE OAKLAND COUNTY DEPARTMENT OF PUBLIC WORKS FOR CONSTRUCTION, OPERATION AND MAINTENANCE OF SANITARY SEWER RECORDED IN LIBER 4609, PAGE 780, OAKLAND COUNTY RECORDS (AFFECTS PARCELS 1, 2 AND 3) (DOES NOT CROSS NOR ABUT SUBJECT PARCELS) 9. EASEMENT GRANTED TO THE CITY OF TROY FOR CONSTRUCTION, OPERATION AND MAINTENANCE OF STORM SEWER RECORDED IN LIBER 5583, PAGE 451, OAKLAND COUNTY RECORDS (AFFECTS PARCEL 2). (AS SHOWN) 10. TERMS, PROVISIONS, COVENANTS, RESTRICTIONS AND OTHER MATTERS CONTAINED IN RESTRICTIONS, COVENANTS AND AGREEMENTS RELATING TO LAND RECORDED IN LIBER 5614, PAGE 70, OAKLAND COUNTY RECORDS (AFFECTS PARCELS 1, 2 AND 3). (BLANKET EASEMENT, SEE DOCUMENT FOR TERMS AND CONDITIONS) 11. RIGHT OF WAY GRANTED TO THE MASTER DRAIN DRAINAGE DISTRICT FOR CONSTRUCTION, OPERATION AND MAINTENANCE OF MASTER DRAIN RECORDED IN LIBER 6141, PAGE 542, OAKLAND COUNTY RECORDS (AFFECTS PARCELS 1, 2 AND 3). (ONE EASEMENT, AS SHOWN; FOUR OTHER EASEMENTS DO NOT CROSS NOR ABUT SUBJECT PARCELS) 12. SANITARY SEWER EASEMENT RECORDED IN LIBER 6144, PAGE 853 AND RATIFICATION OF EASEMENT RECORDED IN LIBER 11819, PAGE 21, OAKLAND COUNTY RECORDS (AFFECTS PARCEL 2). (AS SHOWN) 13. EASEMENT GRANTED TO THE CITY OF TROY FOR CONSTRUCTION, OPERATION AND MAINTENANCE OF SANITARY SEWER RECORDED IN LIBER 6144, PAGE 856 AND RATIFICATION OF EASEMENT RECORDED IN LIBER 11819, PAGE 26, OAKLAND COUNTY RECORDS (AFFECTS PARCEL 2). (AS SHOWN) 14. EASEMENT GRANTED TO CONSUMERS POWER COMPANY FOR CONSTRUCTION, OPERATION AND MAINTENANCE OF GAS MAINS RECORDED IN LIBER 6173, PAGE 516, OAKLAND COUNTY RECORDS (AFFECTS PARCEL 1). (AS SHOWN) 15. EASEMENT GRANTED TO CONSUMERS POWER COMPANY FOR CONSTRUCTION, OPERATION AND MAINTENANCE OF GAS MAINS RECORDED IN LIBER 6248, PAGE 216, OAKLAND COUNTY RECORDS (AFFECTS PARCEL 2). (AS SHOWN) 16. STORM SEWER EASEMENT GRANTED TO KIMBERLY SCOTT CORPORATION RECORDED IN LIBER 6348, PAGE 194, OAKLAND COUNTY RECORDS (AFFECTS PARCELS 1 AND 2). (AS SHOWN) 17. EASEMENT GRANTED TO CONSUMERS POWER COMPANY FOR CONSTRUCTION, OPERATION AND MAINTENANCE OF GAS MAINS RECORDED IN LIBER 10447, PAGE 61, OAKLAND COUNTY RECORDS (AFFECTS PARCEL 2). (AS SHOWN) 18. PERMANENT EASEMENT GRANTED TO THE CITY OF TROY FOR PERMANENT EASEMENT GRANTED TO THE CITY OF TROY FOR CONSTRUCTION, OPERATION AND MAINTENANCE OF SIDEWALK RECORDED IN LIBER 17099, PAGE 354, OAKLAND COUNTY RECORDS (AFFECTS PARCEL 1). (AS SHOWN) 19. TERMS AND PROVISIONS CONTAINED IN VOLUNTARY AGREEMENT TERMS AND PROVISIONS CONTAINED IN VOLUNTARY AGREEMENT FOR LANDSCAPE INSTALLATION AND MAINTENANCE RECORDED IN LIBER 17099, PAGE 443, OAKLAND COUNTY RECORDS (AFFECTS PARCELS 1). (AS SHOWN) 20. TERMS, CONDITIONS, PROVISIONS AND STIPULATIONS CONTAINED TERMS, CONDITIONS, PROVISIONS AND STIPULATIONS CONTAINED IN DECLARATION OF TAKING RECORDED IN LIBER 37688, PAGE 64 AND PARTIAL CONSENT JUDGMENT ENTERED DECEMBER 29, 1994 IN OAKLAND COUNTY CIRCUIT COURT CASE NO. 94-480120-CC ENTITLED, "CITY OF TROY, A MICHIGAN MUNICIPAL CORPORATION, PLAINTIFF VS. KELLY PROPERTIES, INC., A MICHIGAN CORPORATION; ANDRIES-BUTLER PROPERTIES, A MICHIGAN REGISTERED CO-PARTNERSHIP; AND THE MASTIN DRAIN DRAINAGE DISTRICT, DEFENDANTS" (AFFECTS PARCELS 1 AND 2). (AS SHOWN) 21. EASEMENT GRANTED TO THE CITY OF TROY FOR CONSTRUCTION, EASEMENT GRANTED TO THE CITY OF TROY FOR CONSTRUCTION, OPERATION AND MAINTENANCE OF WATERMAIN RECORDED IN LIBER 6279, PAGE 509, OAKLAND COUNTY RECORDS (AFFECTS PARCEL 3). (AS SHOWN) 22. WATER MAIN EASEMENT GRANTED TO THE CITY OF TROY WATER MAIN EASEMENT GRANTED TO THE CITY OF TROY RECORDED IN LIBER 8558, PAGE 310, OAKLAND COUNTY RECORDS (AFFECTS PARCEL 3). (AS SHOWN) 23. EASEMENT FOR GAS PIPELINE GRANTED TO THE CITY OF TROY EASEMENT FOR GAS PIPELINE GRANTED TO THE CITY OF TROY RECORDED IN LIBER 8558, PAGE 312, OAKLAND COUNTY RECORDS (AFFECTS PARCEL 3). (AS SHOWN) 24. STORM DRAIN EASEMENT GRANTED TO THE CITY OF TROY STORM DRAIN EASEMENT GRANTED TO THE CITY OF TROY RECORDED IN LIBER 8558, PAGE 315, OAKLAND COUNTY RECORDS (AFFECTS PARCEL 3). (AS SHOWN) 25. SANITARY SEWER EASEMENT GRANTED TO THE CITY OF TROY SANITARY SEWER EASEMENT GRANTED TO THE CITY OF TROY RECORDED IN LIBER 8558, PAGE 317, OAKLAND COUNTY RECORDS (AFFECTS PARCEL 3). (AS SHOWN) 26. UNDERGROUND EASEMENT GRANTED TO THE DETROIT EDISON UNDERGROUND EASEMENT GRANTED TO THE DETROIT EDISON COMPANY AND MICHIGAN BELL TELEPHONE COMPANY FOR CONSTRUCTION, OPERATION AND MAINTENANCE OF UTILITY LINE AND COMMUNICATIONS FACILITIES RECORDED IN LIBER 8561, PAGE 278, OAKLAND COUNTY RECORDS. (AS SHOWN. LIBER 8561, PAGE 279, APPEARS TO BE A DIFFERENT DOCUMENT THAT CONVEYS ALL OF PARCEL 3 AND ADDITIONAL LAND TO THE SOUTHEAST) 27. TERMS AND PROVISIONS CONTAINED WITHIN, AND EASEMENTS TERMS AND PROVISIONS CONTAINED WITHIN, AND EASEMENTS CREATED BY CROSS-ACCESS OR JOINT-DRIVE EASEMENT RECORDED IN LIBER 9386, PAGE 804, OAKLAND COUNTY RECORDS (AFFECTS PARCELS 4). (AS SHOWN) 
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