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MICHIGAN

PLANNING COMMISSION
MEETING AGENDA
REGULAR MEETING

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

June 10, 2025 7:00 P.M. Council Chambers

-_—

ROLL CALL

2. APPROVAL OF AGENDA

3. APPROVAL OF MINUTES — May 27, 2025

4. PUBLIC COMMENT - For Items Not on the Agenda

PRELIMINARY SITE PLAN APPROVAL

5. PRELIMINARY SITE PLAN REVIEW (SP JPLN2024-0011) — Proposed Big Beaver Mixed
Use Development, South side of Big Beaver, East of I-75 (363 W Big Beaver), Section 28,
Currently zoned BB (Big Beaver) Zoning District.

6. PRELIMINARY SITE PLAN REVIEW (SP JPLN2025-0008) — Proposed Maple Lane
Apartment Development, South of Maple, West of Coolidge (1485 Maple Way), Section
31, Currently zoned IB (Integrated Industrial & Business) Zoning District.

OTHER ITEMS

7. PUBLIC COMMENT - For Iltems 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
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PLANNING COMMISSION REGULAR MEETING — DRAFT

Chair Perakis called the Regular meeting of the Troy City Planning Commission to order at
7:05 p.m. on May 27, 2025, in the Council Chamber of the Troy City Hall. Chair Perakis
presented opening remarks relative to the role of the Planning Commission and procedure

for tonight’s meeting.

1.

ROLL CALL

Present:

Carlton M. Faison
Michael W. Hutson
Tom Krent

David Lambert
Marianna Perakis
John J. Tagle

Absent:

Toby Buechner
Tyler Fox

Lakshmi Malalahalli

Also Present:

R. Brent Savidant, Community Development Director
Salim Huerta Jr., Commercial Project Collaborator
Julie Quinlan Dufrane, Assistant City Attorney

Kathy L. Czarnecki, Recording Secretary

APPROVAL OF AGENDA

Resolution # PC-2025-031
Moved by: Faison
Support by: Lambert

RESOLVED, To approve the agenda as prepared.

Yes: All present (6)
Absent: Buecher, Fox, Malalahalli

MOTION CARRIED

APPROVAL OF MINUTES — May 13, 2025

Resolution # PC-2025-05-032
Moved by:  Krent
Support by: Faison

RESOLVED, To approve the minutes of May 13, 2025 Regular meeting as submitted.

Yes: All present (6)
Absent: Buecher, Fox, Malalahalli

MOTION CARRIED
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4, PUBLIC COMMENT - For Items Not on the Agenda

Mary Ellen Barden, 2105 Babcock; addressed privacy concerns for neighboring
properties to the north relating to the proposed Somerset West Concept Development
Plan application.

PRELIMINARY SITE PLAN APPROVAL

5. PRELIMINARY SITE PLAN APPROVAL - (SP JPLN2025-0001) — Proposed GFA Forsyth
Site Condominium, 9 single family detached units, North of Wattles, West of Dequindre
(4189 and 4197 Forsyth; PIN 88-20-13-401-028, -037 and -038), Section 13, Presently
Zoned R-1C (One Family Residential) Zoning District

Mr. Hutson asked to recuse himself from consideration of this item and any future
applications submitted by the applicant.

Mr. Hutson exited the meeting at 7:12 p.m.

Chair Perakis informed the applicant that a vote of all five members present is required
to grant approval of the application. She asked if the applicant would like to postpone the
item to a future meeting where a full board might be present.

Mr. Abitheira requested to proceed.
Mr. Savidant gave a brief explanation of a Site Condominium development.

Mr. Savidant reviewed the GFA Forsyth Site Condominium application. He reported the
application is fully compliant. In summary, Mr. Savidant asked that the Board consider in
its deliberations whether the proposed project meets the Site Plan Review Design
Standards, Section 8.06 of the Zoning Ordinance.

Gary Abitheira was present.

Some comments during discussion related to the following:

e Extension of Rockingham and Stonington Drives; potential to make connection with
abutting subdivisions, i.e., path, landscaping, benches.

e Site circulation, as relates to T-turnarounds.

Non-regulated wetlands on site; final determination by EGLE during final site plan

approval.

Single family homes surround the project.

Elevations; housing styles.

Building materials; applicant confirmed brick and LP wood siding.

Additional landscaping to enhance detention pond.

Stormwater management.

Starting price point of homes; $925,000.
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Chair Perakis acknowledged there was no one in the audience for public comment.

Resolution # PC-2025-05-

Moved by:  Krent
Support by: Tagle

WHEREAS, That Preliminary Site Condominium Approval, pursuant to Article 8 and Section
10.02 of the Zoning Ordinance, as requested for the proposed GFA Forsyth Site
Condominium, 9 units/lots, North of Wattles, West of Dequindre, (4189 and 4197 Forsyth;
PIN 88-20-13-401-028, -037 and -038), Section 13, approximately 12.62 acres in size,
currently Zoned R-1C (One Family Residential) District, be granted.

Discussion on the motion on the floor.

There was discussion on providing additional landscaping around the detention pond and
clarification on building materials.

Resolution # PC-2025-05-033

Moved by:  Krent
Support by: Tagle

WHEREAS, That Preliminary Site Condominium Approval, pursuant to Article 8 and Section
10.02 of the Zoning Ordinance, as requested for the proposed GFA Forsyth Site
Condominium, 9 units/lots, North of Wattles, West of Dequindre, (4189 and 4197 Forsyth;
PIN 88-20-13-401-028, -037 and -038), Section 13, approximately 12.62 acres in size,
currently Zoned R-1C (One Family Residential) District, be granted, subject to:

1. Enhancing the area around the detention pond with landscaping 15% above existing
proposed landscaping.

2. Building materials will consist of no vinyl siding; applicant offered LP siding as one of the
building materials.

Vote on the motion on the floor, as revised.

Yes: Faison, Krent, Lambert, Perakis, Tagle
Absent: Buechner, Fox, Malalahalli
Recused: Hutson

MOTION CARRIED

OTHER ITEMS

Mr. Hutson returned to the meeting at 7:50 p.m.

6. PUBLIC COMMENT - For Items on the Agenda

There was no one present who wished to speak.
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7. PLANNING COMMISSION COMMENT

There were general comments on the proposed Somerset West Concept Development
Plan application as relates to the neighboring properties to the north of Cunningham.

8. ADJOURN

The Regular meeting of the Planning Commission adjourned at 7:56 p.m.

Respectfully submitted,

Marianna J. Perakis, Chair

Kathy L. Czarnecki, Recording Secretary

https://d.docs.live.net/2f7ed4fe5f664ea8/Documents/Kathy/COT Planning Commission Minutes/2025/2025 05 27 Draft.docx
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DATE: June 2, 2025

TO: Planning Commission

FROM: R. Brent Savidant, Community Development Director

SUBJECT: PRELIMINARY SITE PLAN REVIEW (SP JPLN2024-0011) — Proposed Big Beaver

Mixed Use Development, South side of Big Beaver, East of I-75 (363 W Big
Beaver), Section 28, Currently zoned BB (Big Beaver) Zoning District.

The petitioner Marusich Architecture submitted the above referenced Preliminary Site Plan
application for Big Beaver Mixed Use Development. The applicant proposes to retain the existing
4-story office building at the north end of the site and construct a new residential apartment tower
to the south of the office, connected by a roof deck. The new building will contain 110 units,
comprised of 20 efficiency units, 70 one-bedroom units and 20 two-bedroom units. The building
includes a 2-story parking deck, with two 5-story residential towers above, totaling 7 stories.

The Planning Commission considered the item on January 28, 2025 and provided feedback but
did not take action. The project received a rear yard setback variance from the Zoning Board of
Appeals on May 20, 2025 (minutes attached). The Planning Commission is authorized to grant
Preliminary Site Plan Approval for this item.

The attached report prepared by Carlisle/Wortman Associates, Inc. (CWA), the City’s Planning
Consultant, summarizes the project. 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 the recommendations included therein.

Attachments:
1. Maps
2. Report prepared by Carlisle/Wortman Associates, Inc.
3. Minutes from January 28, 2025 Regular Planning Commission meeting (excerpt)
4. Minutes from May 20, 2025 Zoning Board of Appeals meeting (excerpt).
5. Preliminary Site Plan.
6. Shared Parking & Site Plan Review Report prepared by OHM Advisors, dated January 17,

2025.

PC 2025.06.10
Agenda Item # 5



PROPOSED RESOLUTION

PRELIMINARY SITE PLAN REVIEW (SP JPLN2024-0011) — Proposed Big Beaver
Mixed Use Development, South side of Big Beaver, East of I-75 (363 W Big Beaver),
Section 28, Currently zoned BB (Big Beaver) Zoning District.

Resolution # PC-2025-01-
Moved by:
Support by:

RESOLVED, That Preliminary Site Plan Approval, pursuant to Article 8 of the Zoning
Ordinance, as requested for the proposed Big Beaver Mixed Use Development, South
side of Big Beaver, East of I-75 (363 W Big Beaver), Section 28, approximately 2.04
acres in size, Currently Zoned BB, be (granted, subject to the following conditions):

1. Provide a pedestrian accessible route to enter the parking deck from the
shared parking area.
) or

(denied, for the following reasons: ) or

(postponed, for the following reasons: )

Yes:
No:
Absent:

MOTION CARRIED
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0 data are hereby notified that the source information represented should be consulted for verification.




maps, surveys, and other public records and data. It is not a legally recorded map survey. Users of this

1 153Feet Note: The information provided by this application has been compiled from recorded deeds, plats, tax
0 data are hereby notified that the source information represented should be consulted for verification.




0
Carlisle |[Wortman

ASSOCIATES, INC.

117 NORTH FIRST STREET SUITE70 ANN ARBOR, MI 48104 734.662.2200 734.662.1935 fFax

Date: May 20, 2024
July 23, 2024

November 26, 2024

January 10, 2025

January 22, 2025

June 3, 2025

Preliminary Site Plan
For

City of Troy, Michigan
-]

Applicant: Marusich Architecture
Project Name: 363 Big Beaver MXD
Location: 363 W Big Beaver Rd

Plan Date: May 28, 2025

Zoning: BB, Big Beaver

Action Requested: Preliminary Site Plan Approval

PROJECT AND SITE DESCRIPTION

An application has been submitted for a mixed-use development on the south side of Big Beaver,
situated north and east of I-75. The proposed mix of uses at this site include office space, multiple
family residential, and outdoor gathering space. The applicant proposes to retain an existing 4-
story office building at the north end of the site and construct a new residential building. The
residential apartment tower contains 110 units, including 20 efficiency units, 70 one-bedroom
units and 20 two-bedroom units. The building includes a 2-story parking deck, with two 5-story
residential towers above, totaling 7 stories. The two 5-story residential towers are connected by
a roof deck above the two-story parking deck.

The existing office building is 52,095 square feet with a building footprint of 12,133 square feet.
The proposed apartment tower 146,217 gross square feet. The entire site is 2.08 acres and is
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zoned BB, Big Beaver Form Based District. Office uses are permitted in this district and residential
uses are permitted on upper stories of buildings fronting a public right of way.

Site Location:

Size of Subject Site:
2.08 acres.

Proposed Uses of Subject Site:
7-story apartment tower with five (5) levels of residential apartments over top of two (2) levels
of parking below.

Current Zoning:
The property is currently zoned BB, Big Beaver Form Based District.
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Surrounding Property Details:

Direction Zoning Use
North BB, Big Beaver None directly north
City of Troy (NW)
Children’s Hospital of Troy (NE)
South BB, Big Beaver Drury Inn & Suites
East BB, Big Beaver Fogo de Chao Brazilian Steakhouse
West BB, Big Beaver Drury Inn & Suites

NATURAL FEATURES

A tree inventory provided on Sheet A-8 shows that there are twenty-one (21) existing red maple
trees on site. Of those, just one (1) tree qualifies as a Landmark tree. The tree plan states that
seven (7) trees shall be removed, fourteen (14) shall remain, and eight (8) new red maples and

six (6) new serviceberries will be planted.

Protected Tree Inches Removed Replacement Required
Landmark 0 inches 0 inches

Woodland 0 inches 0 inches
Preservation/Mitigation Inches Preserved Credit

Landmark 20 inches 20 inches

Woodland 0 inches 0 inches

Total 0 inches required for replacement.

Items to be Addressed: None.

PREVIOUS PLANNING COMMISSION REVIEW

The item was last reviewed by the Planning Commission at their January 28, 2025 meeting. At

that meeting the item was postponed to allow the applicant to address:

e Provide three dimensional (3D) rendering to show context of elevation from

surrounding buildings.

CWA Comment: The applicant has provided an extensive number of 3D renderings.

e Design changes to east elevation.

CWA Comment: The applicant has provided greater openings in the ground floor
(parking structure) of the east elevation to reduce the wall massing.
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Improve pedestrian/vehicular movement and address pedestrian safety; i.e.,
crosswalk, signage, lighting.

CWA Comment: The applicant should ensure a pedestrian accessible route to enter the
parking deck from the shared parking areas.

Address comments identified in OHM memorandum.

CWA Comment: OHM reviewed parking on January 17, 2025 and raised the following
items:

1. How are the parking requirements going to be met during construction? Ample
parking must be supplied at all times including during construction. This includes
parking dedicated for construction workers, equipment, etc. The parking study
and calculations need to evaluate the interim period.

2. Since this development proposes to use a portion of the parking lot on the
adjacent lot, the 575 Big Beaver site should also be evaluated to ensure there is
adequate parking provided there as well.

3. There needs to be some policy and/or wayfinding that tells people from the 363
Big Beaver site where they are allowed to park on the 575 Big Beaver site.

Those items appear to not have been addressed since the January Planning Commission
meeting.

Consider softer design approach of parking deck; color scheme.

CWA Comment: As noted, the applicant has provided greater openings in the ground
floor of east elevation to reduce the wall massing. In addition, the applicant has
lightened up the color of the concrete block of parking deck.

Obtain Variance from ZBA or resubmit.

CWA Comment: The applicant obtained a variance from the Zoning Board of Appeals
for a rear yard setback encroachment. The rear building is 0-feet from the required 40-
foot rear yard setback. The setback is located adjacent to the parking lot of the adjacent
parcel and the includes a shared parking easement.

AREA, WIDTH, HEIGHT, SETBACKS

The site is regulated by dimensional standards of Building Form F:
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Required / Maximum Provided Compliance
Front (Big Beaver) 10-foot build-to-line Greater than 10 Existing nQn-
feet conformity
Side (east, west) N/A, building may bg placed up to East: O feet Complies
property line West: O feet
- Obtained Variance
Rear (south) 40 feet minimum 0 feet from ZBA
. . 5 stories, 55 feet 7 stories, .
Building Height Minimum 83 feet 8 inches Complies
Open Space 15% 20.9% Complies
Surface parking shall be located in a
rear yard or side yard; parking for Surface parking in .
. . . . . Existing non-
Parking Location residential tenants may be provided front yard and .
. . conformity
in integrated garages or below-grade | integrated garage
parking.
Front Setback:

We note that this existing front setback does not conform with the 10-foot build to line
requirement. This is an existing legal non-conformity.

Rear Setback:

The proposed rear setback of zero (0) feet does not comply with the minimum rear setback
requirement of forty (40) feet. The applicant has obtained a variance from the Zoning Board of
Appeals.

Parking Location:

Standards for Building Form F state that surface parking shall be located in a rear or side yard.
The applicant’s proposal is to retain the existing front yard surface parking. However, similar to
building placement, this is an existing legal non-conformity.

Items to be Addressed: None

Required Provided Compliance
MIXED USE Bank: 233 Spaces Seeking shared
Bank: 14 spaces parking relief
1 space per 250 SF (192 on site through the
General Office: and 41 shared Planning
General Office: 102 spaces offsite) Commission.
1 space per 300 SF
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Medical: (126 spaces See Discussion
Medical: 43 spaces deficient) Below
1 space per 200 SF
Residential:
Multi-family Residential: 20 efficiency*1= 20
1 space per efficiency unit +
2 spaces per dwelling unit 90 dwelling units*2= 180
359 Total Spaces Required
Barrier Free 8 spaces 14 Complies
Bicycle 2 spaces Bike Racks Complies

Parking and Access Easement:

As part of the site plan, the applicant notes two (2) separate parking and access easements on
the adjacent parcel to the south. Legal descriptions indicate that the shared easements shall be
used for ingress, egress, and parking only. The “parcel 3” easement contains sixteen (16) shared
parking spaces directly abutting the south end of the building. The “parcel 4” easement contains

twenty-five (25) shared parking spaces, roughly fifty (50) feet sout
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A parking study was performed by Fleis and Vandenbrink on April 15, 2024. The Fleis and
Vandenbrink parking study stated that “the proposed parking supply on site will accommodate
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the projected parking demand for the existing and proposed uses.” In a memo dated May 14,
2024, OHM accepted the conclusions of the parking study.

Since those initial reviews, the applicant has added ten (10) units on site and lost eight (8)
additional parking spaces. In light of these changes, OHM reviewed parking on January 17, 2025
and raised the following items:

1. How are the parking requirements going to be met during construction? Ample
parking must be supplied at all times including during construction. This includes
parking dedicated for construction workers, equipment, etc. The parking study
and calculations need to evaluate the interim period.

2. Since this development proposes to use a portion of the parking lot on the
adjacent lot, the 575 Big Beaver site should also be evaluated to ensure there is
adequate parking provided there as well.

3. There needs to be some policy and/or wayfinding that tells people from the 363
Big Beaver site where they are allowed to park on the 575 Big Beaver site.

Loading Space:
A loading space is provided near the southern end of the ground level.

Items to be Addressed: Applicant to address parking concerns raised by OHM.

ACCESS AND CIRCULATION

Vehicular Access:

The subject site has one (1) direct access point off Big Beaver and a couple of indirect access
points. The direct access point off Big Beaver is located in the northeast corner of the site. The
subject site is also indirectly accessible from the site directly to the west (Drury Inn & Suites), as
one can enter the Drury Inn parking lot via Big Beaver and immediately turn left (east) onto the
subject site.

Lastly, roughly 300 feet east of the subject site, Spencer Street runs south from Big Beaver and
then curves west until it enters the Drury Inn & Suites parking lot from the rear. Technically
someone could take this route via Spencer Street and then enter the subject site from the south
or west sides.

Pedestrian Access:

Existing sidewalk runs along Big Beaver to the north and along the far west end of the subject
site. The applicant proposes two (2) new pathways which will connect directly to the existing
sidewalk along Big Beaver. These new sidewalks are proposed on the east and west sides of the
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office building, and crosswalks shall connect these sidewalks to Big Beaver in the north and to
the residential building in the south.

Items to be Addressed: None.

LANDSCAPING

A landscaping plan has been provided on Sheets ST-2A and ST-2B. The following table discusses
the development’s compliance with the landscape requirements set forth in Section 13.02.

Required Provided Compliance
Greenbelt
Big Beaver: . 270 LF/30= .
1 tree per every 30 lineal feet 9 trees Complies
9 trees
Parking Lot Trees
1 tree per every 8 parking spaces
N/A 6 trees‘ on top of Complies
parking deck

Tree Replacement
Woodland: for trees with DBH 6
inches or larger, 50% of the
original DBH removed

83 inches removed | 105 inches credit Complies
Landmark: 100% of original DBH
removed
Overall Site Landscaping
A minimum of 15% of the site
area shall be comprised of 15% 32.1% Complies
landscape material.

Trash Enclosure:
Trash compactor rooms are internal to the residential building. Six (6) standard size trash
receptacles are provided throughout the Level 3 open space area.

Mechanical Equipment:

Two (2) transformers are shown near the southeast and southwest corners of the building. The
applicant proposes to screen the transformers with ten (10) arborvitaes each. Other mechanical
equipment is shown interior to the residential building.

Items to be Addressed: None.

PHOTOMETRICS
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Photometric plans provided by the applicant show lighting levels at-grade, within the ground
level parking deck, and on top of the parking deck where there is outdoor gathering space. All
lighting levels are compliant with ordinance standards. Four (4) types of light fixtures are
proposed throughout the site and three (3) are fully compliant with fixture design standards.

Items to be Addressed: None

FLOOR PLAN AND ELEVATIONS

Residential Overview:

The residential component of this development is a new 7-story building with two (2) towers at
either end. Levels 1 and 2 are parking decks which extend across the entire building. Level 3 (the
roof of the parking deck) is where the two (2) residential towers begin. The first tower is on the
eastern end of the building and the second tower is on the western end. A large, outdoor
gathering space is proposed on Level 3 between the two (2) towers on top of the parking deck
roof.

There are a total of 110 residential units (20 efficiency units, 70 one-bedroom units, and 20 two-
bedroom units). Units are available in the following sizes:

e Efficiency: 602 square feet

e One-bedroom: 677 or 698 square feet

e Two-bedroom: 1,058, 1,141 or 1,185 square feet

Floor Plans:
Level 1- Parking Deck and Lobby
e First level of the parking deck
e Both vehicle and bicycle parking spaces are provided
e Contains one (1) lobby, four (4) elevators, two (2) recycle rooms, two (2) trash chutes,
two (2) trash compacter rooms, two (2) mechanical rooms, two (2) sets of stacked
mailboxes, and several staircases
e Elevators and other amenities are duplicated to provide such amenities near each tower
for convenience

Level 2- Parking Deck
e Level 2 is the second floor of the parking deck
e Contains vehicle parking, two (2) lobbies, four (4) elevators, two (2) trash chutes, three
(3) mechanical rooms, and several staircases

Level 3- Residential & Outdoor space
e East tower: 11 units
e West tower: 11 units
0 Each unit is accessed via an internal common area
0 Units on this level include a private patio
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e Qutdoor open space with chairs, tables, and creative landscaping elements
e Community room (amenities not provided)
e “Green roof”

Levels 4, 5, 6, & 7- Residential
e East tower: 11 units
e West tower: 11 units
0 Each unit is accessed via an internal common area
0 Units on Levels 4, 5, 6, & 7 have a private balcony
e Level 4 features a rooftop patio on the community room

Elevations:
Overall building height is 83 feet 8 inches (7 stories). The top of the parking deck is 26 feet in
height.

Building Materials:

Concrete is the main material used for the parking deck levels. External building materials for the
residential towers include Nichiha brand cement board panels, Pella brand fixed frame windows,
Pella operable lower transom windows, parapet coping, and metal entry overhang. Materials for
the private balconies include Nichiha TuffBlock cement boards, Pella sliding glass doors, black
powder coated railings, and glass panels.

Colored renderings show that the building exterior will be a mixture of light gray, dark gray,
brown, light brown and black.

Screening of Parking Deck:

The parking deck will be screened with a combination of Carolina fence and arborvitae screening.
While screening is desirable, it is unclear where there will be openings for pedestrian access from
the shared parking areas. We ask the applicant to ensure a pedestrian accessible route to enter
the parking deck from the shared parking areas.

Items to be Addressed: Ensure a pedestrian accessible route to enter the parking deck from the
shared parking areas.

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:

1. Building Orientation and Entrance
2. Ground Story Activation

10
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3. Transitional Features
4. 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.

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.

11
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SUMMARY

Overall, we strongly support the project as an adaptive reuse of an existing oversized parking lot.
However, the following items should be discussed by the applicant and Planning Commission:

Applicant to address parking concerns raised by OHM.
Planning Commission to consider changes to parking deck elevations

3. Ensure a pedestrian accessible route to enter the parking deck from the shared parking

1.
2.
areas.
Sincerely,

Mo U o

CARLISLE/WORTMAN ASSOC., INC.

Benjamin R. Carlisle, AICP, LEED AP
President

12
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CARLISLE/WORTMAN ASSOC., INC.
Shana Kot
Community Planner



PLANNING COMMISSION REGULAR MEETING — FINAL JANUARY 28, 2025

PRELIMINARY SITE PLAN APPROVALS

5. PRELIMINARY SITE PLAN REVIEW (SP JPLN2024-0011) — Proposed Big Beaver
Mixed Use Development, South side of Big Beaver, East of I-75 (363 W Big Beaver),
Section 28, Currently Zoned BB (Big Beaver) Zoning District

Mr. Carlisle reviewed the Preliminary Site Plan application for a mixed use development
that retains an existing 4-story office building and proposes the construction of two towers
for residential apartment units. He said the applicant is looking for feedback only this
evening. Mr. Carlisle addressed the site layout, building design, parking deck, bridge
connection between existing office and new apartments, access and circulation, parking,
unique landscaping, and elevations.

Mr. Carlisle stated the applicant is seeking a variance from the Zoning Board of Appeals
(ZBA) for the 40-foot required rear yard setback. He said the application would come back
before the Planning Commission for consideration should the variance be granted by the
ZBA.

Mr. Carlisle shared support of the proposed project because the applicant is reusing an
existing office building and an oversized parking lot. He asked the Planning Commission
to discuss with the applicant the proposed shared parking, parking concerns raised by
OHM (City Traffic Consultant), pedestrian accessibility from the parking deck to
residential units and use of decorative light fixtures throughout the parking deck.

Board members and the administration discussed:

¢ Legal nonconformity of the building.

e Pedestrian connection to/from parking deck and residential units.
e Shared parking and number of parking spaces deficient.

e Relationship of project with neighboring properties on site.

Project Architect John Marusich clarified ownership of the subject property. He said the
owner intends to keep the bank and existing drive-through, has moved his personal office
on site, and has a good relationship with neighboring properties.

Mr. Marusich narrated a question and answer session during a video presentation of the
proposed project.



PLANNING COMMISSION REGULAR MEETING — FINAL JANUARY 28, 2025

Some comments during discussion related to the following:

Decorative lighting fixtures.

Generous green space, unique landscaping, third level terrace amenities.

Building identity, primary entrance, and apartment towers in relation to street presence.
Rental units.

Pedestrian circulation to/from parking to residential units; safety, convenience, signage.
Design approach of parking deck.

Concerns identified in OHM memorandum.

Urban style of living.

ZBA variance request.

In summary, the applicant was asked to consider:

Provide three dimensional (3D) rendering to show context of elevation from
surrounding buildings.

Design changes to east elevation.

Improve pedestrian/vehicular movement and address pedestrian safety; i.e.,
crosswalk, signage, lighting.

Address comments identified in OHM memorandum.

Consider softer design approach of parking deck; color scheme.



ZONING BOARD OF APPEALS MEETING DRAFT May 20, 2025

. 363 W. Big Beaver, John Marusich, Marusich Architecture for Frank Simon, 363 Big
Beaver LLC — A variance request to allow a residential apartment tower addition be set
back zero feet from the rear property line, where the Zoning Ordinance requires a 40 foot
set back.

Moved by Eisenbacher
Second by Fox

RESOLVED, to grant the request.

Yes: Eisenbacher, Chambers, Fox, McCauley, Forster, Kenkre
No: Bossenbroek

MOTION PASSED

G:\SITE PLANS\SP_JPLN2024-0011_BIG BEAVER MIXED USE DEVELOPMENT\MINUTES\ZBA Minutes 5-20-2025 draft.doc



Marusich Architecture: Responses to comments from PRE-ZBA site plan review

05/28/2025

In summary, the applicant was asked to consider:

1.

Provide three dimensional (3D) rendering to show context of elevation from
surrounding buildings.

The rendering package has been revised with multiple shots showing
views from the surrounding context.

Design changes to east elevation.

The east elevation that had concerns of the solid wall on the parking
deck levels has been adjusted to be open air, matching the west side of the parking
deck wall.

Improve pedestrian/vehicular movement and address pedestrian safety; i.e.,
crosswalk, signage, lighting.

The crosswalks at the north side of the property in front of the bank drive-
thru have been revised to include ‘Slow - pedestrian crossing’ signs to provide
further safety measures for the crossing of pedestrians.

Address comments identified in OHM memorandum.

The OHM comments have been addressed before the previous site plan
review. The items included from that write-up, which have been included, are the
ADA tactile warning surfaces, crosswalks to be straight across, proximity of
accessible parking spaces to lobby/ elevators, etc.

Consider softer design approach of parking deck; color scheme.
The materiality of parking deck has been revised to accommodate the
softer design approach.



DRAWING INDEX

363 BIG BEAVER MXD

PROJECT DESCRIPTION

363 W BIG BEAVER RD
TROY, MI. 48084

A 100 UNIT DEVELOPMENT OF A 5 STORY RESIDENTIAL APARTMENT TOWER

OVER TOP OF 2 LEVELS OF PARKING BELOW (7 STORIES TOTAL).

SITE INFORMATION

BUILDING CODE REVIEW

ZONED BBA (BIG BEAVER DISTRICT TYPE A)

SITE AREA =90,711 S.F = 2.082 ACRES

EXISTING OFFICE BUILDING AREA =52,095 S.F (12,133 S.F. GROUND)
EXISTING OFFICE BUILDING COVERAGE = 13.3%

CLASSIFICATION OF WORK : NEW CONSTRUCTION

ZONED BBA (BIG BEAVER DISTRICT TYPE A)

SITE AREA =90,711 S.F =2.082 ACRES
NEW BUILDING AREA (PARKING DECK AREA) = 46,161 S.F
NEW BUILDING COVERAGE (PARKING DECK) =50.8%

BUILDING 2015 MICHIGAN BUILDING CODE (R2 STRUCTURE)

ENERGY 2015 MICHIGAN ENERGY CODE- ASHRAE 90.1.2007
FIRE 2015 INTERNATIONAL FIRE CODE
PLUMBING 2018 MICHIGAN PLUMBING CODE

MECHANICAL 2015 MICHIGAN MECHANICAL CODE

ELECTRICAL 2017 NATIONAL ELECTRIC CODE

BUILDING INFORMATION

USE CLASSIFICATION R2

DRAWING # DRAWING TITLE
COVER SHEET
APPLICATION
TOPOGRAPHY / SURVEY
ST-1 SITE PLAN
ST-1.1 BLOWUP OF REAR SETBACK 1 (ZBA)
ST-1.2 BLOWUP OF REAR SETBACK 2 (ZBA)
L-1 LANDSCAPE PLAN (GROUND LEVEL - FRONT)
L-2 LANDSCAPE PLAN (GROUND LEVEL - REAR)
L-3 LANDSCAPE PLAN (TOP OF DECK)
L-4 LANDSCAPE AREA DIAGRAM
L-5 TREE INVENTORY PLAN
L-6 PLANT LIST & DETAILS
A-1 LEVEL 1 - GROUND LEVEL PLAN (PARKING / LOBBY)
A-2 LEVEL 2 - PARKING DECK PLAN
A-3 LEVEL 3 - RESIDENTIAL FLOOR PLAN
A-4 LEVEL 4 - RESIDENTIAL FLOOR PLAN (TYP. FLOORS 4 & 6)

CONSTRUCTION CLASSIFICATION STRUCTURE)

TYPE : VA (APT.) & TYPE 1(PARKING

A-5A LEVEL 5 - RESIDENTIAL FLOOR PLAN (TYP. FLOORS 5 & 7)

GROSS BUILDING AREA 152,231 S.F.

A-5B RESIDENTIAL UNIT FLOOR PLANS

REQUIRED EXITS PER SEC. 1006 2015 MICHIGAN BUILDING CODE

A-6A BUILDING ELEVATIONS (1 OF 2)

SPRINKLER SYSTEM REQUIRED 2015 MICHIGAN BUILDING CODE

A-6B BUILDING ELEVATIONS (2 OF 2)

A-7

PRELIMINARY GRADING PLAN (DEFERRED SUBMITTAL)

A-8

TREE INVENTORY PLAN (NOT USED: SEE SHEET L-5)

A-9A LIGHTING PLAN (GROUND LEVEL)

LANDSCAPE AREA BREAKDOWN

A-9B LIGHTING PLAN (TOP OF DECK)

A-10 ROOF PLAN - CONDENSER UNIT LAYOUT

A-11 BUILDING SECTIONS

A-12A PARKING ANALYSIS (1 OF 6

A-12B PARKING ANALYSIS (2 OF 6

A-12C PARKING ANALYSIS (3 OF 6

A-12D PARKING ANALYSIS (4 OF 6

A-12E PARKING ANALYSIS (5 OF 6

A-12F PARKING ANALYSIS (6 OF 6

)
)
)
)
)
)

A-13 GREEN WALL DETAIL

ROOF GREEN SPACE AREA: 14,484 S.F.

BUILDING FORM F REQUIRED SETBACKS

TOP OF COMMUNITY ROOM

GREEN SPACE AREA: 1,948 S.F.
TOP OF DECK

GREEN SPACE AREA: 7,293 S.F.
GROUND LEVEL

GREEN SPACE AREA: 5,459 S.F.
TOTAL

GREEN SPACE AREA: 29,144 S'F.

15% MIN. GREEN AREA REQUIRED
29,144 /190,711 = 32.1% GREEN AREA PROVIDED

PROPERTY EDGE DISTANCE
FRONT SETBACK 10" MIN
REAR SETBACK 40' MIN
SIDE SETBACK 0' MIN
NOTES:

Per section 903.2.8 2015 Michigan Building Code, an automatic sprinkler

system is required for occupancies with a group R fire area.

CIVIL ENGINEERING PLANS: DEFERRED SUBMITTAL

SITE PLAN APPLICATION PACKAGE
(DC: 11/12/2024)
POST ZBA REVIEW: 05/28/2025

PROPERTY ID # 88-20-28-203-030

36880 WOODWARD AVENUE , BLOOMFIELD HILLS, MI. 48304
CELL: 313-482-0645
EMAIL: JOHNM.MARUSICHARCHITECTURE@GMAIL.COM

S

VICINITY MAP @

05/28/2025
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/1 ‘ ‘ . / ~ __F 1 1(-;%%881038%‘—0 -46 LOT 10 ¢ 35. RIGHTS OF TENANTS UNDER WRITTEN UNRECORDED UNEXPIRED ON 01-12-2018. THE SURVEY ONLY REFLECTS THOSE UTILITIES
. _ 681.1 : \ LEASES, AS TENANTS ONLY WITH NO RIGHT OF FIRST REFUSAL OR WHICH COULD BE OBSERVED BY THE SURVEYOR IN THE FIELD OR
SANITARY MH — _/; ——————— — 680 \ OTHER OPTION TO PURCHASE. AS DEPICTED BY THE UTILITY COMPANY RECORDS FURNISH PRIOR
RIM 683.99 P — —_— TO THE DATE THIS SURVEY WAS ISSUED. THE CLIENT AND/OR THEIR
8" N. INV 677.74 e \ « 679.39 36. EASEMENT GRANTED TO THE CITY OF TROY FOR STORM DRAIN AUTHORIZED AGENT SHALL VERIFY WITH THE FACILITY OWNERS
8" SE. INV 677.79 —— —— TBBI44EX. 15" STM 681.99 x 679.64 | AND SEWER RECORDED IN LIBER 8668, PAGE 618, OAKLAND AND/OR THEIR AUTHORIZED AGENTS, THE COMPLETENESS AND
6" W. INV 679.19 —_— CATCH BASIN COUNTY RECORDS. [SAID EASEMENT IS PLOTTED HEREON]. EXACTNESS OF THE UTILITIES LOCATION.
Lo aa q ————— RIM 680.38 \
ST&;’;‘ MH —2 EASEMENT PARCEL B 18" S. INV 675.63 . 37. EASEMENT GRANTED 1O THE CITY OF TROY FOR WATER MAN
20" WD. INGRESS, ‘ TOP OF WATER 676.23 RECORDED IN LIBER 8668, PAGE 616, OAKLAND COUNTY RECORDS.
R B34S 7620 7 & PARKNG S 5T | COULD NOT GET | [SAID EASEMENT IS PLOTTED HEREON]. TOPOGRAPHIC SURVEY NOTES
. . L8653, P.O° 15" W. INV ==
15" NW. INV 676.20 "EXHIBIT D = 38. RESERVATION OF EASEMENTS IN VACATED MINER STREET AS N EVATIONS ARE EXISTING ELEVATIONS, UNLESS OTHERWISE
15" E. INV 676.30 === \ EVDIENCED BY THE INSTRUMENT RECORDED IN LIBER 8413, PAGE :
- 204 AND LIBER 8413, PAGE 205, OAKLAND COUNTY RECORDS. [16’ UTILITY LOCATIONS WERE OBTAINED FROM MUNICIPAL OFFICIALS AND
l EASEMENT RETAINED OVER VACATED MINER STREET IS SHOWN RECORDS OF UTILITY COMPANIES, AND NO GUARANTEE CAN BE
[ \ \ HEREON]. MADE TO THE COMPLETENESS, OR EXACTNESS OF LOCATION.
N & e \ \ EXCEPT AS NOTED BELOW, ALL EXCEPTIONS SHOWN OR NOTED ON DRAWN BY:
585, N ‘ o7 99 | THIS SURVEY WERE OBTAINED FROM TITLE COMMITMENT NO.
N S NCS—6988872—MICH, WITH AN EFFECTIVE DATE OF 11—17—2014, LEGEND D. McConkey
s A ‘ \ REVISION NO. 2, ISSUED BY FIRST AMERICAN TITLE INSURANCE
77 COMPANY. MANHOLE DESIGNED BY:
| - 7 7 7 4 \ . _ ’
77 )\’ 4 | THIS SURVEY MAY NOT SHOW ALL EASEMENTS OF RECORD UNLESS ® EXISTING SANITARY SEWER -
575 W BIG BEAVER RD EASEVENT FOR 25 | mEugvaaETgD TITLE POLICY IS FURNISHED TO THE SURVEYOR BY _ o — EXISTING SAN. CLEAN OUT
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F.F. 683.76 (L.34698, P.730) o dl
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| \ L — — _] I B \ ;’EETSSRNERS OF THE PARCEL OR AS INDICATED IN THE ABOVE EXISTING BURIED CABLES
| == | : UTILITY POLE GUY POLE . 1" =30
. . === ‘ \ — @O N OVERHEAD LINES SCALE: =
30 15 0 15 30 45
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- K NAVAROLI, PLS DATE: 01—12-2018 SIGN
| KRN AV 1 NFE JOB NO. SHEET NO.
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W AY SITE ADDRESS: 363 BIG BEAVER RD, TROY MI, 48084 N k
_ NOTES: PROPERTY ID # 88-20-28-203-030
« I ARBORVTAE AN - CURRENT ZONING / USE ~ BIG BEAVER DISTRICT
ARBORVITAE SPACING: 1'- 9
L FENCE HEIGHT: - PROPOSED ZONING BIG BEAVER DISTRICT M’éﬁ%&l&g
ONE WAY SIGN PEDESTRIAN CROSSING SIGN ADJACENT ZONING BIG BEAVER DISTRICT
7 / SITE TYPE BB:B (MEDIUM SITE)
U ‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘ U / % STREET TYPE BB:A PRIMARY CORRIDOR SLOOMPFIELD HILLS, M 43304
x = ' ' ! SUITE 100
RFEEIEKRIXI%D S CREENING BETAIL % SETBACKS (FORM F) FRONT/10'- SIDE / 0' - REAR / 40 e
g i = CELL: (313) 482-0645
/ SUREE 7/ BUILDING HEIGHT (BUILDING FORM F)
1 = . =1 ' www.marusicharchitecture.com
a a /A A BUILDING FORM F rmmm———
ITEM MINIMUM HT. MAXIMUM HT. (N/A) PROVIDED GOPY RIGHT
— — R itk
7/} GROUNDLEVEL 14-0 16'-0
SPECIFIED PROJECT AND LOCATION. THE
\/ \/ | TOP OF DECK 2'- 0 B T
i — ROOF o e G B 8 P
i i - O STORES) B'- " {7 STORIES) i L
PARAPET 83' - 8" SHALL BE AT THE DISCRETION OF AND ONLY
336' FIRE THROUGH THE EXPRESSED WRITTEN CONSENT
HYDRAN] | OF MARUSICH ARCHITECTURE LLC.
U OSEACE O A MR A
‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘ H/M ‘ ‘ ‘ BUILDING USE INFORMATION e R
‘ ‘ P BINDING CONTRACT BETWEEN THE
L s peoesrm e L t B COORDANGE 10 AL CONDITONS, CONTANED
- T T i et o’ o LEVEL USE USE GROUP g
RAMP0% SLOE) e | + IERr CAROLINA FENCE SCREENING  + DRANINGS AND WRITEN.WATERIL APPEARING
B B ARBORVITAE SCREENING Ground Level LOBBY & BUILDING SERVICES & PARKING S-2 HEREN CONSTITUTES THE ORIGIAL AND
. (METHOD OF SCREENING - GROUND LEVEL) Level 2 PARKING R-2 B DUPLICATED. USED, TRANSFERRED, OR
DISCLOSED TO ANY PERSON, FIRM,
- Level 3 RESIDENTIAL APARTMENTS & AMENITIES S-2 ggﬁ;%@r?ﬁ%ﬁgﬁ& ARWC'HT:;N}JR:
e | — - o AESDENTIALAPARTHENTS y N RS ATTR
oF ' : : 9% eve RESIDENTIAL APARTMENTS - :
<]: ,’ . : % A &L | i QDDDDDD | : g > = - \ Level 6 RESIDENTIAL APARTMENTS R-2 ©  COPYRGHT MﬁfgSlchZ:RCHlTECTURE
L1 ke L } iy ﬁ E g Level 7 RESIDENTIAL APARTMENTS R-2
gk @ | L L. . 4 L ol 5 e
Qé I © Tl | S
Ny - M Nz | o
, | ) L T 4 2 PARKING INFORMATION FRANK SIMON
| S O <A | SO L — HE
" g‘: — -® af 9 | g < EXISTING OFFICE REQUIRED PROVIDED
[P = - 7, 5 | = OFFICE 3,437 S.F. (BANK) OFFICE 18 SPACES
L1 ] . Es 2 b (BANK - 0 interior ATM's) (1 SPACE PER 200 SF.)
> ® — B | == |2 OFFICE 30,648 S.F. GENERAL OFFICE 103 SPACES PROJECT NAME
I —q % %’ 2 | |= (GENERAL) (1 SPACE PER 300 SF.)
L] o | %) | o Nol — 22 o OFFICE 8,563 SF. (MEDICAL) OFFICE 43 SPACES 363 BIG BEAVER
<]: N EXISTING OFFICE BUILDING 3 E o a2/ 2 L E SHARED EASEMENT PARKING = 25 SPACES (MEDICAL) (1 SPACE PER 200 S F.) TOWER
h ” E Ll { M .:=
— A LN OFFICE SUBTOTAL: 164 SPACES ADDRESS
= | ® BE 12 o st
=25 | |2 ] RESIDENTIAL (110 UNITS)
| Ly el a — - APARTMENTS 20 APARTMENTS X 1SPACE 20 SPACES PROJECTS _ 23-%
L —— R Ig @ (21| — (EFFICIENCY APARTMENTS) SSUEDNTEY 1120202
— | wermsosme — — — | T T LS O
| [ . 1 o o NEREN) E EE—— 70 APARTMENTS X 2 SPACES 140 SPACES OWNER REVIEW 02/19/2024
A m | ol } 1 - \ 60= o vz /7 / / % (1 BEDROOM APARTMENTS) OWNER REVIEW 03/04/2024
- — o ° — ©@ T e ] PARKING REQ. ANALYSIS | 03/13/2024
I I 5 : 1 } n : W\ é 3;«3 ] == |d : N/ = 20 APARTMENTS X 2 SPACES 40 SPACES PARKING ANALYSIS REV. | 03/18/2024
A= / ‘ : : L T : 07 o a? / H 8"IL ’ §§ s, “EJ (2 BEDROOM APARTMENTS) S.P.A. DRAFT PACKAGE | 03/22/2024
Eoi 0* il N [_H] [ I NEWSIDEWALK TN z I Eg o - 2 SP.A DRAFTPACKAGE | 04/10/2024
o ﬂmt GROUND LEVEL = 109 SRACES ™ A 0] N A EE APARTMENTS SUBTOTAL: 200 SPACES SPAPLANPACKAGE | 04/1612024
| o[ - -l & N oF 3 Y o g EQ 273 733 SPACES REVISED PLANS | 05/31/2024
_ _ < Q u.n.% = TOTAL 364 SPACES REVISED PLANS(MEETING) | 06/04/2024
I/ // \L BUILDING ABOVE - < A S.P.A. PLAN PACKAGE 2 06/20/2024
B LU W (SEE ATTACHED SHARED PARKING AGREEMENT FROM FLEIS & VANDENBRINK) SP.A PLAN PACKAGE 21| 0813012024
@ — % — S.P.A. PLAN PACKAGE 2.2 | 11/12/2024
— — POST ZBA S.P.A. PLAN PKG| 05/28/2025
sty = = bp—— — '/'/ — , / J BARRIER FREE PARKING SPACES REQUIRED: (238 /25) = 9.5 = 10 SPACES —
/ DRAWN BY:
J 1 7 , ] | BARRIER FREE PARKING SPACES PROVIDED:
FIRE 8 / N NER” e - GROUND LEVEL: 08 SPACES A
rYORANT X L / | /A - PARKING DECK: 04 SPACES
( > Q / > | TOTAL BARRIER FREE SPACES PROVIDED = 12 SPACES
/ ] / / s R \ CAROLINA FENCE SCREENING
/ HYDRANT "/ SQUARE FOOT AREA |NFORMAT|ON
)
¢ GROSS SF NET SF —
/Z/ / %‘ 7TH LEVEL - APARTMENTS 20,184 GSF 16,534 NSF ) <
y = I
:’0 / ‘ 6TH LEVEL - APARTMENTS 20,184 GSF 16,534 NSF Z o
) / t
‘.:“/é\ / 5TH LEVEL - APARTMENTS 20,184 GSF 16,534 NSF n E
“ ‘ » —
X/ ATH LEVEL - APARTMENTS / TOP OF COM. BLDG 20,350 GSF 16,534 NSF )
| \ | 3RD LEVEL - APARTMENTS / TOP OF DECK + COM. BLDG 22,474 GSF 16,534 NSF
PEDESTRIAN CROSSING SIGN WRONG WAY SIGN ONE WAY SIGN AL ACCESSIBLE PARKING SIGN IND LEVEL - PARKING DECK 45,765 GSF
0 N E RESERVED| . 1ST LEVEL - PARKING / LOBBY 3,090 GSF
w AY 1| PARKING TOTAL AREA 152,231 GSF 82,670 NSF SEAL
5 PARKING LOCATION BREAKDOWN
‘ GROUND LEVEL =109 SPACES
DECK LEVEL = 83 SPACES
EXCLUSIVE PARKING EASEMENT = 16 SPACES
NON-EXCLUSIVE SHARED PARKING EASEMENT = 25 SPACES 05
SITE PLAN TOTAL = 233 SPACES 05/28
SCALE: 1"=30"-0" OWNER / OWNER'S AGENT APPROVED & ACCEPTED SHEET #
NORTH ST- 1
DATE:___ /| /2024
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THE IDEAS AND DESIGN CONCEPT EXPRESSED
HERE IN AND THE GRAPHICALLY DISPLAYED
ARRANGEMENT OF THIS DRAWING HAVE BEEN
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SPECIFIED PROJECT AND LOCATION. THE
DRAWINGS ARE THE SOLE INTELLECTUAL
PROPERTY OF THE ARCHITECT. ANY
CONVEYANCE OR DISCLOSURE OF THE IDEAS
OR DESIGN CONCEPTS OR THE USE OF
THESE GRAPHICALLY DISPLAYED
ARRANGEMENTS OR THEIR COMPONENTS
SHALL BE AT THE DISCRETION OF AND ONLY
THROUGH THE EXPRESSED WRITTEN CONSENT
OF MARUSICH ARCHITECTURE LLC.

IN THE ABSENCE OF A WRITTEN AIA
CONTRACT ACCEPTANCE AND/OR USE OF
THESE DOCUMENTS BY THE OWNER/CLIENT
OR HIS AGENTS SHALL CONSTITUTE TO BE
BINDING CONTRACT BETWEEN THE
OWNER/CLIENT AND THE ARCHITECT IN
ACCORDANCE TO ALL CONDITIONS CONTAINED
WITHIN AIA B151 AND B141 CONTRACTS. ALL
IDEAS, DESIGNS, ARRANGEMENTS, AND PLANS
INDICATED BY OR REPRESENTED BY THE
DRAWINGS AND WRITTEN MATERIAL APPEARING
HEREIN CONSTITUTES THE ORIGINAL AND
UNPUBLISHED WORK OF MARUSICH
ARCHITECTURE LLC. AND THE SAME MAY NOT
BE DUPLICATED, USED, TRANSFERRED, OR
DISCLOSED TO ANY PERSON, FIRM,
CORPORATION, OR AGENCY WITHOUT A
WRITTEN CONTRACT OR WRITTEN CONSENT OF
THE ARCHITECT AND MARUSICH ARCHITECTURE.
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