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APPLICANT SUBMITTALS: 

HAMPTON MANOR SENIOR HOUSING PROJECT 
A request by Van Buren Investors Land Holdings LLC to construct a senior housing development with assisted 
living and memory care units, called Hampton manor.   The proposed 62,516 square foot building is to be 
located on the south side of Tyler Road, between Morton Taylor and Haggerty Roads on a 7.11 acre site.  

The site has tax parcel ID#’s: 83-054-99-0012-000, 83-054-99-0013-000, 83-054-99-0014-701, 83-054-
99-0015-701, 83-054-99-0016-002, 83-054-99-0016-003. 

Senior housing developments are a Special Land Use in the C (Local Business) District, and the proposed 
Special Land Use requires a public hearing.  This hearing is being held in accordance with Section 12.03 

(Permitted Uses with Special Approval) of the Zoning Ordinance. 
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Lehner  Associates, Inc

OF VAN BUREN TOWNSHIP
BOUNDARY AND TOPOGRAPHY
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SITE NOTES: 1. DEVELOPER: VAN BUREN INVESTORS LAND HOLDINGS, LLC ZOHAIB SYED 1451 GRATIOT AVENUE CLINTON TWP., MI 48036 PHONE: 989-708-1878 2. TOTAL SITE AREA = 6.39 ACRES. 3. BUILDING AND PAVEMENT LOT COVERAGE = 50% 4. PROPOSED SENIOR ASSISTED LIVING WITH 4 TWO BEDROOM, 32 ONE BEDROOM UNITS, 20 EFFICIENCY UNITS AND 24 MEMORY CARE UNITS FOR A TOTAL OF 80 UNITS. 5. PERIMETER SETBACK = 50 FT. 6. OPEN SPACE REQUIRED = 25% OF SITE AREA =6.39 ACRES * 0.25 = 1.6 ACRES    OPEN SPACE PROVIDED = 2.40 ACRES 7. PARKING REQUIRED = 1 SPACE FOR EVERY 4 RESIDENTS PLUS ONE FOR EACH EMPLOYEE 24 MEMORY CARE = 24 RESIDENTS 20 STUDIO  = 20 RESIDENTS 32 ONE BED = 32 RESIDENTS 4 TWO BED = 8 RESIDENTS 84 RESIDENTS/4 =21 SPACES + 15 EMPLOYEES =36 SPACES REQUIRED 8. PARKING PROVIDED = 44 SPACES @ 9.5'x20' 6 HANDICAP SPACES  HANDICAP SPACES 50 TOTAL SPACES PROVIDED 9. LOADING/UNLOADING REQUIRED = 2 SPACES FOR OVER 50,000 S.F. OF FLOOR AREA 10. LOADING/UNLOADING PROVIDED = 1 10'x50' SPACE ONCE BUILDING IS OPERATIONAL DELIVERIES WILL BE FROM ONE VENDOR 2-3 TIMES A WEEK WHICH DOES NOT NECESSITATE TWO SPACES. 11. ZONING: SITE= C LOCAL BUSINESS NORTH = R-1C SINGLE FAMILY RESIDENTIAL SOUTH = R-1C SINGLE FAMILY RESIDENTIAL EAST = R-1C SINGLE FAMILY RESIDENTIAL WEST = R-1B SINGLE FAMILY RESIDENTIAL 12. ALL PARKING AND PAVING SURFACES SHALL BE ASPHALT WITH CONCRETE CURB AND GUTTER AND/OR THICKENED EDGE ASPHALT PER TOWNSHIP SPECIFICATIONS. 13. ALL AREAS NOT BUILT OR PAVED UPON SHALL BE IRRIGATED. 14. ALL DEBRIS SHALL BE REMOVED FROM WITHIN THE PROPERTY LIMITS ON A WEEKLY BASIS OR AS NEEDED. 15. SITE WILL NOT BE CONSTRUCTED IN PHASES. 16. THERE IS NO FLOOD PAIN ON THIS SITE PER FEMA COMMUNITY #26054, MAP #6163C0352E, DATED 02-02-2012. 17. THERE ARE NO REGULATED WETLANDS ON THIS SITE. 18. PAVED SURFACES, WALKWAYS, SIGNS, LIGHTING AND OTHER STRUCTURES AND SURFACES SHALL BE MAINTAINED IN A SAFE, ATTRACTIVE CONDITION AS ORIGINALLY DESIGNED AND CONSTRUCTED. PARKING LOT STRIPING AND MARKINGS SHALL BE MAINTAINED IN A CLEARLY VISIBLE CONDITION. 19. THERE SHALL BE NO OUTDOOR STORAGE. 20. OWNER AGREES TO SEASONAL MAINTENANCE PROGRAM AND WILL REPLACE ALL DISEASED, DEAD OR DAMAGED PLANTS, REPLENISH MULCH, CONTROL WEEDS, FERTILIZE AND PRUNE BEGINNING UPON COMPLETION OF CONSTRUCTION OF LANDSCAPING. 21. THERE SHALL BE NO HAZARDOUS/TOXIC WASTE FROM THIS SITE.
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DESCRIPTIONS ARE PREPARED FROM EXISTING VAN BUREN TOWNSHIP TAX RECORDS. ALL PARCELS SHALL BE COMBINED AFTER PURCHASE OF PROPERTY IS COMPLETED. PARCEL 1: PARCEL #83-054-99-0012-000  PART OF THE NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH, RANGE 8 EAST, BEGINNING SOUTH 333 FEET FROM THE NORTHWEST CORNER OF SECTION 14; THENCE NORTH 89 DEGREES 00 MINUTES EAST 248 FEET; THENCE NORTH 333 FEET; THENCE NORTH 89 DEGREES 00 MINUTES EAST 150 FEET; THENCE SOUTH 258 FEET; THENCE NORTH 89 DEGREES 00 MINUTES EAST 150 FEET; THENCE SOUTH 294.87 FEET; THENCE SOUTH 89 DEGREES 00 MINUTES WEST 548 FEET; THENCE NORTH 219.87 FEET TO THE POINT OF BEGINNING. 4.18 ACRES. PARCEL 2: PARCEL #83-054-99-0013-000  PART OF THE NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH,  OF THE NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH, OF THE NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH,  THE NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH, THE NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH,  NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH, NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH,  1/4 OF SECTION 14, TOWN 3 SOUTH, 1/4 OF SECTION 14, TOWN 3 SOUTH,  OF SECTION 14, TOWN 3 SOUTH, OF SECTION 14, TOWN 3 SOUTH,  SECTION 14, TOWN 3 SOUTH, SECTION 14, TOWN 3 SOUTH,  14, TOWN 3 SOUTH, 14, TOWN 3 SOUTH,  TOWN 3 SOUTH, TOWN 3 SOUTH,  3 SOUTH, 3 SOUTH,  SOUTH, SOUTH, RANGE 8 EAST, BEGINNING NORTH 89 DEGREES 00 MINUTES EAST  8 EAST, BEGINNING NORTH 89 DEGREES 00 MINUTES EAST 8 EAST, BEGINNING NORTH 89 DEGREES 00 MINUTES EAST  EAST, BEGINNING NORTH 89 DEGREES 00 MINUTES EAST EAST, BEGINNING NORTH 89 DEGREES 00 MINUTES EAST  BEGINNING NORTH 89 DEGREES 00 MINUTES EAST BEGINNING NORTH 89 DEGREES 00 MINUTES EAST  NORTH 89 DEGREES 00 MINUTES EAST NORTH 89 DEGREES 00 MINUTES EAST  89 DEGREES 00 MINUTES EAST 89 DEGREES 00 MINUTES EAST  DEGREES 00 MINUTES EAST DEGREES 00 MINUTES EAST  00 MINUTES EAST 00 MINUTES EAST  MINUTES EAST MINUTES EAST  EAST EAST 398 FEET FROM THE NORTHWEST CORNER OF SECTION 14; THENCE  FEET FROM THE NORTHWEST CORNER OF SECTION 14; THENCE FEET FROM THE NORTHWEST CORNER OF SECTION 14; THENCE  FROM THE NORTHWEST CORNER OF SECTION 14; THENCE FROM THE NORTHWEST CORNER OF SECTION 14; THENCE  THE NORTHWEST CORNER OF SECTION 14; THENCE THE NORTHWEST CORNER OF SECTION 14; THENCE  NORTHWEST CORNER OF SECTION 14; THENCE NORTHWEST CORNER OF SECTION 14; THENCE  CORNER OF SECTION 14; THENCE CORNER OF SECTION 14; THENCE  OF SECTION 14; THENCE OF SECTION 14; THENCE  SECTION 14; THENCE SECTION 14; THENCE  14; THENCE 14; THENCE  THENCE THENCE NORTH 89 DEGREES 00 MINUTES EAST 150 FEET; THENCE SOUTH  89 DEGREES 00 MINUTES EAST 150 FEET; THENCE SOUTH 89 DEGREES 00 MINUTES EAST 150 FEET; THENCE SOUTH  DEGREES 00 MINUTES EAST 150 FEET; THENCE SOUTH DEGREES 00 MINUTES EAST 150 FEET; THENCE SOUTH  00 MINUTES EAST 150 FEET; THENCE SOUTH 00 MINUTES EAST 150 FEET; THENCE SOUTH  MINUTES EAST 150 FEET; THENCE SOUTH MINUTES EAST 150 FEET; THENCE SOUTH  EAST 150 FEET; THENCE SOUTH EAST 150 FEET; THENCE SOUTH  150 FEET; THENCE SOUTH 150 FEET; THENCE SOUTH  FEET; THENCE SOUTH FEET; THENCE SOUTH  THENCE SOUTH THENCE SOUTH  SOUTH SOUTH 258 FEET; THENCE SOUTH 89 DEGREES 00 MINUTES WEST 150 FEET;  FEET; THENCE SOUTH 89 DEGREES 00 MINUTES WEST 150 FEET; FEET; THENCE SOUTH 89 DEGREES 00 MINUTES WEST 150 FEET;  THENCE SOUTH 89 DEGREES 00 MINUTES WEST 150 FEET; THENCE SOUTH 89 DEGREES 00 MINUTES WEST 150 FEET;  SOUTH 89 DEGREES 00 MINUTES WEST 150 FEET; SOUTH 89 DEGREES 00 MINUTES WEST 150 FEET;  89 DEGREES 00 MINUTES WEST 150 FEET; 89 DEGREES 00 MINUTES WEST 150 FEET;  DEGREES 00 MINUTES WEST 150 FEET; DEGREES 00 MINUTES WEST 150 FEET;  00 MINUTES WEST 150 FEET; 00 MINUTES WEST 150 FEET;  MINUTES WEST 150 FEET; MINUTES WEST 150 FEET;  WEST 150 FEET; WEST 150 FEET;  150 FEET; 150 FEET;  FEET; FEET; THENCE NORTH 258 FEET TO THE POINT OF BEGINNING. 0.89 ACRES. PARCEL 3: PARCEL #83-054-99-0014-701  PART OF THE NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH,  OF THE NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH, OF THE NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH,  THE NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH, THE NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH,  NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH, NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH,  1/4 OF SECTION 14, TOWN 3 SOUTH, 1/4 OF SECTION 14, TOWN 3 SOUTH,  OF SECTION 14, TOWN 3 SOUTH, OF SECTION 14, TOWN 3 SOUTH,  SECTION 14, TOWN 3 SOUTH, SECTION 14, TOWN 3 SOUTH,  14, TOWN 3 SOUTH, 14, TOWN 3 SOUTH,  TOWN 3 SOUTH, TOWN 3 SOUTH,  3 SOUTH, 3 SOUTH,  SOUTH, SOUTH, RANGE 8 EAST, BEGINNING SOUTH 60 FEET AND NORTH 89 DEGREES  8 EAST, BEGINNING SOUTH 60 FEET AND NORTH 89 DEGREES 8 EAST, BEGINNING SOUTH 60 FEET AND NORTH 89 DEGREES  EAST, BEGINNING SOUTH 60 FEET AND NORTH 89 DEGREES EAST, BEGINNING SOUTH 60 FEET AND NORTH 89 DEGREES  BEGINNING SOUTH 60 FEET AND NORTH 89 DEGREES BEGINNING SOUTH 60 FEET AND NORTH 89 DEGREES  SOUTH 60 FEET AND NORTH 89 DEGREES SOUTH 60 FEET AND NORTH 89 DEGREES  60 FEET AND NORTH 89 DEGREES 60 FEET AND NORTH 89 DEGREES  FEET AND NORTH 89 DEGREES FEET AND NORTH 89 DEGREES  AND NORTH 89 DEGREES AND NORTH 89 DEGREES  NORTH 89 DEGREES NORTH 89 DEGREES  89 DEGREES 89 DEGREES  DEGREES DEGREES EAST 60 FEET FROM THE NORTHWEST CORNER OF SECTION 14;  60 FEET FROM THE NORTHWEST CORNER OF SECTION 14; 60 FEET FROM THE NORTHWEST CORNER OF SECTION 14;  FEET FROM THE NORTHWEST CORNER OF SECTION 14; FEET FROM THE NORTHWEST CORNER OF SECTION 14;  FROM THE NORTHWEST CORNER OF SECTION 14; FROM THE NORTHWEST CORNER OF SECTION 14;  THE NORTHWEST CORNER OF SECTION 14; THE NORTHWEST CORNER OF SECTION 14;  NORTHWEST CORNER OF SECTION 14; NORTHWEST CORNER OF SECTION 14;  CORNER OF SECTION 14; CORNER OF SECTION 14;  OF SECTION 14; OF SECTION 14;  SECTION 14; SECTION 14;  14; 14; THENCE SOUTH 123 FEET; THENCE NORTH 89 DEGREES EAST 188  SOUTH 123 FEET; THENCE NORTH 89 DEGREES EAST 188 SOUTH 123 FEET; THENCE NORTH 89 DEGREES EAST 188  123 FEET; THENCE NORTH 89 DEGREES EAST 188 123 FEET; THENCE NORTH 89 DEGREES EAST 188  FEET; THENCE NORTH 89 DEGREES EAST 188 FEET; THENCE NORTH 89 DEGREES EAST 188  THENCE NORTH 89 DEGREES EAST 188 THENCE NORTH 89 DEGREES EAST 188  NORTH 89 DEGREES EAST 188 NORTH 89 DEGREES EAST 188  89 DEGREES EAST 188 89 DEGREES EAST 188  DEGREES EAST 188 DEGREES EAST 188  EAST 188 EAST 188  188 188 FEET; THENCE NORTH 123 FEET; THENCE SOUTH 89 DEGREES WEST  THENCE NORTH 123 FEET; THENCE SOUTH 89 DEGREES WEST THENCE NORTH 123 FEET; THENCE SOUTH 89 DEGREES WEST  NORTH 123 FEET; THENCE SOUTH 89 DEGREES WEST NORTH 123 FEET; THENCE SOUTH 89 DEGREES WEST  123 FEET; THENCE SOUTH 89 DEGREES WEST 123 FEET; THENCE SOUTH 89 DEGREES WEST  FEET; THENCE SOUTH 89 DEGREES WEST FEET; THENCE SOUTH 89 DEGREES WEST  THENCE SOUTH 89 DEGREES WEST THENCE SOUTH 89 DEGREES WEST  SOUTH 89 DEGREES WEST SOUTH 89 DEGREES WEST  89 DEGREES WEST 89 DEGREES WEST  DEGREES WEST DEGREES WEST  WEST WEST 188 FEET TO THE POINT OF BEGINNING. 0.53 ACRES. PARCEL 4: PARCEL #83-054-99-0015-701  PART OF THE NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH,  OF THE NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH, OF THE NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH,  THE NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH, THE NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH,  NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH, NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH,  1/4 OF SECTION 14, TOWN 3 SOUTH, 1/4 OF SECTION 14, TOWN 3 SOUTH,  OF SECTION 14, TOWN 3 SOUTH, OF SECTION 14, TOWN 3 SOUTH,  SECTION 14, TOWN 3 SOUTH, SECTION 14, TOWN 3 SOUTH,  14, TOWN 3 SOUTH, 14, TOWN 3 SOUTH,  TOWN 3 SOUTH, TOWN 3 SOUTH,  3 SOUTH, 3 SOUTH,  SOUTH, SOUTH, RANGE 8 EAST, BEGINNING SOUTH 183 FEET FROM THE NORTHWEST  8 EAST, BEGINNING SOUTH 183 FEET FROM THE NORTHWEST 8 EAST, BEGINNING SOUTH 183 FEET FROM THE NORTHWEST  EAST, BEGINNING SOUTH 183 FEET FROM THE NORTHWEST EAST, BEGINNING SOUTH 183 FEET FROM THE NORTHWEST  BEGINNING SOUTH 183 FEET FROM THE NORTHWEST BEGINNING SOUTH 183 FEET FROM THE NORTHWEST  SOUTH 183 FEET FROM THE NORTHWEST SOUTH 183 FEET FROM THE NORTHWEST  183 FEET FROM THE NORTHWEST 183 FEET FROM THE NORTHWEST  FEET FROM THE NORTHWEST FEET FROM THE NORTHWEST  FROM THE NORTHWEST FROM THE NORTHWEST  THE NORTHWEST THE NORTHWEST  NORTHWEST NORTHWEST CORNER OF SECTION 14; THENCE NORTH 89 DEGREES 00 MINUTES  OF SECTION 14; THENCE NORTH 89 DEGREES 00 MINUTES OF SECTION 14; THENCE NORTH 89 DEGREES 00 MINUTES  SECTION 14; THENCE NORTH 89 DEGREES 00 MINUTES SECTION 14; THENCE NORTH 89 DEGREES 00 MINUTES  14; THENCE NORTH 89 DEGREES 00 MINUTES 14; THENCE NORTH 89 DEGREES 00 MINUTES  THENCE NORTH 89 DEGREES 00 MINUTES THENCE NORTH 89 DEGREES 00 MINUTES  NORTH 89 DEGREES 00 MINUTES NORTH 89 DEGREES 00 MINUTES  89 DEGREES 00 MINUTES 89 DEGREES 00 MINUTES  DEGREES 00 MINUTES DEGREES 00 MINUTES  00 MINUTES 00 MINUTES  MINUTES MINUTES EAST 248 FEET; THENCE SOUTH 150 FEET; THENCE SOUTH 89  248 FEET; THENCE SOUTH 150 FEET; THENCE SOUTH 89 248 FEET; THENCE SOUTH 150 FEET; THENCE SOUTH 89  FEET; THENCE SOUTH 150 FEET; THENCE SOUTH 89 FEET; THENCE SOUTH 150 FEET; THENCE SOUTH 89  THENCE SOUTH 150 FEET; THENCE SOUTH 89 THENCE SOUTH 150 FEET; THENCE SOUTH 89  SOUTH 150 FEET; THENCE SOUTH 89 SOUTH 150 FEET; THENCE SOUTH 89  150 FEET; THENCE SOUTH 89 150 FEET; THENCE SOUTH 89  FEET; THENCE SOUTH 89 FEET; THENCE SOUTH 89  THENCE SOUTH 89 THENCE SOUTH 89  SOUTH 89 SOUTH 89  89 89 DEGREES 00 MINUTES WEST 248 FEET; THENCE NORTH 150 FEET TO  00 MINUTES WEST 248 FEET; THENCE NORTH 150 FEET TO 00 MINUTES WEST 248 FEET; THENCE NORTH 150 FEET TO  MINUTES WEST 248 FEET; THENCE NORTH 150 FEET TO MINUTES WEST 248 FEET; THENCE NORTH 150 FEET TO  WEST 248 FEET; THENCE NORTH 150 FEET TO WEST 248 FEET; THENCE NORTH 150 FEET TO  248 FEET; THENCE NORTH 150 FEET TO 248 FEET; THENCE NORTH 150 FEET TO  FEET; THENCE NORTH 150 FEET TO FEET; THENCE NORTH 150 FEET TO  THENCE NORTH 150 FEET TO THENCE NORTH 150 FEET TO  NORTH 150 FEET TO NORTH 150 FEET TO  150 FEET TO 150 FEET TO  FEET TO FEET TO  TO TO THE POINT OF BEGINNING EXCEPT THE WEST 60 FEET THEREOF. 0.65  POINT OF BEGINNING EXCEPT THE WEST 60 FEET THEREOF. 0.65 POINT OF BEGINNING EXCEPT THE WEST 60 FEET THEREOF. 0.65  OF BEGINNING EXCEPT THE WEST 60 FEET THEREOF. 0.65 OF BEGINNING EXCEPT THE WEST 60 FEET THEREOF. 0.65  BEGINNING EXCEPT THE WEST 60 FEET THEREOF. 0.65 BEGINNING EXCEPT THE WEST 60 FEET THEREOF. 0.65  EXCEPT THE WEST 60 FEET THEREOF. 0.65 EXCEPT THE WEST 60 FEET THEREOF. 0.65  THE WEST 60 FEET THEREOF. 0.65 THE WEST 60 FEET THEREOF. 0.65  WEST 60 FEET THEREOF. 0.65 WEST 60 FEET THEREOF. 0.65  60 FEET THEREOF. 0.65 60 FEET THEREOF. 0.65  FEET THEREOF. 0.65 FEET THEREOF. 0.65  THEREOF. 0.65 THEREOF. 0.65  0.65 0.65 ACRES. PARCEL 5: PARCEL #83-054-99-0016-002  PART OF THE NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH,  OF THE NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH, OF THE NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH,  THE NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH, THE NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH,  NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH, NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH,  1/4 OF SECTION 14, TOWN 3 SOUTH, 1/4 OF SECTION 14, TOWN 3 SOUTH,  OF SECTION 14, TOWN 3 SOUTH, OF SECTION 14, TOWN 3 SOUTH,  SECTION 14, TOWN 3 SOUTH, SECTION 14, TOWN 3 SOUTH,  14, TOWN 3 SOUTH, 14, TOWN 3 SOUTH,  TOWN 3 SOUTH, TOWN 3 SOUTH,  3 SOUTH, 3 SOUTH,  SOUTH, SOUTH, RANGE 8 EAST, BEGINNING DUE SOUTH 672.10 FEET AND NORTH 90  8 EAST, BEGINNING DUE SOUTH 672.10 FEET AND NORTH 90 8 EAST, BEGINNING DUE SOUTH 672.10 FEET AND NORTH 90  EAST, BEGINNING DUE SOUTH 672.10 FEET AND NORTH 90 EAST, BEGINNING DUE SOUTH 672.10 FEET AND NORTH 90  BEGINNING DUE SOUTH 672.10 FEET AND NORTH 90 BEGINNING DUE SOUTH 672.10 FEET AND NORTH 90  DUE SOUTH 672.10 FEET AND NORTH 90 DUE SOUTH 672.10 FEET AND NORTH 90  SOUTH 672.10 FEET AND NORTH 90 SOUTH 672.10 FEET AND NORTH 90  672.10 FEET AND NORTH 90 672.10 FEET AND NORTH 90  FEET AND NORTH 90 FEET AND NORTH 90  AND NORTH 90 AND NORTH 90  NORTH 90 NORTH 90  90 90 DEGREES EAST 232 FEET FROM THE NORTHWEST CORNER OF  EAST 232 FEET FROM THE NORTHWEST CORNER OF EAST 232 FEET FROM THE NORTHWEST CORNER OF  232 FEET FROM THE NORTHWEST CORNER OF 232 FEET FROM THE NORTHWEST CORNER OF  FEET FROM THE NORTHWEST CORNER OF FEET FROM THE NORTHWEST CORNER OF  FROM THE NORTHWEST CORNER OF FROM THE NORTHWEST CORNER OF  THE NORTHWEST CORNER OF THE NORTHWEST CORNER OF  NORTHWEST CORNER OF NORTHWEST CORNER OF  CORNER OF CORNER OF  OF OF SECTION 14; THENCE NORTH 89 DEGREES EAST 176 FEET; THENCE  14; THENCE NORTH 89 DEGREES EAST 176 FEET; THENCE 14; THENCE NORTH 89 DEGREES EAST 176 FEET; THENCE  THENCE NORTH 89 DEGREES EAST 176 FEET; THENCE THENCE NORTH 89 DEGREES EAST 176 FEET; THENCE  NORTH 89 DEGREES EAST 176 FEET; THENCE NORTH 89 DEGREES EAST 176 FEET; THENCE  89 DEGREES EAST 176 FEET; THENCE 89 DEGREES EAST 176 FEET; THENCE  DEGREES EAST 176 FEET; THENCE DEGREES EAST 176 FEET; THENCE  EAST 176 FEET; THENCE EAST 176 FEET; THENCE  176 FEET; THENCE 176 FEET; THENCE  FEET; THENCE FEET; THENCE  THENCE THENCE DUE NORTH 119.23 FEET; THENCE SOUTH 89 DEGREES WEST 176  NORTH 119.23 FEET; THENCE SOUTH 89 DEGREES WEST 176 NORTH 119.23 FEET; THENCE SOUTH 89 DEGREES WEST 176  119.23 FEET; THENCE SOUTH 89 DEGREES WEST 176 119.23 FEET; THENCE SOUTH 89 DEGREES WEST 176  FEET; THENCE SOUTH 89 DEGREES WEST 176 FEET; THENCE SOUTH 89 DEGREES WEST 176  THENCE SOUTH 89 DEGREES WEST 176 THENCE SOUTH 89 DEGREES WEST 176  SOUTH 89 DEGREES WEST 176 SOUTH 89 DEGREES WEST 176  89 DEGREES WEST 176 89 DEGREES WEST 176  DEGREES WEST 176 DEGREES WEST 176  WEST 176 WEST 176  176 176 FEET; THENCE DUE SOUTH 119.23 FEET TO THE POINT OF BEGINNING.  THENCE DUE SOUTH 119.23 FEET TO THE POINT OF BEGINNING. THENCE DUE SOUTH 119.23 FEET TO THE POINT OF BEGINNING.  DUE SOUTH 119.23 FEET TO THE POINT OF BEGINNING. DUE SOUTH 119.23 FEET TO THE POINT OF BEGINNING.  SOUTH 119.23 FEET TO THE POINT OF BEGINNING. SOUTH 119.23 FEET TO THE POINT OF BEGINNING.  119.23 FEET TO THE POINT OF BEGINNING. 119.23 FEET TO THE POINT OF BEGINNING.  FEET TO THE POINT OF BEGINNING. FEET TO THE POINT OF BEGINNING.  TO THE POINT OF BEGINNING. TO THE POINT OF BEGINNING.  THE POINT OF BEGINNING. THE POINT OF BEGINNING.  POINT OF BEGINNING. POINT OF BEGINNING.  OF BEGINNING. OF BEGINNING.  BEGINNING. BEGINNING. 0.48 ACRES. PARCEL 6: PARCEL #83-054-99-0016-003  PART OF THE NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH,  OF THE NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH, OF THE NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH,  THE NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH, THE NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH,  NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH, NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH,  1/4 OF SECTION 14, TOWN 3 SOUTH, 1/4 OF SECTION 14, TOWN 3 SOUTH,  OF SECTION 14, TOWN 3 SOUTH, OF SECTION 14, TOWN 3 SOUTH,  SECTION 14, TOWN 3 SOUTH, SECTION 14, TOWN 3 SOUTH,  14, TOWN 3 SOUTH, 14, TOWN 3 SOUTH,  TOWN 3 SOUTH, TOWN 3 SOUTH,  3 SOUTH, 3 SOUTH,  SOUTH, SOUTH, RANGE 8 EAST, BEGINNING DUE SOUTH 672.10 FEET AND NORTH 90  8 EAST, BEGINNING DUE SOUTH 672.10 FEET AND NORTH 90 8 EAST, BEGINNING DUE SOUTH 672.10 FEET AND NORTH 90  EAST, BEGINNING DUE SOUTH 672.10 FEET AND NORTH 90 EAST, BEGINNING DUE SOUTH 672.10 FEET AND NORTH 90  BEGINNING DUE SOUTH 672.10 FEET AND NORTH 90 BEGINNING DUE SOUTH 672.10 FEET AND NORTH 90  DUE SOUTH 672.10 FEET AND NORTH 90 DUE SOUTH 672.10 FEET AND NORTH 90  SOUTH 672.10 FEET AND NORTH 90 SOUTH 672.10 FEET AND NORTH 90  672.10 FEET AND NORTH 90 672.10 FEET AND NORTH 90  FEET AND NORTH 90 FEET AND NORTH 90  AND NORTH 90 AND NORTH 90  NORTH 90 NORTH 90  90 90 DEGREES EAST 408 FEET FROM THE NORTHWEST CORNER OF  EAST 408 FEET FROM THE NORTHWEST CORNER OF EAST 408 FEET FROM THE NORTHWEST CORNER OF  408 FEET FROM THE NORTHWEST CORNER OF 408 FEET FROM THE NORTHWEST CORNER OF  FEET FROM THE NORTHWEST CORNER OF FEET FROM THE NORTHWEST CORNER OF  FROM THE NORTHWEST CORNER OF FROM THE NORTHWEST CORNER OF  THE NORTHWEST CORNER OF THE NORTHWEST CORNER OF  NORTHWEST CORNER OF NORTHWEST CORNER OF  CORNER OF CORNER OF  OF OF SECTION 14; THENCE NORTH 89 DEGREES EAST 140 FEET; THENCE  14; THENCE NORTH 89 DEGREES EAST 140 FEET; THENCE 14; THENCE NORTH 89 DEGREES EAST 140 FEET; THENCE  THENCE NORTH 89 DEGREES EAST 140 FEET; THENCE THENCE NORTH 89 DEGREES EAST 140 FEET; THENCE  NORTH 89 DEGREES EAST 140 FEET; THENCE NORTH 89 DEGREES EAST 140 FEET; THENCE  89 DEGREES EAST 140 FEET; THENCE 89 DEGREES EAST 140 FEET; THENCE  DEGREES EAST 140 FEET; THENCE DEGREES EAST 140 FEET; THENCE  EAST 140 FEET; THENCE EAST 140 FEET; THENCE  140 FEET; THENCE 140 FEET; THENCE  FEET; THENCE FEET; THENCE  THENCE THENCE DUE NORTH 119.23 FEET; THENCE SOUTH 89 DEGREES WEST 140  NORTH 119.23 FEET; THENCE SOUTH 89 DEGREES WEST 140 NORTH 119.23 FEET; THENCE SOUTH 89 DEGREES WEST 140  119.23 FEET; THENCE SOUTH 89 DEGREES WEST 140 119.23 FEET; THENCE SOUTH 89 DEGREES WEST 140  FEET; THENCE SOUTH 89 DEGREES WEST 140 FEET; THENCE SOUTH 89 DEGREES WEST 140  THENCE SOUTH 89 DEGREES WEST 140 THENCE SOUTH 89 DEGREES WEST 140  SOUTH 89 DEGREES WEST 140 SOUTH 89 DEGREES WEST 140  89 DEGREES WEST 140 89 DEGREES WEST 140  DEGREES WEST 140 DEGREES WEST 140  WEST 140 WEST 140  140 140 FEET; THENCE DUE SOUTH 119.23 FEET TO THE POINT OF BEGINNING.  THENCE DUE SOUTH 119.23 FEET TO THE POINT OF BEGINNING. THENCE DUE SOUTH 119.23 FEET TO THE POINT OF BEGINNING.  DUE SOUTH 119.23 FEET TO THE POINT OF BEGINNING. DUE SOUTH 119.23 FEET TO THE POINT OF BEGINNING.  SOUTH 119.23 FEET TO THE POINT OF BEGINNING. SOUTH 119.23 FEET TO THE POINT OF BEGINNING.  119.23 FEET TO THE POINT OF BEGINNING. 119.23 FEET TO THE POINT OF BEGINNING.  FEET TO THE POINT OF BEGINNING. FEET TO THE POINT OF BEGINNING.  TO THE POINT OF BEGINNING. TO THE POINT OF BEGINNING.  THE POINT OF BEGINNING. THE POINT OF BEGINNING.  POINT OF BEGINNING. POINT OF BEGINNING.  OF BEGINNING. OF BEGINNING.  BEGINNING. BEGINNING. 0.38 ACRES. 
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DESCRIPTIONS ARE PREPARED FROM EXISTING VAN BUREN TOWNSHIP TAX RECORDS. ALL PARCELS SHALL BE COMBINED AFTER PURCHASE OF PROPERTY IS COMPLETED. PARCEL 1: PARCEL #83-054-99-0012-000  PART OF THE NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH, RANGE 8 EAST, BEGINNING SOUTH 333 FEET FROM THE NORTHWEST CORNER OF SECTION 14; THENCE NORTH 89 DEGREES 00 MINUTES EAST 248 FEET; THENCE NORTH 333 FEET; THENCE NORTH 89 DEGREES 00 MINUTES EAST 150 FEET; THENCE SOUTH 258 FEET; THENCE NORTH 89 DEGREES 00 MINUTES EAST 150 FEET; THENCE SOUTH 294.87 FEET; THENCE SOUTH 89 DEGREES 00 MINUTES WEST 548 FEET; THENCE NORTH 219.87 FEET TO THE POINT OF BEGINNING. 4.18 ACRES. PARCEL 2: PARCEL #83-054-99-0013-000  PART OF THE NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH,  OF THE NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH, OF THE NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH,  THE NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH, THE NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH,  NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH, NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH,  1/4 OF SECTION 14, TOWN 3 SOUTH, 1/4 OF SECTION 14, TOWN 3 SOUTH,  OF SECTION 14, TOWN 3 SOUTH, OF SECTION 14, TOWN 3 SOUTH,  SECTION 14, TOWN 3 SOUTH, SECTION 14, TOWN 3 SOUTH,  14, TOWN 3 SOUTH, 14, TOWN 3 SOUTH,  TOWN 3 SOUTH, TOWN 3 SOUTH,  3 SOUTH, 3 SOUTH,  SOUTH, SOUTH, RANGE 8 EAST, BEGINNING NORTH 89 DEGREES 00 MINUTES EAST  8 EAST, BEGINNING NORTH 89 DEGREES 00 MINUTES EAST 8 EAST, BEGINNING NORTH 89 DEGREES 00 MINUTES EAST  EAST, BEGINNING NORTH 89 DEGREES 00 MINUTES EAST EAST, BEGINNING NORTH 89 DEGREES 00 MINUTES EAST  BEGINNING NORTH 89 DEGREES 00 MINUTES EAST BEGINNING NORTH 89 DEGREES 00 MINUTES EAST  NORTH 89 DEGREES 00 MINUTES EAST NORTH 89 DEGREES 00 MINUTES EAST  89 DEGREES 00 MINUTES EAST 89 DEGREES 00 MINUTES EAST  DEGREES 00 MINUTES EAST DEGREES 00 MINUTES EAST  00 MINUTES EAST 00 MINUTES EAST  MINUTES EAST MINUTES EAST  EAST EAST 398 FEET FROM THE NORTHWEST CORNER OF SECTION 14; THENCE  FEET FROM THE NORTHWEST CORNER OF SECTION 14; THENCE FEET FROM THE NORTHWEST CORNER OF SECTION 14; THENCE  FROM THE NORTHWEST CORNER OF SECTION 14; THENCE FROM THE NORTHWEST CORNER OF SECTION 14; THENCE  THE NORTHWEST CORNER OF SECTION 14; THENCE THE NORTHWEST CORNER OF SECTION 14; THENCE  NORTHWEST CORNER OF SECTION 14; THENCE NORTHWEST CORNER OF SECTION 14; THENCE  CORNER OF SECTION 14; THENCE CORNER OF SECTION 14; THENCE  OF SECTION 14; THENCE OF SECTION 14; THENCE  SECTION 14; THENCE SECTION 14; THENCE  14; THENCE 14; THENCE  THENCE THENCE NORTH 89 DEGREES 00 MINUTES EAST 150 FEET; THENCE SOUTH  89 DEGREES 00 MINUTES EAST 150 FEET; THENCE SOUTH 89 DEGREES 00 MINUTES EAST 150 FEET; THENCE SOUTH  DEGREES 00 MINUTES EAST 150 FEET; THENCE SOUTH DEGREES 00 MINUTES EAST 150 FEET; THENCE SOUTH  00 MINUTES EAST 150 FEET; THENCE SOUTH 00 MINUTES EAST 150 FEET; THENCE SOUTH  MINUTES EAST 150 FEET; THENCE SOUTH MINUTES EAST 150 FEET; THENCE SOUTH  EAST 150 FEET; THENCE SOUTH EAST 150 FEET; THENCE SOUTH  150 FEET; THENCE SOUTH 150 FEET; THENCE SOUTH  FEET; THENCE SOUTH FEET; THENCE SOUTH  THENCE SOUTH THENCE SOUTH  SOUTH SOUTH 258 FEET; THENCE SOUTH 89 DEGREES 00 MINUTES WEST 150 FEET;  FEET; THENCE SOUTH 89 DEGREES 00 MINUTES WEST 150 FEET; FEET; THENCE SOUTH 89 DEGREES 00 MINUTES WEST 150 FEET;  THENCE SOUTH 89 DEGREES 00 MINUTES WEST 150 FEET; THENCE SOUTH 89 DEGREES 00 MINUTES WEST 150 FEET;  SOUTH 89 DEGREES 00 MINUTES WEST 150 FEET; SOUTH 89 DEGREES 00 MINUTES WEST 150 FEET;  89 DEGREES 00 MINUTES WEST 150 FEET; 89 DEGREES 00 MINUTES WEST 150 FEET;  DEGREES 00 MINUTES WEST 150 FEET; DEGREES 00 MINUTES WEST 150 FEET;  00 MINUTES WEST 150 FEET; 00 MINUTES WEST 150 FEET;  MINUTES WEST 150 FEET; MINUTES WEST 150 FEET;  WEST 150 FEET; WEST 150 FEET;  150 FEET; 150 FEET;  FEET; FEET; THENCE NORTH 258 FEET TO THE POINT OF BEGINNING. 0.89 ACRES. PARCEL 3: PARCEL #83-054-99-0014-701  PART OF THE NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH,  OF THE NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH, OF THE NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH,  THE NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH, THE NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH,  NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH, NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH,  1/4 OF SECTION 14, TOWN 3 SOUTH, 1/4 OF SECTION 14, TOWN 3 SOUTH,  OF SECTION 14, TOWN 3 SOUTH, OF SECTION 14, TOWN 3 SOUTH,  SECTION 14, TOWN 3 SOUTH, SECTION 14, TOWN 3 SOUTH,  14, TOWN 3 SOUTH, 14, TOWN 3 SOUTH,  TOWN 3 SOUTH, TOWN 3 SOUTH,  3 SOUTH, 3 SOUTH,  SOUTH, SOUTH, RANGE 8 EAST, BEGINNING SOUTH 60 FEET AND NORTH 89 DEGREES  8 EAST, BEGINNING SOUTH 60 FEET AND NORTH 89 DEGREES 8 EAST, BEGINNING SOUTH 60 FEET AND NORTH 89 DEGREES  EAST, BEGINNING SOUTH 60 FEET AND NORTH 89 DEGREES EAST, BEGINNING SOUTH 60 FEET AND NORTH 89 DEGREES  BEGINNING SOUTH 60 FEET AND NORTH 89 DEGREES BEGINNING SOUTH 60 FEET AND NORTH 89 DEGREES  SOUTH 60 FEET AND NORTH 89 DEGREES SOUTH 60 FEET AND NORTH 89 DEGREES  60 FEET AND NORTH 89 DEGREES 60 FEET AND NORTH 89 DEGREES  FEET AND NORTH 89 DEGREES FEET AND NORTH 89 DEGREES  AND NORTH 89 DEGREES AND NORTH 89 DEGREES  NORTH 89 DEGREES NORTH 89 DEGREES  89 DEGREES 89 DEGREES  DEGREES DEGREES EAST 60 FEET FROM THE NORTHWEST CORNER OF SECTION 14;  60 FEET FROM THE NORTHWEST CORNER OF SECTION 14; 60 FEET FROM THE NORTHWEST CORNER OF SECTION 14;  FEET FROM THE NORTHWEST CORNER OF SECTION 14; FEET FROM THE NORTHWEST CORNER OF SECTION 14;  FROM THE NORTHWEST CORNER OF SECTION 14; FROM THE NORTHWEST CORNER OF SECTION 14;  THE NORTHWEST CORNER OF SECTION 14; THE NORTHWEST CORNER OF SECTION 14;  NORTHWEST CORNER OF SECTION 14; NORTHWEST CORNER OF SECTION 14;  CORNER OF SECTION 14; CORNER OF SECTION 14;  OF SECTION 14; OF SECTION 14;  SECTION 14; SECTION 14;  14; 14; THENCE SOUTH 123 FEET; THENCE NORTH 89 DEGREES EAST 188  SOUTH 123 FEET; THENCE NORTH 89 DEGREES EAST 188 SOUTH 123 FEET; THENCE NORTH 89 DEGREES EAST 188  123 FEET; THENCE NORTH 89 DEGREES EAST 188 123 FEET; THENCE NORTH 89 DEGREES EAST 188  FEET; THENCE NORTH 89 DEGREES EAST 188 FEET; THENCE NORTH 89 DEGREES EAST 188  THENCE NORTH 89 DEGREES EAST 188 THENCE NORTH 89 DEGREES EAST 188  NORTH 89 DEGREES EAST 188 NORTH 89 DEGREES EAST 188  89 DEGREES EAST 188 89 DEGREES EAST 188  DEGREES EAST 188 DEGREES EAST 188  EAST 188 EAST 188  188 188 FEET; THENCE NORTH 123 FEET; THENCE SOUTH 89 DEGREES WEST  THENCE NORTH 123 FEET; THENCE SOUTH 89 DEGREES WEST THENCE NORTH 123 FEET; THENCE SOUTH 89 DEGREES WEST  NORTH 123 FEET; THENCE SOUTH 89 DEGREES WEST NORTH 123 FEET; THENCE SOUTH 89 DEGREES WEST  123 FEET; THENCE SOUTH 89 DEGREES WEST 123 FEET; THENCE SOUTH 89 DEGREES WEST  FEET; THENCE SOUTH 89 DEGREES WEST FEET; THENCE SOUTH 89 DEGREES WEST  THENCE SOUTH 89 DEGREES WEST THENCE SOUTH 89 DEGREES WEST  SOUTH 89 DEGREES WEST SOUTH 89 DEGREES WEST  89 DEGREES WEST 89 DEGREES WEST  DEGREES WEST DEGREES WEST  WEST WEST 188 FEET TO THE POINT OF BEGINNING. 0.53 ACRES. PARCEL 4: PARCEL #83-054-99-0015-701  PART OF THE NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH,  OF THE NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH, OF THE NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH,  THE NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH, THE NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH,  NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH, NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH,  1/4 OF SECTION 14, TOWN 3 SOUTH, 1/4 OF SECTION 14, TOWN 3 SOUTH,  OF SECTION 14, TOWN 3 SOUTH, OF SECTION 14, TOWN 3 SOUTH,  SECTION 14, TOWN 3 SOUTH, SECTION 14, TOWN 3 SOUTH,  14, TOWN 3 SOUTH, 14, TOWN 3 SOUTH,  TOWN 3 SOUTH, TOWN 3 SOUTH,  3 SOUTH, 3 SOUTH,  SOUTH, SOUTH, RANGE 8 EAST, BEGINNING SOUTH 183 FEET FROM THE NORTHWEST  8 EAST, BEGINNING SOUTH 183 FEET FROM THE NORTHWEST 8 EAST, BEGINNING SOUTH 183 FEET FROM THE NORTHWEST  EAST, BEGINNING SOUTH 183 FEET FROM THE NORTHWEST EAST, BEGINNING SOUTH 183 FEET FROM THE NORTHWEST  BEGINNING SOUTH 183 FEET FROM THE NORTHWEST BEGINNING SOUTH 183 FEET FROM THE NORTHWEST  SOUTH 183 FEET FROM THE NORTHWEST SOUTH 183 FEET FROM THE NORTHWEST  183 FEET FROM THE NORTHWEST 183 FEET FROM THE NORTHWEST  FEET FROM THE NORTHWEST FEET FROM THE NORTHWEST  FROM THE NORTHWEST FROM THE NORTHWEST  THE NORTHWEST THE NORTHWEST  NORTHWEST NORTHWEST CORNER OF SECTION 14; THENCE NORTH 89 DEGREES 00 MINUTES  OF SECTION 14; THENCE NORTH 89 DEGREES 00 MINUTES OF SECTION 14; THENCE NORTH 89 DEGREES 00 MINUTES  SECTION 14; THENCE NORTH 89 DEGREES 00 MINUTES SECTION 14; THENCE NORTH 89 DEGREES 00 MINUTES  14; THENCE NORTH 89 DEGREES 00 MINUTES 14; THENCE NORTH 89 DEGREES 00 MINUTES  THENCE NORTH 89 DEGREES 00 MINUTES THENCE NORTH 89 DEGREES 00 MINUTES  NORTH 89 DEGREES 00 MINUTES NORTH 89 DEGREES 00 MINUTES  89 DEGREES 00 MINUTES 89 DEGREES 00 MINUTES  DEGREES 00 MINUTES DEGREES 00 MINUTES  00 MINUTES 00 MINUTES  MINUTES MINUTES EAST 248 FEET; THENCE SOUTH 150 FEET; THENCE SOUTH 89  248 FEET; THENCE SOUTH 150 FEET; THENCE SOUTH 89 248 FEET; THENCE SOUTH 150 FEET; THENCE SOUTH 89  FEET; THENCE SOUTH 150 FEET; THENCE SOUTH 89 FEET; THENCE SOUTH 150 FEET; THENCE SOUTH 89  THENCE SOUTH 150 FEET; THENCE SOUTH 89 THENCE SOUTH 150 FEET; THENCE SOUTH 89  SOUTH 150 FEET; THENCE SOUTH 89 SOUTH 150 FEET; THENCE SOUTH 89  150 FEET; THENCE SOUTH 89 150 FEET; THENCE SOUTH 89  FEET; THENCE SOUTH 89 FEET; THENCE SOUTH 89  THENCE SOUTH 89 THENCE SOUTH 89  SOUTH 89 SOUTH 89  89 89 DEGREES 00 MINUTES WEST 248 FEET; THENCE NORTH 150 FEET TO  00 MINUTES WEST 248 FEET; THENCE NORTH 150 FEET TO 00 MINUTES WEST 248 FEET; THENCE NORTH 150 FEET TO  MINUTES WEST 248 FEET; THENCE NORTH 150 FEET TO MINUTES WEST 248 FEET; THENCE NORTH 150 FEET TO  WEST 248 FEET; THENCE NORTH 150 FEET TO WEST 248 FEET; THENCE NORTH 150 FEET TO  248 FEET; THENCE NORTH 150 FEET TO 248 FEET; THENCE NORTH 150 FEET TO  FEET; THENCE NORTH 150 FEET TO FEET; THENCE NORTH 150 FEET TO  THENCE NORTH 150 FEET TO THENCE NORTH 150 FEET TO  NORTH 150 FEET TO NORTH 150 FEET TO  150 FEET TO 150 FEET TO  FEET TO FEET TO  TO TO THE POINT OF BEGINNING EXCEPT THE WEST 60 FEET THEREOF. 0.65  POINT OF BEGINNING EXCEPT THE WEST 60 FEET THEREOF. 0.65 POINT OF BEGINNING EXCEPT THE WEST 60 FEET THEREOF. 0.65  OF BEGINNING EXCEPT THE WEST 60 FEET THEREOF. 0.65 OF BEGINNING EXCEPT THE WEST 60 FEET THEREOF. 0.65  BEGINNING EXCEPT THE WEST 60 FEET THEREOF. 0.65 BEGINNING EXCEPT THE WEST 60 FEET THEREOF. 0.65  EXCEPT THE WEST 60 FEET THEREOF. 0.65 EXCEPT THE WEST 60 FEET THEREOF. 0.65  THE WEST 60 FEET THEREOF. 0.65 THE WEST 60 FEET THEREOF. 0.65  WEST 60 FEET THEREOF. 0.65 WEST 60 FEET THEREOF. 0.65  60 FEET THEREOF. 0.65 60 FEET THEREOF. 0.65  FEET THEREOF. 0.65 FEET THEREOF. 0.65  THEREOF. 0.65 THEREOF. 0.65  0.65 0.65 ACRES. PARCEL 5: PARCEL #83-054-99-0016-002  PART OF THE NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH,  OF THE NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH, OF THE NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH,  THE NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH, THE NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH,  NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH, NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH,  1/4 OF SECTION 14, TOWN 3 SOUTH, 1/4 OF SECTION 14, TOWN 3 SOUTH,  OF SECTION 14, TOWN 3 SOUTH, OF SECTION 14, TOWN 3 SOUTH,  SECTION 14, TOWN 3 SOUTH, SECTION 14, TOWN 3 SOUTH,  14, TOWN 3 SOUTH, 14, TOWN 3 SOUTH,  TOWN 3 SOUTH, TOWN 3 SOUTH,  3 SOUTH, 3 SOUTH,  SOUTH, SOUTH, RANGE 8 EAST, BEGINNING DUE SOUTH 672.10 FEET AND NORTH 90  8 EAST, BEGINNING DUE SOUTH 672.10 FEET AND NORTH 90 8 EAST, BEGINNING DUE SOUTH 672.10 FEET AND NORTH 90  EAST, BEGINNING DUE SOUTH 672.10 FEET AND NORTH 90 EAST, BEGINNING DUE SOUTH 672.10 FEET AND NORTH 90  BEGINNING DUE SOUTH 672.10 FEET AND NORTH 90 BEGINNING DUE SOUTH 672.10 FEET AND NORTH 90  DUE SOUTH 672.10 FEET AND NORTH 90 DUE SOUTH 672.10 FEET AND NORTH 90  SOUTH 672.10 FEET AND NORTH 90 SOUTH 672.10 FEET AND NORTH 90  672.10 FEET AND NORTH 90 672.10 FEET AND NORTH 90  FEET AND NORTH 90 FEET AND NORTH 90  AND NORTH 90 AND NORTH 90  NORTH 90 NORTH 90  90 90 DEGREES EAST 232 FEET FROM THE NORTHWEST CORNER OF  EAST 232 FEET FROM THE NORTHWEST CORNER OF EAST 232 FEET FROM THE NORTHWEST CORNER OF  232 FEET FROM THE NORTHWEST CORNER OF 232 FEET FROM THE NORTHWEST CORNER OF  FEET FROM THE NORTHWEST CORNER OF FEET FROM THE NORTHWEST CORNER OF  FROM THE NORTHWEST CORNER OF FROM THE NORTHWEST CORNER OF  THE NORTHWEST CORNER OF THE NORTHWEST CORNER OF  NORTHWEST CORNER OF NORTHWEST CORNER OF  CORNER OF CORNER OF  OF OF SECTION 14; THENCE NORTH 89 DEGREES EAST 176 FEET; THENCE  14; THENCE NORTH 89 DEGREES EAST 176 FEET; THENCE 14; THENCE NORTH 89 DEGREES EAST 176 FEET; THENCE  THENCE NORTH 89 DEGREES EAST 176 FEET; THENCE THENCE NORTH 89 DEGREES EAST 176 FEET; THENCE  NORTH 89 DEGREES EAST 176 FEET; THENCE NORTH 89 DEGREES EAST 176 FEET; THENCE  89 DEGREES EAST 176 FEET; THENCE 89 DEGREES EAST 176 FEET; THENCE  DEGREES EAST 176 FEET; THENCE DEGREES EAST 176 FEET; THENCE  EAST 176 FEET; THENCE EAST 176 FEET; THENCE  176 FEET; THENCE 176 FEET; THENCE  FEET; THENCE FEET; THENCE  THENCE THENCE DUE NORTH 119.23 FEET; THENCE SOUTH 89 DEGREES WEST 176  NORTH 119.23 FEET; THENCE SOUTH 89 DEGREES WEST 176 NORTH 119.23 FEET; THENCE SOUTH 89 DEGREES WEST 176  119.23 FEET; THENCE SOUTH 89 DEGREES WEST 176 119.23 FEET; THENCE SOUTH 89 DEGREES WEST 176  FEET; THENCE SOUTH 89 DEGREES WEST 176 FEET; THENCE SOUTH 89 DEGREES WEST 176  THENCE SOUTH 89 DEGREES WEST 176 THENCE SOUTH 89 DEGREES WEST 176  SOUTH 89 DEGREES WEST 176 SOUTH 89 DEGREES WEST 176  89 DEGREES WEST 176 89 DEGREES WEST 176  DEGREES WEST 176 DEGREES WEST 176  WEST 176 WEST 176  176 176 FEET; THENCE DUE SOUTH 119.23 FEET TO THE POINT OF BEGINNING.  THENCE DUE SOUTH 119.23 FEET TO THE POINT OF BEGINNING. THENCE DUE SOUTH 119.23 FEET TO THE POINT OF BEGINNING.  DUE SOUTH 119.23 FEET TO THE POINT OF BEGINNING. DUE SOUTH 119.23 FEET TO THE POINT OF BEGINNING.  SOUTH 119.23 FEET TO THE POINT OF BEGINNING. SOUTH 119.23 FEET TO THE POINT OF BEGINNING.  119.23 FEET TO THE POINT OF BEGINNING. 119.23 FEET TO THE POINT OF BEGINNING.  FEET TO THE POINT OF BEGINNING. FEET TO THE POINT OF BEGINNING.  TO THE POINT OF BEGINNING. TO THE POINT OF BEGINNING.  THE POINT OF BEGINNING. THE POINT OF BEGINNING.  POINT OF BEGINNING. POINT OF BEGINNING.  OF BEGINNING. OF BEGINNING.  BEGINNING. BEGINNING. 0.48 ACRES. PARCEL 6: PARCEL #83-054-99-0016-003  PART OF THE NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH,  OF THE NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH, OF THE NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH,  THE NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH, THE NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH,  NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH, NORTHWEST 1/4 OF SECTION 14, TOWN 3 SOUTH,  1/4 OF SECTION 14, TOWN 3 SOUTH, 1/4 OF SECTION 14, TOWN 3 SOUTH,  OF SECTION 14, TOWN 3 SOUTH, OF SECTION 14, TOWN 3 SOUTH,  SECTION 14, TOWN 3 SOUTH, SECTION 14, TOWN 3 SOUTH,  14, TOWN 3 SOUTH, 14, TOWN 3 SOUTH,  TOWN 3 SOUTH, TOWN 3 SOUTH,  3 SOUTH, 3 SOUTH,  SOUTH, SOUTH, RANGE 8 EAST, BEGINNING DUE SOUTH 672.10 FEET AND NORTH 90  8 EAST, BEGINNING DUE SOUTH 672.10 FEET AND NORTH 90 8 EAST, BEGINNING DUE SOUTH 672.10 FEET AND NORTH 90  EAST, BEGINNING DUE SOUTH 672.10 FEET AND NORTH 90 EAST, BEGINNING DUE SOUTH 672.10 FEET AND NORTH 90  BEGINNING DUE SOUTH 672.10 FEET AND NORTH 90 BEGINNING DUE SOUTH 672.10 FEET AND NORTH 90  DUE SOUTH 672.10 FEET AND NORTH 90 DUE SOUTH 672.10 FEET AND NORTH 90  SOUTH 672.10 FEET AND NORTH 90 SOUTH 672.10 FEET AND NORTH 90  672.10 FEET AND NORTH 90 672.10 FEET AND NORTH 90  FEET AND NORTH 90 FEET AND NORTH 90  AND NORTH 90 AND NORTH 90  NORTH 90 NORTH 90  90 90 DEGREES EAST 408 FEET FROM THE NORTHWEST CORNER OF  EAST 408 FEET FROM THE NORTHWEST CORNER OF EAST 408 FEET FROM THE NORTHWEST CORNER OF  408 FEET FROM THE NORTHWEST CORNER OF 408 FEET FROM THE NORTHWEST CORNER OF  FEET FROM THE NORTHWEST CORNER OF FEET FROM THE NORTHWEST CORNER OF  FROM THE NORTHWEST CORNER OF FROM THE NORTHWEST CORNER OF  THE NORTHWEST CORNER OF THE NORTHWEST CORNER OF  NORTHWEST CORNER OF NORTHWEST CORNER OF  CORNER OF CORNER OF  OF OF SECTION 14; THENCE NORTH 89 DEGREES EAST 140 FEET; THENCE  14; THENCE NORTH 89 DEGREES EAST 140 FEET; THENCE 14; THENCE NORTH 89 DEGREES EAST 140 FEET; THENCE  THENCE NORTH 89 DEGREES EAST 140 FEET; THENCE THENCE NORTH 89 DEGREES EAST 140 FEET; THENCE  NORTH 89 DEGREES EAST 140 FEET; THENCE NORTH 89 DEGREES EAST 140 FEET; THENCE  89 DEGREES EAST 140 FEET; THENCE 89 DEGREES EAST 140 FEET; THENCE  DEGREES EAST 140 FEET; THENCE DEGREES EAST 140 FEET; THENCE  EAST 140 FEET; THENCE EAST 140 FEET; THENCE  140 FEET; THENCE 140 FEET; THENCE  FEET; THENCE FEET; THENCE  THENCE THENCE DUE NORTH 119.23 FEET; THENCE SOUTH 89 DEGREES WEST 140  NORTH 119.23 FEET; THENCE SOUTH 89 DEGREES WEST 140 NORTH 119.23 FEET; THENCE SOUTH 89 DEGREES WEST 140  119.23 FEET; THENCE SOUTH 89 DEGREES WEST 140 119.23 FEET; THENCE SOUTH 89 DEGREES WEST 140  FEET; THENCE SOUTH 89 DEGREES WEST 140 FEET; THENCE SOUTH 89 DEGREES WEST 140  THENCE SOUTH 89 DEGREES WEST 140 THENCE SOUTH 89 DEGREES WEST 140  SOUTH 89 DEGREES WEST 140 SOUTH 89 DEGREES WEST 140  89 DEGREES WEST 140 89 DEGREES WEST 140  DEGREES WEST 140 DEGREES WEST 140  WEST 140 WEST 140  140 140 FEET; THENCE DUE SOUTH 119.23 FEET TO THE POINT OF BEGINNING.  THENCE DUE SOUTH 119.23 FEET TO THE POINT OF BEGINNING. THENCE DUE SOUTH 119.23 FEET TO THE POINT OF BEGINNING.  DUE SOUTH 119.23 FEET TO THE POINT OF BEGINNING. DUE SOUTH 119.23 FEET TO THE POINT OF BEGINNING.  SOUTH 119.23 FEET TO THE POINT OF BEGINNING. SOUTH 119.23 FEET TO THE POINT OF BEGINNING.  119.23 FEET TO THE POINT OF BEGINNING. 119.23 FEET TO THE POINT OF BEGINNING.  FEET TO THE POINT OF BEGINNING. FEET TO THE POINT OF BEGINNING.  TO THE POINT OF BEGINNING. TO THE POINT OF BEGINNING.  THE POINT OF BEGINNING. THE POINT OF BEGINNING.  POINT OF BEGINNING. POINT OF BEGINNING.  OF BEGINNING. OF BEGINNING.  BEGINNING. BEGINNING. 0.38 ACRES. 
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general landscape notes:

plant material list,
planting details
and landscape
notes

perennial planting detail
no scale

PLANTING MIXTURE
6'-10" DEPTH

SUBGRADE

MIN. 2" DEPTH DOUBLE SHREDDED
HARDWOOD BARK. MULCH SHALL
BE NEUTRAL IN COLOR

shrub planting detail
no scale

subgrade

fold down or pull back string,
burlap or plastic exposing rootball.
remove all non-degradable materials.
do not remove soil from the rootball

center rootball in planting hole.
leave bottom of planting hole firm.
do not amend soil unless planting in
poor or severely disturbed soil or
building rubble. use water to settle
soil and remove  air pockets and firmly
set shrub. gently tamp if needed.

set top of rootball level with grade
or slightly above grade if in clay soil

mulch 2"-3" depth with shredded
hardwood bark.mulch shall be
neutral in color.

break up (scarify) sides of
planting hole.

evergreen planting detail
no scale

set top of rootball level with grade
or slightly above grade if in clay soil.

stake with 2x2 hardwood stakes or
approved equal driven 6"-8" outside
of rootball.loosely stake tree trunk to
allow for trunk flexing.stake trees just
below first branch with 2"-3" wide belt-like,
fabric straps (2 per tree on opposite
sides of tree, connect from tree to stake
horizontally. do not use rope wire thru a hose.).
remove all staking materials after 1 year.

mulch 2"-3" depth with shredded
hardwood bark. mulch shall be
neutral in color. leave 3" circle of
bare soil at base of tree trunk.

fold down or pull back string,
burlap or plastic exposing rootball.
remove all non-degradable materials.
do not remove soil from the rootball.

break up (scarify) sides of
planting hole.

center rootball in planting hole.
leave bottom of planting hole firm.
do not amend soil unless planting
in poor or severely disturbed soil or
building rubble.use water to settle
soil and remove air pockets and firmly
set tree. gently tamp if needed.

do not prune terminal
leader or branch tips.
prune away dead or
broken branches only.

remove nursery applied
tree wrap, tape or string
from tree trunk and crown.

tree planting detail
no scale

do not prune terminal
leaderor branch tips.
prune away dead or
broken branches only.

set top of rootball level
with grade or slightly
above grade if in clay
soil.

prune suckers off.

center rootball in planting
hole.leave bottom of planting
hole firm.do not amend soil
unless planting in poor or
severely  disturbed soil or
building rubble.use water to
 settle soil and remove air
pockets and firmly set tree.
gently tamp if needed.

do not stake trees unless in heavy
clay soil, windy conditions, 3" or
greater diameter tree trunk or large
crown. if staking is needed due to
these conditions:- stake with 2x2
hardwood stakes or approved equal
driven 6"-8" outside of rootball.- loosely
stake tree trunk to allow for trunk flexing.
- stake trees just below first branch with
2"-3" wide belt-like, fabric straps (2 per
tree on opposite sides of tree, connect
from tree to stake horizontally. do not
use rope wire thru a hose.).- remove all
staking materials after 1 year.

fold down or pull back string,
burlap or plastic exposing rootball.
remove all non-degradable materials.
do not remove soil from the rootball.

break up (scarify) sides of
planting hole.

mulch 2"-3" depth with shredded
hardwood bark. mulch shall be
neutral in color. leave 3" circle of
bare soil at base of tree trunk.

remove nursery applied tree wrap,
tape or string from tree trunk and
crown. remove any tags or labels.

keykey

quant.quant.

commentssize
common namebotanical name

plant material list

comments required
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COURTYARD
LANDSCAPE
PLANTING DETAIL

3B courtyard planting detail

keykey

quant.quant. quant.quant.

commentssize
common namebotanical name

plant material list

comments

3A

3D

outdoor wicker table / chairs

outdoor wicker lounge chairs
B

C

bench seatE

decorative planter urn
A

concrete walk or patioD

3A courtyard planting detail 3D courtyard planting detail3C courtyard planting detail

quant.quant.

3C

quant.quant.

3B

artificial grass mini putting greenF

meandering

concrete walk

D

wicker lounge

chairs

B

bench seat

locaton

E

putting green

area

F

A

B

D

C

key reference location map

Tyler Road
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bench seat

locaton

E

wicker lounge

chairs

B
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DETENTION
PLANTING DETAIL

Acorus calamus Sweet flag 24 Polygonum
amphibium

Water knotweed 36

Carex lacustris Common lake
sedge

24 Pontederia
cordata

Pickerel weed 24

Cephalanthus
occidentalis

Buttonbush 5 feet Potamogeton
natans

Common
pondweed

36

Decodon
verticillatus

Swamp
Loosestrife

24 Potamogeton
pectinatus

Sago pondweed 36

Elodea
canadensis

Common
waterweed

36 Sagittaria latifolia Common
arrowhead

24

Hibiscus laevis Halberd-leaved
rose mallow

24 Scirpus acutus Hard-stemmed
bulrush

18

Hibiscus
palustris

Swamp rose
mallow

24 Scirpus atrovirens Dark green
rush

18

Iris virginica
shrevei

Blue flag iris 18 Scirpus cyperinus Wool grass 24

Justicia
americana

Water willow 5 feet Scirpus fluviatilis River bulrush 18

Nelumbo lutea Lotus 48 Scirpus validus
creber

Great bulrush 18

Nuphar advena Yellow pond lily 36 Sparganium
americanum

American bur
reed

18

Nymphaea
tuberosa

White water lily 36 Sparganium
eurycarpum

Common bur
reed

18

Peltandra
virginica

Arrow arum 18 Vallisneria
americana

Tape grass 36

Note: Plant species selected should cover 25% of the pond zone and should also cover the range of water depths within the
pond zone(2ft to 3ft). (For example, 4 plant species may not all be placed at an 18ft water depth covering 25% of the pond
zone.)

Scientific Name Common Name

Spacing

(inches O.C.)
Scientific Name Common Name

Spacing

(inches O.C.)

Native Plants for Pond Zone (min. 4-species)

Edge Zone:  Native Seed Mixes
Grasses/Sedges/Rushes (Minimum 5 species)

Carex `lurida  Bottlebrush sedge

Juncus effusus  Common rush

Carex vulpinoidea Brown fox sedge

Leersia oryzoides Rice cut grass

Echinochloa crusgalli Barnyard grass

Scirpus acutus Hard-stemmedbulrush

Elymus Canadensis Canada wild rye

Scirpus atrovirens Dark green rush

Glyceria striata Fowl manna grass

Scirpus pungens Chairmaker’s rush
Scirpus validus creber Great bulrush (softstem)

Native Forbs (Minimum 9 species)

Acorus calamus  Sweet flag
Actinomeris alternifolia  Wingstem

 Mimulus ringens  Monkey flower

Alisma subcordatum  Common water plantain
 Peltandra virginica  Arrow arrum

Asclepias incarnate  Swamp milkweed

Polygonum
pensylvanicum Pinkweed

Aster simplex  Panicled aster
Pontederia cordata  Pickerel weed

Bidens spp.  Bidens, various
Rosa palustris  Swamp rose

Cassia hebecarpa  Wild senna
Rudbeckia laciniata  Wild golden glow

Eupatorium perfoliatum Common boneset
Sagittaria latifolia Common arrowhead

Helenium autumnale  Sneezeweed
Spiraea alba  Meadowsweet

Iris virginica shrevei  Blue flag iris
Verbena hastata  Blue vervain

Ludwigia alternifolia  Seedbox
Vernonia fasciculata  Common ironweed

Note: A quick growing species such as annual rye grass (lillium multiflorum))and species which will provide the
permanent cover (e.g., seed oats) should also be included in all Edge Zone seed mixes.

Scientific Name Common Name Scientific Name Common Name

Scientific Name Common Name Scientific Name Common Name

A.  Maintenance activities for open detention basins are listed
below.  These activities must be identified in the
maintenance plan that the applicant must submit with an
application for storm water construction approval.
Additionally, provision for maintenance access should be
shown on the plan; it is recommended that the
maintenance access to the storm water management
system be a minimum of 15-feet wide.  The landscape plan
should be designed to prevent obstruction of the access by
trees and shrubs.
B.  Inspect and clean the storm sewer system and catch
basins upstream from the detention basin (every five
years or as needed).
C.  Inspect for sediment accumulation at the inlet
pipes and remove sediment which may be impeding flow
(semiannually and after rain events).
D.  Inspect inlets, outlets, and appurtenances (e.g.,
grates) annually for structural integrity.
E.  Check the outlets regularly for clogging and clean
when necessary, especially after large storm events.

F.  Inspect the stone around riser-type outlet structures
semiannually and after rain events.  If stone has
accumulated sediment, vegetation and/or debris to an
extent that water is not flowing through the stone and
out of the pond as originally designed, then the stone
should be replaced.
G.  Check for floatables and debris and remove as
necessary.
H.  Remove dead vegetation that obstructs flow (early
spring).
I.  Check banks and bottom for erosion and correct as
necessary (annually).

K.  Reseed banks near inlet/outlet and stabilize eroded banks
as necessary.
L Ensure that no mowing, chemical application, or construction
has occurred in the buffer strip (annually).
M.  Inspect detention basin and buffer strip zone for invasive
species such as purple loosestrife, phragmites, buckthorn
(common & glossy), honeysuckle and autumn olive that
out-compete native vegetation  (annually - July).

N.  Have a professional selectively remove invasive species
(annually, July-August). Purple loosestrife flower heads can be
clipped off to reduce seed production until plant removal may be
achieved. If woody debris is cut, the cut should be four inches
above the ground surface and the stumps should be treated with
herbicide immediately after cutting. Monitor for sucker growth.

O.  Planting must be monitored for two years after establishment.
Replacement will be necessary as determined by the agency
having jurisdiction over the system.

P.  During the first two growing seasons, all areas planted
with native prairie seed mix should be mowed three times
at a height of 6-8 inches in order to control weeds.
Beginning in the third year, a burning or mowing regimen
should be instituted, either burning or mowing once in
spring, or once in the fall.

Andropogon gerardii Big bluestem grass
Koeleria cristata

June grass
Andropogon scoparius Little bluestem grass Panicum virgatum Switch grass
Bouteloua curtipendula Side-oats gramma Sorghastrum nutans Indian grass

Elymus canadensis Canada wild rye Sporobolius heterolepis Prairie dropseed

Amorpha canescens Lead plant Lupinus perennis Wild lupine
Anemone cylindrica Thimbleweed Monarda fistulosa Wild bergamot
Aquilegia canadensis Wild columbine Parthenium integrifolium Wild quinine
Asclepias tuberosa Butterfly weed Petalostemum purpureum Purple prairie clover

Aster ericoides Heath aster Physostegia virginiana
arenaria

Prairie obedient plant

Aster laevis Smooth blue aster Pycnanthemum
virginianum

Common mountain mint

Aster novae-angliae New England aster Ratibida pinnata Yellow coneflower
Baptista leucantha White wild indigo Rudbeckia hirta Black-eyed susan

Cassia fasciculata Partridge pea Rudbeckia subtomentosa Sweet black-eyed susan
Coreopsis lanceolata Sand coreopsis Silphium laciniatum Compass plant
Coreopsis tripteris Tall coreopsis Solidago juncea Early goldenrod
Echinacea purpurea Broad-leaved purple

coneflower
Solidago nemoralis Old-field goldenrod

Eryngium yuccifolium Rattlesnake master Solidago rigida Stiff goldenrod

Helianthus mollis Downy sunflower Tradescantia ohiensis Common spiderwort
Heliopsis helianthoides False sunflower Vernonia altissima

taeniotricha
Hairy tall ironweed

Lespedeza capitata Round-headed bush
clover

Veronicastrum virginicum Culver’s root

Liatris aspera

Note: These native plants are appropriate for areas surrounding basins categorized as natural basins and
recommended  within areas that have elevations higher than the 100-year flood elevation. This seed selection
consists of dry-to-mesic prairie, basic prairie, and low-profile prairie plant species.

Rough blazing star

Scientific Name Common Name

Natural Basin: Dry Upland Zone:Permanent Grasses (Minimum 5 species)

Scientific Name Common Name

Scientific Name Common Name Scientific Name Common Name

Natural Basin: Dry Upland Zone: Native Forbs (Minimum 9 species)

pond zone plant list (plugs and bare root)upland zone seed mix

basin maintenance notes

basin vegetation notes

basin construction notes

edge zone seed mixtures

reference location map

J.  Remove sediment when accumulation reaches six to
twelve inches or if resuspension is observed

THE PROPOSED VARIETIES AND QUANTITIES OF
SEEDS AND PLANTING MATERIALS FOR THE
FOREBAYS-DETENTION BASIN SYSTEM MEET OR
EXCEED THE MINIMUM REQUIREMENTS OF THE
"WAYNE COUNTY STORM WATER ORDINACE"

4A

4A

detention pond planting detail
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A landscaping plan is required for open detention basins,
due to the importance of the vegetation to the function on
of the entire system. Vegetation should be specified for
each zone within the detention basin as follows:

Edge zone  (permanent water elevation to bank full elevation).
Vegetation in the edge zone must withstand periods of
inundation and drought. This vegetation also stabilizes the
side slopes of the facility.

Upland zone   (bank full elevation to 100-year flood elevation
and beyond): Vegetation in the upland zone may have little
or no inundation by storm water, and must withstand periods
of drought. This vegetation also stabilizes the side slopes of
the system. Note that the buffer strip lies within the upland
zone.

Pond zone  (permanent water depths from 0 to 3 ft
deep):Vegetation in the pond zone is entirely or partially
submerged and should consist of a combination of native
plant plugs and bare-root stock.

keykey

quant.quant.

commentssize
common namebotanical name

plant material list

comments

Tyler Road

1. Proper construction techniques, particularly installation of
vegetation, are important to the successful functioning of
open detention basins, especially for constructed wetland
type open detention basins in order to establish a dense and
diverse emergent wetland plant community. General
guidelines for vegetation installation include:
2. If emergent plant stock is proposed in the pond zone, the
supplied plug material must have sufficient vegetative growth
extending out of the water once  planted.

3.  Seed must be planted above the permanent water
elevation.
4.  All seeded areas to be properly stabilized with a much
blanket pegged in place.

5.  Additional guidance on seed and sod specifications
and installation is provided in Section 8.5.1 of this manual.

7. If detention basin are compacted, the slopes must be
rototilled. 4" (four) of compost or topsoil must be added

6.  Depending on the type of vegetation, barriers  may
be required for one year to protect the plantings (e.g.,
snow fence or netting to deter wildlife, prevent
mowing).

8. If detention basin are compacted, the slopes must be
rototilled. 4" (four) of compost or topsoil must be added

9. "No mow zone" signs must be placed around the basin

10. Detention basin native seeding to be performed in
early spring or late fall. aquatic plants should be
installed in the summer after the cover crop has
established
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Introduction 
 
This report presents the methodologies, analysis, and results of the Traffic Impact Study (TIS) for a 

proposed Assisted Living and Memory Care Facility in Van Buren Township, Michigan. The project site 

is in Section 14, Town 3, South, Range 8 East, Van Buren Township, and Wayne County, Michigan, as 

shown in Figure 1. The development is located on the Southeast corner of Tyler Road and Morton Taylor 

Road.  

The proposed project includes 80 units, 56 units Assisted Living and 24 units Memory Care for a total of 

84 Residents or beds. As shown in Figure 2. The proposed development is providing vehicular access via 

two (2) driveways; One (1) each on Tyler Road and Morton Taylor Road. Both roadways are under the 

jurisdiction of the Wayne County Department of Roads.     

 The purpose of the study is to conduct a comprehensive review and analysis to quantify the current traffic 

impacts of the new development on the adjacent roads and intersection. In addition, the study included the 

identification of roads and traffic control mitigation improvements needed to accommodate the traffic 

generated by this development and other planned future developments. 

The specific objectives of the study were to: 

 Quantify existing traffic flow and safety condition. 

 Identify future traffic impacts due the traffic generated by the new development. 

 Determine currently planned road and intersection improvements that will be in place when 

development is completed. 

 Identify any additional road mitigation needed to provide a safe and acceptable level of service. 

 

The study intersections analyzed for this include: 

 Tyler Road & Morton Taylor Road. 

Area Roadways 

Existing Road Network 

The roadway system most directly impacted by the site development is Tyler Road and Morton Taylor Road. 

These roads are described below in detail. The lane use and traffic control at the study intersections are shown in 

Figure 3. 

Tyler Road runs in west-east direction with a posted speed limit of 45 miles per hour (MPH). Tyler 

Road is under the jurisdiction of the Wayne County Department of Roads and is classified as a Minor Road 

Arterial with an average daily traffic (ADT) volume of approximately 8,303 vehicles per day. Tyler Road is a 

paved roadway and has a 3-lane cross section with 1- lane in each direction and a center turn lane in the vicinity 

of the proposed development.  
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Morton Taylor Road runs in a north - south direction with an un-posted speed limit of 55 miles per hour (MPH)). 

Morton Taylor Road is under the jurisdiction of the Wayne County Department of Roads and is classified as a 

two lane minor collector Road with an average daily traffic (ADT) volume of approximately 356 vehicles per 

day.  Morton Taylor is a gravel road North of the approach going north of Tyler Road and is paved going South 

of Tyler Road approximately 1000 feet along the frontage of the proposed development along Morton Taylor 

Road. The intersection is controlled by 4-way Stop. 

 

Existing Traffic Volumes 

On February 11-12, 2020 Traffic Engineering Consultants, Inc. performed manual turning movement 

counts at the study intersections during the A.M. peak periods (7:00 to 9:00 a.m.) and P.M. peak period 

(4:00 to 6:00). 24 hour Counts were also collected on both roadways.  At the time of the counts, school was 

in session under a normal schedule. The existing traffic volume data is included in Appendix A and the 

existing AM & PM peak hour volumes are summarized on Figure 4. The AM and PM peak hour volumes 

for each intersection were utilized for this study and the volumes were balanced upward through the study 

network. No pedestrians observed during the studies period. 

 Tyler Road & Morton Tylor Road Signal Warrant 

A signal warrant was conducted for the intersection Morton Tylor & Tyler Road based on the criteria in 

Michigan Manual of Uniform Traffic Control Devices (MMUTCD). The intersection is currently 4-way 

stop. The warrant was conducted based on existing traffic conditions.  Several studies have shown that 

traffic signals can result in higher crash rates and higher delays. Traffic control signals should not be 

installed unless one or more of the signal warrants in the MMUTCD are met. Information should be 

obtained by means of engineering studies and compared with the requirements set forth in the warrants. If 

the requirements are not met, traffic signals should not be put in operation. When a traffic control signal is 

indicated as being warranted, it is presumed that the signal and all related traffic control devices and 

markings are installed according to the standards set forth in the MMUTCD. Added traffic from the 

proposed development will support the warrant. 

An investigation of the need for a traffic signal included an analysis of the factors contained in nine 

warrants: 

• Warrant 1: Eight-Hour Vehicular Volume 

• Warrant 2: Four-Hour Vehicular Volume 

• Warrant 3: Peak Hour 
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Traffic Control & Lane Use
Figure 3

TRAFFIC ENGINEERING COUNSULTANTS, INC.
35890 Monterey Dr.
Clinton Township, MI 48035
(586) 615-4120

Tyler Road

Mo
rto

n 
Ta

ylo
r R

oa
d

Hampton Manor of Van Buren
Van Buren Township 

You created this PDF from an application that is not licensed to print to novaPDF printer (http://www.novapdf.com)

41

http://www.novapdf.com


Existing Traffic
Figure 4

TRAFFIC ENGINEERING COUNSULTANTS, INC.
35890 Monterey Dr.
Clinton Township, MI 48035
(586) 615-4120

Tyler Road

13
/5 

14
/5

8/12

11/21

Mo
rto

n 
Ta

ylo
r R

oa
d

150/431
7/14

9/1
8

12
/12228/309

14/8

11
/16

10
/10

Hampton Manor of Van Buren
Van Buren Township 

You created this PDF from an application that is not licensed to print to novaPDF printer (http://www.novapdf.com)

42

http://www.novapdf.com


• Warrant 4: Pedestrian Volume 

• Warrant 5: School Crossing 

• Warrant 6: Coordinated Signal System 

• Warrant 7: Crash Experience 

• Warrant 8: Roadway Network 

• Warrant 9: Intersection near a Grade Crossing 

 A summary of the traffic signal warrant is provided in Table 1. The addition of the proposed site 

will not support a traffic Signal. Therefore, Signal isn’t warranted 

Table 1-Traffic Signal Warrant Analysis Summary 

Warrant 

Tyler Road 

& 

Morton Tylor Road 

Warrant Met 

 

Warrant 1: Eight-Hour Vehicular Volume 

Condition A No 

Condition B NO 

Combination of A & B No 

Warrant 2: Four-Hour Vehicular Volume NO 

Warrant 3: Peak Hour NO 

Warrant 4: Pedestrian Volume No 

Warrant 5: School Crossing N/A 

Warrant 6: Coordinated Signal System N/A 

Warrant 7: Crash Experience No 

Warrant 8: Roadway Network N/A 

Warrant 9: Intersection Near a Grade Crossing N/A 
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ANALYSIS 

Existing Conditions 

Existing peak hour vehicle delays and Levels of Service (LOS) were calculated at the study intersections 

using Synchro (Version 10) traffic analysis software. The results of the analysis of existing conditions were 

based on the existing lane use and traffic control shown on Figure 3, and the existing traffic volumes shown 

on Figure 4. SYNCHRO/SIM TRAFFIC software (Version 9) was utilized to model the study area roadway 

network and to perform intersection capacity analysis which, conforms to the methodologies published in 

the 2010 Highway Capacity Manual. The analysis was performed for Existing. 

The procedures for analysis and criteria are those outlined in the 2010 Highway Capacity Manual (HCM) 

published by the Transportation Research Board. 

Un-Signalized Intersection  

At an un-signalized intersection with stop control on the minor approach, LOS F occurs when there are 

not enough gaps of suitable size to allow a minor-street demand to safely cross through traffic on the 

major street.  This is typically evident from extremely long control delays experienced by minor street 

traffic and by queuing on the minor approaches.  LOS F may also appear in the form of drivers on the 

minor street selecting smaller than usual gaps.   In such cases, safety may be a problem and some 

disruption to the major traffic stream may result.  Note that LOS F may not always result in long queues, 

but in adjustments to normal gap acceptance behavior.  For example, this may occur when a left-turning 

vehicle uses a shorter than normal gap in traffic to complete a left-turn.  Table 2 indicates the control 

delay criteria used for determining the LOS for un-signalized intersections. 

 
Table 2: LOS Criteria for Un-Signalized Intersections 

 
LOS Control Delay per Vehicle (seconds) 

A < 10 
B > 10 to < 15 
C > 15 to < 25 
D > 25 to < 35 
E > 35 to < 50 
F > 50 
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A capacity analysis was conducted for the intersection of Tyler Road & Morton Tylor Road during the AM 

and PM peak hours for existing and future conditions.   

 
 The results of the analysis of existing conditions are presented in Appendix B and are summarized in Table 

3, and Appendix B a  Capacity Analysis Result for Existing Traffic Operations 

Table 3 Capacity Analysis Results for Existing Traffic Operations   

Intersection 

 

Approach Direction 

AM Peak Hour PM Peak Hour 

EB WB NB SB 
Overall 

Intersection EB WB NB SB 
Overall 

Intersection 

 Tyler Road  

& 

Morton Taylor Rd                

LOS A A A A A B C A A B 

Delay 
(Sec) 

9.2 8.2 8.2 8.1 8.7 11.8 16.4 9.2 9.2 14.1 

The results of the existing Operations analysis for the study intersection indicate that all study intersections 

and approaches currently operate at acceptable LOS C or better. 

Background Conditions 

In order to determine the applicable growth rate for the existing traffic volumes to projected build-out, 

historical traffic count data and population forecasts publish by SEMCOG. For the Existing/ No Build 

conditions are considered equal since the traffic counts (existing conditions) were conducted in February 

2020 and the Opening Day date is summer 2021. Thus, a growth rate for the background traffic was not 

conducted to expand 2020 traffic to 2021. 

Future Site Trip Generation 

The number of AM and PM peak hour trips that would be generated by the proposed development were  

forecast based on data published by ITE in the “Trip Generation Manual”, 10th Edition.  One standard 

deviation was used to calculate number of trips generated by the development as recommended by 

Township Consultants. The number of trips expected to be generated by the proposed project during the 

weekday AM peak and PM peak was calculated. The trip generation shown represents the trip generation 

using ITE Land use code 254, as shown in table 4, the Assisted Living development is estimated to generate 

15 trips during the AM peak and 24 trips during PM peak. Facility operation shown in Appendix D.  
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Table 4: Site Trip Generation – Proposed Assisted living 

Land Use Land Use Code Unit 
AM Peak Hour PM Peak Hour 24 Hour 

Two-Way 
Volume  In Out Total In  Out Total 

Assisted Living 254 84 beds 10 5 15 12 12 24 344 

Total Trips:   10 5 15 12 12 24 344 

 
The property is presently zoned as C Local Business. Table 5 shows the trip generation if the site was 

developed as currently Zoned. 

Table 5: Site Trip Generation – Existing Zoning C Local Business 

Land Use Land Use Code Unit 
AM Peak Hour PM Peak Hour 24 Hour 

Two-Way 
Volume  In Out Total In  Out Total 

CenterShopping1 820 10 (10,000s.f.) 6 3 9 18 20 38 378 

Total Trips:   6 3 9 18 20 38 378 

 

If the site is built as currently zoned, it is estimated to generate 8 trips in the AM and 38 trips in the PM. 

Therefore, both alternatives will have insignificant impact on traffic flow on the adjacent roads. 

Overall, there are 34 additional trips generated by the Local Business alternative compared to the 

Assissted Living development.   

Trip Distribution 
 
Traffic expected to be generated by a project must be distributed and assigned to the roadway system so 

that the impacts of the proposed project on roadway links and intersections within the study area can be 

analyzed.  After an estimate of the total traffic into and out of the site has been made, that traffic must be 

distributed and assigned to the roadway system.  The trip distribution step produces estimates of trip origins 

and destinations.  The assignment step produces estimates of the amount of site traffic that will use certain 

access routes between their origin and destination. 

The vehicle trips that would be generated by the development were assigned to the study road network 

based on existing peak hour traffic patterns and the methodologies published by ITE. The existing traffic 

patterns indicate the distribution of site-generated traffic as shown in Figure 5. 

The site-generated vehicle trips were assigned to the study road network based on this trip distribution 

model as shown on Figure 6. The site-generated trips were added to the existing traffic volumes shown on 

Figure 4 to calculate the future AM & PM peak hour traffic volumes, as shown on Figure 7. 
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Trip Generation
Figure 5
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Trip Distribution
Figure 6
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Future Traffic
Figure 7
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Future Conditions 

Future peak hour vehicle delays and LOS with the proposed development were calculated based on the 

existing lane use and traffic control shown on Figure 3, the proposed site access plan, the future traffic 

volumes shown on Figure 7, and the methodologies presented in the HCM. Additionally, SimTraffic 

simulations were utilized to evaluate network operations and vehicle queues. The results of the analysis of 

future conditions are presented in Appendix C and are summarized in Table 6. 

Table 6 Capacity Analysis Results for Future Traffic Condition   

Intersection 

 

Approach Direction 

AM Peak Hour PM Peak Hour 

EB WB NB SB 
Overall 

Intersection EB WB NB SB 
Overall 

Intersection 

 Tyler road 

& 

Morton Taylor Rd                

LOS A A A A A B C A A B 

Delay 
(Sec) 

9.3 8.2 8.3 8.2 8.8 12.0 16.6 9.3 9.3 14.2 

 

The results of the future conditions analysis for the study intersection indicate that the study intersection 

and approaches currently operate at acceptable LOS C or better. 

 

 
CRASH ANAYLSIS 

A crash analysis was conducted at the intersection of Tyler Road Morton Tylor Road as required when reviewing signal 

warrant and left turn warrant. Three years of crash data was reviewed (2017-2019). A summary of crashes by type is 

provided in Table 7 and Appendix D is Crash Data.   

 
Table 7-Crash Type Summary 

Crash Type All Crashes 
% of Total 

(n=21) 
K & A 

Crashes 
B 

Crashes 
% B 

Crashes 
Rear End 9 82% 0 1 9% 
Angle 1 9% 0 1 9% 
Head On 0 0.0% 0 0 0% 
Sideswipe 0 0.0% 0 0 0% 
Single 1 9% 0 0 5% 
Back 0 0.0% 0 0 0% 
Other (Bike, Ped, Motorcycle)  0 0.0% 0 0 0% 
Total 11 100% 0 2 18% 

Note:  K & A Crashes are fatal and severe crashes as noted by the K ABCO scale: K = fatal crash, A = incapacitating injury, B = non-
incapacitating injury, C = possible injury, and O = no injury. 
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Proposed Site Access 

The proposed site layout includes two proposed access drives. One on Tyler Road and One on Morton 

Taylor Road. The placement and the geometry for the drives should be designed in accordance with the 

standards and guidelines set forth by the Wayne County Department of Roads. 

Sight Distance Evaluation 

 Sight distance measurements were performed at the project driveways intersections with the existing Roads 

in accordance with the American Association of State Highway (AASHTO) latest Edition requirements. 

These measurements indicate that the available line of sight for motorists traveling along Tyler Road and 

Morton Taylor approaching the respective project driveway and for motorists exiting the project site exceed 

the recommended minimum sight distance requirements for a 45 MPH approach speed.  

 

Conclusion 

The analysis results under existing conditions show that all study intersections and roadway segments 

currently operate at acceptable levels of service (LOS C or better), and are forecast to continue operating at 

acceptable LOS with the addition of project-generated traffic to existing traffic volumes. 

A review of the Tyler Road & Morton Taylor Road intersection for additional improvements as a result of 

the proposed Development indicate that warrants are not met for a Traffic Signal based on projected 

volumes with the addition of the development.  

Review of Traffic Crashes for the last 3 years indicates no crash patterns that could be mitigated by making 

improvements to the intersection. 

 Based on the above, the proposed development will have minimal if any impact on the traffic operations 

and safety of Tyler Road and Morton Taylor Road and on the intersection of Tyler Road & Morton Taylor 

road. 
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