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

PLANNING COMMISSION 
MEETING AGENDA 

  REGULAR MEETING 
 

Tom Krent, Chairman, David Lambert, Vice Chairman 
Ollie Apahidean, Karen Crusse, Carlton Faison,  

Michael W. Hutson, Marianna Perakis, Sadek Rahman and John J. Tagle 

   

April 28, 2020 7:00 P.M. Remote Meeting 
   

 
Public Comment may be communicated to the Planning Commission via telephone voice 
mail by calling 248.524.1305 or by sending an email to planning@troymi.gov. All 
comments will be provided to the Planning Commission. 
 
 
1. ROLL CALL 
 
2. SUSPENSION OF PLANNING COMMISSION BYLAWS 
 
3. APPROVAL OF AGENDA 
 
4. APPROVAL OF MINUTES – February 25, 2020 
 
5. PUBLIC COMMENT FOR ITEMS NOT ON THE AGENDA – For Items Submitted via Email 

or Telephone Message 
 

SITE PLAN APPROVAL 
 
6.  PRELIMINARY SITE PLAN REVIEW (File Number SP JPLN2019-0038) – Proposed 

Timbercrest Drive Extension, South of  East Wattles, West of Dequindre (88-20-24-201-
015), zoned R-1C (One Family Residential) district. 

 
7.  PRELIMINARY SITE PLAN REVIEW (File Number SP JPLN2020-0004) – Proposed 

Square Lake Court Phase II, South of Square Lake, West of Dequindre (88-20-12-200-027) 
zoned NN (Neighborhood Node “N”) district. 

  

OTHER ITEMS 
 
 
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. 

 
 

248.524.3364 
planning@troymi.gov 

mailto:clerk@ci.troy.mi.us


PROPOSED RESOLUTION 
 
 
PROPOSED RESOLUTION TO AMEND THE PLANNING COMMISSION RULES OF 
PROCEDURE   
 
Resolution # PC-2020-04- 
Moved by: 
Seconded by: 
 
WHEREAS, On March 16, 2020, the Troy City Council declared an emergency under 
Troy’s City Charter and State Law, specifically the Emergency Management Act, MCL 
30.401, (Resolution 2020-03-048) which allowed for, among other matters, the cancellation 
of meetings when necessary, and, 
 
WHEREAS, On April 13, 2020, the Troy City Council extended its declared emergency 
under Troy’s City Charter and State Law, specifically the Emergency Management Act, 
MCL 30.401, (Resolution 2020-04-055) which allowed for, among other matters, moving 
forward remotely and virtually with necessary meetings such as Planning Commission 
meetings, and, 
 
WHEREAS, Governor Gretchen Whitmer issued Executive Order 2020-48 (EO 2020-48) 
on April 14, 2020 which temporarily suspends strict compliance with physical-place and 
physical-presence requirements of the Open Meetings Act in order to allow electronic 
meetings. 
 
THEREFORE BE IT RESOLVED, That as allowed by Planning Commission Rules of 
Procedure Article IV, Section 6, the Troy Planning Commission hereby ALLOWS all Troy 
Planning Commission Members to electronically participate in any Planning Commission 
meeting during the pendency of the declared State of Emergency.  However, consistent 
with State of Michigan Executive Directive 2020-02 and Executive Order 2020-48, 
Planning Commission Members shall not use email, texting, instant messaging, or any 
other internet communication during the meeting. 
 
RESOLVED, As allowed by Planning Commission By-laws and Rules of Procedure Article 
X, the Troy Planning Commission hereby AMENDS the By-laws and Rules of Procedure 
for the duration of the declared state of emergency to modify the Order of the Agenda, as 
set forth in Article V, Section 3, to consolidate the Public Comment sections of the 
meeting. 
 
RESOLVED, As allowed by Planning Commission By-laws and Rules of Procedure Article 
X, the Troy Planning Commission hereby AMENDS the By-laws and Planning Commission 
Rules of Procedure for the duration of the declared emergency to provide for two methods 
of receiving Public Comment for virtual meetings.  During this time, public comments can 
be submitted for the Planning Commission meeting by sending an email to: 
planning@troymi.gov. Emails received prior to 4:00 pm on the day of the Planning 
Commission meeting, will be read at the meeting and made part of the public record. 

mailto:planning@troymi.gov


Public comments can also be submitted by calling the following phone number and leaving 
a voicemail message: (248) 524-1305.  Recorded voicemail messages received prior to 
4:00 pm on the day of the Planning Commission meeting will be played at the meeting, in 
compliance with the Rules of Procedure. For emails and recorded messages received after 
the deadline, reasonable efforts will be made to read emails and play recorded messages 
during the meeting.  
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Chair Krent called the Regular meeting of the Troy City Planning Commission to order at 
7:02 p.m. on February 25, 2020 in the Council Board Room of the Troy City Hall. 
 
1. ROLL CALL 

 

Present: 
Ollie Apahidean 
Karen Crusse 
Michael W. Hutson 
Tom Krent 
David Lambert 
Marianna Perakis 
Sadek Rahman 
 

Absent: 
Carlton M. Faison 
John J. Tagle 
 

Also Present: 
R. Brent Savidant, Community Development Director 
Julie Quinlan Dufrane, Assistant City Attorney 
Kathy L. Czarnecki, Recording Secretary 
 

2. APPROVAL OF AGENDA 
 

Resolution # PC-2020-02-013 
Moved by: Lambert 
Support by: Rahman 
 

RESOLVED, To approve the Agenda as prepared. 
 

Yes: All present (7) 
Absent: Faison, Tagle 
 
MOTION CARRIED 
 

3. APPROVAL OF MINUTES 
 

Resolution # PC-2020-02-014 
Moved by: Apahidean 
Support by: Lambert 
 

RESOLVED, To approve the minutes of the February 11, 2020 Regular meeting as 
submitted. 
 

Yes: All present (7) 
Absent: Faison, Tagle 
 

MOTION CARRIED 
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4. PUBLIC COMMENT – Items not on the Agenda 
 
There was no one present who wished to speak. 
 

OTHER BUSINESS 
 
5. ZONING ORDINANCE TEXT AMENDMENT (File Number ZOTA 254) – Cluster Square 

Footage 
 
Mr. Savidant initiated discussion on the proposed Zoning Ordinance Text Amendment 
relating to a minimum square footage for homes within the cluster development option. 
He referenced communications and conversations with developers who suggest a 
minimum of 1,900 square feet per unit. Mr. Savidant said 1,700 square feet per unit was 
discussed and considered at the December 10, 2019 meeting. 
 
There was discussion on: 

• Definition, intent of cluster development option. 

• Feedback from developers suggesting greater maximum square footage. 

• Demand for “missing” housing; attract retirees, empty nesters, first-time buyers. 

• Real estate market; average cost per square foot. 

• Additional square footage offers flexibility in housing options, elevations. 

• Garages; side entry, alley for rear garage access (“cottage” developments). 

• Setbacks from neighboring residential. 

• “Cluster” term; consideration of changing. 
 
Resolution # PC-2020-02-015 
Moved by: Crusse 
Support by: Hutson 
 

RESOLVED, The Planning Commission recommends approval of the proposed Zoning 
Ordinance Text Amendment as written changing the minimum square footage 
requirement for the bonus from 1,500 square feet per unit to 1,900 square feet per unit. 
 

Yes: All present (7) 
Absent: Faison, Tagle 
 

MOTION CARRIED 
 

6. PUBLIC COMMENT 
 
There was no one present who wished to speak. 
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7. PLANNING COMMISSION COMMENT 
 
There were general Planning Commission comments, some relating to: 

• Civic Center area; opportunity for green space and public amenities. 

• Affordable housing; discussion in the future.  

• Reminder no meeting on March 10. 
 
The Regular meeting of the Planning Commission adjourned at 7:44 p.m. 
 
Respectfully submitted, 
 
 
 
 
        
Tom Krent, Chair 
 
 
 
 
       
Kathy L. Czarnecki, Recording Secretary 
 
C:\Users\bob\Documents\Kathy\COT Planning Commission Minutes\2020\2020 02 25 Regular Meeting_Draft.doc 



  PC 2020.04.28 
  Agenda Item # 6 

 

 
 
 
 
DATE: April 20, 2020 
 
TO: Planning Commission 
 
FROM: R. Brent Savidant, Community Development Director 
 
SUBJECT: PRELIMINARY SITE PLAN REVIEW (File Number SP JPLN2019-0038) – 

Proposed Timbercrest Drive Extension, South of East Wattles, West of Dequindre 
(88-20-24-201-015), zoned R-1C (One Family Residential) district. 

 
 

The petitioner Bismack Designs submitted the above referenced Preliminary Site Plan Approval 
application for a 3-unit site condominium. The property is currently zoned R-1C (One Family 
Residential) District. The Planning Commission is responsible for granting Preliminary Site Plan 
Approval for site condominium applications.  
 
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 recommends approval of the project, as noted. 
 
 
Attachments: 

1. Maps 
2. Report prepared by Carlisle/Wortman Associates, Inc. 

 
 
G:\SITE PLANS\SP JPLN2019-0038 TIMBERCREST DR. EXTENSION\PC Memo 04 28 2020.docx 



PROPOSED RESOLUTION 
 
PRELIMINARY SITE PLAN REVIEW (File Number SP JPLN2019-0038) – Proposed 
Timbercrest Drive Extension, South of East Wattles, West of Dequindre (88-20-24-201-015), 
zoned R-1C (One Family Residential) district. 
 
Resolution # PC-2020-04- 
Moved by: 
Seconded by: 
 
RESOLVED, That Preliminary Site Condominium Approval, pursuant to Article 8 and 
Section 10.02 of the Zoning Ordinance, as requested for Timbercrest Drive Extension, 3 
units/lots, South of East Wattles, West of Dequindre, Section 24, Currently Zoned R-1C 
(One Family Residential) District, be granted, subject to the following: 
____________________________________________________________) or  
 

(denied, for the following reasons: _________________________________) or 
 

(postponed, for the following reasons:_________________________________) 
 
 
Yes: 
No: 
Absent: 
 
MOTION CARRIED / FAILED 
 
G:\SITE PLANS\SP JPLN2019-0038 TIMBERCREST DR. EXTENSION\Proposed Resolution 2020 04 28.doc 



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

data are hereby notified that the source information represented should be consulted for verification.
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 Date: February 25, 2020 
 

Preliminary Site Plan Review  
Site Condominium Plan 

For 
City of Troy, Michigan 

 
 

 
Applicant: Bismack Designs 
 
Project Name: Timbercrest Extension   
 
Plan Date: Revised February 13, 2020 
  
Location: Extension of Timbercrest Drive.  Timbercrest Drive is accessed off 

Wattles, just west of Dequindre.  
 
Zoning: R-1C – One-Family Residential  
 
Action Requested: Preliminary Site Condominium Approval 
 
PROJECT AND SITE DESCRIPTION 

 
The applicant is requesting approval to construct a three-unit (3) unit single-family detached site 
condominium development, on an existing 1.43-acre parcel of land. One of three units includes the 
existing single-family home on the property, which will remain. The two other units will be split off the 
existing backyard of the home. The two new units will be accessed off a short extension of Timbercrest 
Drive. In addition, the applicant is proposing to add 5-foot sidewalks on both side of the extended section 
of Timbercrest to connect to the existing sidewalks.   
 
The property is zoned R-1C, one-family residential and the proposed site condominium use is permitted 
by-right.   
 
 
The subject site is shown in the aerial photo in Figure 1. 
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Figure 1 and 2. – Subject Site 
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Size of subject property: 
1.42 acres (Gross) 
1.3 acres (Net) 
 
Current use of subject property: 
Single-family residential 
 
Proposed use of subject site: 
3-unit residential site condominium. Two new home sites, existing home to remain.  
 
Current Zoning: 
The property is currently zoned R-1C, one-family residential 
 
Surrounding Property Details: 
 

Direction Zoning Use 
North R-1C, One-family residential Single-family homes 
South R-1C, One-family residential Single-Family Home/Vacant  
East R-1C, One-family residential Single-family homes 
West R-1C, One-family residential Single-family homes 
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NATURAL RESOURCES 

 
Woodlands/Landmark Trees:  The applicant has identified a total of 7 landmark trees on the site. The 
applicant is removing 2 of the 7 landmark trees. 
 

Replacement Details 
Protected Tree Inches Removed Replacement Required 
Landmark 49 inches 49 inches 
 
Preservation/Mitigation  Inches Preserved Credit 
Landmark 125 inches 250 inches 
  
Protected Replacement Required 49 Inches 
Preservation Credit 250 Inches 
Total + 201-inch credit 
  
Total Tree Mitigation  Zero. The number of inches preserved and 

credited exceed the mitigation required.    

Wetlands/Flood Plain – There are no wetlands on the site. The site does not lie within the 100-year 
floodplain.  
 
Items to be Addressed: None 
 
SITE ARRANGEMENT, ACCESS, AND CIRCULATION 

 
All lots meet the minimum lot area for the R-1C District, are regular in shape, allow for adequate setbacks, 
and permit sufficient space for the homes and ingress and egress for each unit.    
 
The 2 new lots will be accessed of proposed extension of Timbercrest Drive. The existing home will 
continue access off Fernleigh Drive. The new public road extension has sidewalks on both sides.  
 
Items to be Addressed:  None 
 

AREA, WIDTH, HEIGHT, SETBACKS 
 
Required and Provided Dimensions: 
 
Table 4.07.C establishes the requirements for the R1-C District. The requirement and the proposed 
dimensions are as follows: 
 

 Required Provided Compliance 
Minimum Lot Area 10,500 sq ft 12,588 sq ft (Min) Complies 

Minimum Lot Width 85 ft  85 ft (Min) Complies 
Setbacks    

Front 30 ft 30 ft Complies 
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Side (Least) 10 ft 10 ft Complies 
Side (Total) 20 ft 20 ft Complies 

Rear 40 ft 40 ft Complies 

Maximum Building Height 30 ft, 2.5 story Under 30 ft 
Will be reviewed 

with building 
permits 

Minimum Floor Area per Unit 1,200 sq ft Over 1,200 sq ft (Min) 
Will be reviewed 

with building 
permits  

Maximum Lot Coverage 30% 30% (Max) 
Will be reviewed 

with building 
permits 

 
The site plan complies with all R-1C District as set forth in Table 4.07.C. 
 
Items to be Addressed:  None 
 
LANDSCAPING 

 
The Landscape Plan includes a mixture of coniferous and deciduous trees. All proposed species fall within 
Troy regulations and are not prohibited. Site condominium and subdivision landscaping are regulated by 
Section 13.02.F.2.  
 

 Required Provided Compliance 
Public Drive: 1 tree per 

50 lineal feet 200 lf / 50 = 4 trees  4 trees Complies 

 
Items to be Addressed:  None 
 
FLOOR PLANS AND ELEVATIONS 

 
The applicant has submitted numerous floor and elevations.      
 
Items to be Addressed:  None.  
 
SUBMITTAL REQUIREMENTS 

 
Section 10.02 sets forth the intent and standards for site condominium projects.   
 

1. Intent:  The intent of this Section is to regulate site condominium projects to ensure compliance 
with this Ordinance and other applicable standards of the City, to provide procedures and 
standards for review and approval or disapproval of such developments, and to insure that each 
project will be consistent and compatible with other developments in the community. 
 
The proposed site condominium project is consistent and compatible with adjacent properties 
and other developments in the community. The project is an extension of two new house to an 
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existing road. The proposed development meets the intent of the Site Condominium section of 
the ordinance.  

 
Section 10.02.E. regulates physical improvements associated with condominium projects. It requires the 
following:  
 

1. Principal access and circulation through a site condominium shall be provided by public streets 
constructed to City standards, within sixty (60) foot wide rights-of-way. Secondary access and 
circulation through such developments, on which some of the residential parcels may have their 
sole frontage, may be provided by twenty-eight (28) foot wide streets constructed to City public 
street standards, within forty (40) foot private easements for public access. 

 
The newly created public drive segment meets the City right-of-way requirements. 

 
2. Principal access to site condominium of five (5) acres or less in area may be provided by way of 
twenty-eight (28) foot wide streets constructed to City public street standards, within forty (40) 
foot private easements for public access, when in the opinion of the City Council the property 
configuration is such that the provision of conforming dwelling unit parcels is impractical. 
 
Not applicable. 
 
3. All entrances to major or secondary thoroughfares shall include deceleration, acceleration and 
passing lanes as required by Engineering Standards of the City of Troy. 
 
Subject to approval by the City engineering department. 
 
4. Sidewalks shall be constructed, in accordance with City Standards, across the frontage of all 
dwelling unit parcels. Utilities shall be placed within street rights-of-way, or within easements 
approved as to size and location by the City Engineer.  
 
Five (5) foot wide sidewalks will be provided across the frontage of all parcels.   
 
5. All shall be served by public water, sanitary sewer, storm sewer and detention/retention systems 
constructed to City standards, at the expense of the developer. Easements over these systems shall 
be conveyed and recorded before occupancy permits are issued for dwelling units. 
 
The applicant has proposed full utilities, but all proposed configurations are subject to approval 
by the City engineering department. 
 

As noted above, all condominium projects are subject to Section 8.05.A.7, which establishes the 
requirements for a preliminary site plan submittal. Three additional requirements are specifically 
identified for residential projects. The three additional requirements, identified in 8.05.A.7.o, include: 

 
i. Calculation of the dwelling unit density allowable and a statement of the number of dwelling 
units, by type, to be provided. 
 
The applicant does not exceed the maximum density.  
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ii. Topography on site and fifty (50) feet beyond, drawn at two (2) foot contour intervals, with 
existing drainage courses, flood plains, wetlands, and tree stands indicated. 
 
Satisfied. 
 
iii. The typical floor plans and elevations of the proposed buildings, with building height(s). 
 
The maximum allowable building height is 2.5 stories or 30 feet. Proposed building height will 
be confirmed through building permit reviews.  

 
Items to be Addressed: None. 
 
RECOMMENDATIONS 

 
We recommend preliminary Site Plan approval of the Timbercrest Drive extension.   
 
 



ADDRESS AND PHONE #:RE-SUBMITTED:DATE APPROVED:RE-SUBMITTED:COMMENTS RECEIVED: COMMENTS RECEIVED:PLANS SUBMITTED TO:

-

-

DATE SUBMITTED:

DATE

DATE DATE

DATE

DATE

DATE

DATE

DATE

DATE

DATE

DATE

DATE

ALL DRAWINGS, SPECIFICATIONS, AND OTHER RELATED

DOCUMENTS ARE THE COPYRIGHT PROPERTY OF NOWAK &

FRAUS ENGINEERS AND SHALL BE RETURNED UPON REQUEST.

REPRODUCTION OF DRAWINGS AND RELATED DOCUMENTS, IN

WHOLE OR IN PART, IS FORBIDDEN WITHOUT THE WRITTEN

PERMISSION OF NOWAK & FRAUS ENGINEERS.

THE CONTRACTOR SHALL CHECK AND VERIFY ALL PERTINENT

DIMENSIONS AND REPORT ANY DISCREPANCIES TO NOWAK &

FRAUS ENGINEERS BEFORE PROCEEDING WITH THE WORK.

ALL CONSTRUCTION SHALL CONFORM TO THE CURRENT

STANDARDS AND SPECIFICATIONS OF ALL GOVERNING

AGENCIES.

ALL WATER MAINS, SANITARY SEWERS (AND LEADS)  AND

STORM SEWERS UNDER PROPOSED OR EXISTING

PAVEMENT OR WITHIN 3 FT. OF PAVEMENT TO BE SAND

BACK FILLED AND COMPACTED TO 95% OPTIMUM DENSITY.

ALL UTILITY CROSSINGS TO BE SAND BACKFILLED. SAND

BACK FILLING TO BE INCIDENTAL TO CONTRACT.

PERMITS

SANITARY PERMIT # ISSUED

WATER MAIN PERMIT # W ISSUED

SOIL EROSION PERMIT # ISSUED

DEQ WETLAND PERMIT#                                                  ISSUED

FIRE MARSHALL APPROVAL

J
O

H
N

 
R

 
R

O
A

D

E BIG BEAVER ROAD

EAST WATTLES ROAD

D
E

Q
U

I
N

D
R

E
 
R

O
A

D

DRIVE

D
R

I
V

E

SHEET INDEX

1 COVER SHEET

2 BOUNDARY AND TOPOGRAPHY

3 PRELIMINARY SITE PLAN

4 PRELIMINARY UTILITY PLAN AND PROFILES

5 PRELIMINARY GRADING PLAN

L1 TREE PRESERVATION PLAN

L2 LANDSCAPE PLAN

CITY OF TROY

STANDARD LOCAL ROAD PAVING DETAILS

STANDARD SANITARY SEWER DETAILS (1 OF 2)

STANDARD SANITARY SEWER DETAILS (2 OF 2)

STANDARD SOIL EROSION & GENERAL CONSTRUCTION

STANDARD STORM SEWER DETAILS

STANDARD WATER MAIN DETAILS

ADDRESS, ---, ---

PHONE:---  FAX:---

ADDRESS, ---, ---

PHONE:---  FAX:---

ADDRESS, ---, ---

PHONE:---  FAX:---

ADDRESS, ---, ---

PHONE:---  FAX:---

-
DATE DATE DATE DATE DATE DATE

- DATE DATE DATE DATE DATE DATE

DATE DATE DATE DATE DATE

LYNWOOD

T
I
M

B
E

R
C

R
E

S
T

F
E

R
N

L
E

I
G

H
 
D

R
I
V

E

PART OF LOT 9 OF "EYSTER'S DEQUINDRE FARMS SUBDIVISION NO. 5", BEING A PART OF THE
NORTHEAST 1/4 OF SECTION 24, TOWN 2 NORTH, RANGE 11 EAST, CITY OF TROY, OAKLAND
COUNTY, MICHIGAN. AS RECORDED IN LIBER 55 OF PLATS ON PAGE 58, OAKLAND COUNTY
RECORDS. AND BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: BEGINNING AT THE
SOUTHEAST CORNER OF UNIT 1 OF "TIMBERCREST PRESERVES", OAKLAND COUNTY
SUBDIVISION PLAN NO. 2039, AS RECORDED IN LIBER 45439 ON PAGE 691 OAKLAND COUNTY
RECORDS; THENCE WEST 620.00 FEET ALONG THE SOUTH LINE OF SAID "TIMBERCREST
PRESERVES" TO THE SOUTHWEST CORNER OF UNIT 6 OF SAID "TIMBERCREST PRESERVES"
THENCE S01°35'00"W  100.00 FEET ALONG THE WEST LINE OF SAID LOT 9; THENCE EAST
620.00 FEET TO THE EAST LINE OF LOT 9; THENCE N01°35'00"E 100.00 FEET ALONG THE EAST
LINE OF LOT 9 TO THE POINT OF BEGINNING. CONTAINING 1.423 ACRES OF LAND.

SUBJECT TO ANY EASEMENTS AND OR RIGHTS OF WAY RECORDED OR OTHER WISE.

WINTER DRIVE

ZONING MAP (R-1C)

NOT TO SCALE

SOILS MAP

NOT TO SCALE

ON-SITE SOIL TYPE:

33 - Lenawee Silty Clay loam

ShbuaB - Shebeon-Urban Land Complex

500 W. BIG BEAVER RD. TROY, MI 48084

PHONE: (248) 524-3364
CITY OF TROY PLANNING DEPARTMENT

2-13-2020

N & F JOB # L556

LOCATION MAP

NF

N

Know what's below
Call before you dig.

R

SURVEYOR/CIVIL ENGINEER
NOWAK & FRAUS ENGINEERS
43279 SCHOENHERR RD. OFC 1,
STERLING HTS., MI 48313
Tel. (586) 739-0939
Fax. (586) 739-6994
WWW.NOWAKFRAUS.COM

DESCRIPTION OF PROPERTY

civil Engineers

Land Surveyors

Land Planners

NOWAK & FRAUS ENGINEERS

43279 schoenherr rd. ofc 1,

STERLING HTS., MI 48313

Tel. (586) 739-0939

Fax.  (586) 739-6994

WWW.NOWAKFRAUS.COM

19 96 - 9120

NF
ENGINEERS

BISMACK DESIGNS
2742 POWDERHORN RIDGE
ROCHESTER HILLS, MI 48309
Tel. (248) 705-6988

OWNER / DEVELOPER

NTS

City of Troy,
Oakland County, Michigan

 Prepared For
BISMACK DESIGNS

TIMBERCREST DRIVE EXTENSION

PART OF THE NORTHEAST 1/4, OF SECTION 24, TOWN 2 NORTH, RANGE 11

EAST, CITY OF TROY, OAKLAND COUNTY, MICHIGAN

Site

Project Name
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UNIT 5

#2560 LYNWOOD DR

88-20-24-204-005

UNIT 6

#3605 TIMBERCREST DR
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UNIT 3

#2588 LYNWOOD DR

88-20-24-204-003

UNIT 2

#2602 LYNWOOD DR

88-20-24-204-002

UNIT 1

#2616 LYNWOOD DR

88-20-24-204-001

DESCRIPTION OF PROPERTY
PART OF LOT 9 OF "EYSTER'S DEQUINDRE FARMS SUBDIVISION NO. 5", BEING A PART OF THE NORTHEAST 1/4 OF
SECTION 24, TOWN 2 NORTH, RANGE 11 EAST, CITY OF TROY, OAKLAND COUNTY, MICHIGAN. AS RECORDED IN
LIBER 55 OF PLATS ON PAGE 58, OAKLAND COUNTY RECORDS. AND BEING MORE PARTICULARLY DESCRIBED AS
FOLLOWS: BEGINNING AT THE SOUTHEAST CORNER OF UNIT 1 OF "TIMBERCREST PRESERVES", OAKLAND
COUNTY SUBDIVISION PLAN NO. 2039, AS RECORDED IN LIBER 45439 ON PAGE 691 OAKLAND COUNTY RECORDS;
THENCE WEST 620.00 FEET ALONG THE SOUTH LINE OF SAID "TIMBERCREST PRESERVES" TO THE SOUTHWEST
CORNER OF UNIT 6 OF SAID "TIMBERCREST PRESERVES" THENCE S01°35'00"W  100.00 FEET ALONG THE WEST LINE
OF SAID LOT 9; THENCE EAST 620.00 FEET TO THE EAST LINE OF LOT 9; THENCE N01°35'00"E 100.00 FEET ALONG
THE EAST LINE OF LOT 9 TO THE POINT OF BEGINNING. CONTAINING 1.423 ACRES OF LAND.

SUBJECT TO ANY EASEMENTS AND OR RIGHTS OF WAY RECORDED OR OTHER WISE.
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WATER METER

TAPPING SLEEVE

LIGHT POLE
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EX. END SECTION

EX. HYDRANT

W/VALVE IN WELL

CITY OF TROY STANDARD NOTES:

-NOTIFY THE CITY OF TROY ENGINEERING DEPARTMENT AND SEWER

AND WATER DEPARTMENT  A MINIMUM OF 48 HOURS PRIOR TO THE

START OF CONSTRUCTION.

-ALL CONSTRUCTION MUST BE CONFORMING TO THE CURRENT

STANDARDS AND SPECIFICATIONS ADOPTED BY CITY OF TROY.

-CALL MISS DIG (1-800-482-7171) A MINIMUM OF 72 HOURS PRIOR TO THE

START OF CONSTRUCTION.

-ALL SOIL EROSION AND SILT MUST BE CONTROLLED AND CONTAINED

ON SITE.

-ALL EXCAVATION UNDER OR WITHIN 3 FT. OF PUBLIC PAVEMENT,

EXISTING OR PROPOSED SHALL BE BACKFILLED AND COMPACTED WITH

SAND (CLASS II MDOT MINIMUM).

-THE CONTRACTOR IS RESPONSIBLE FOR ALL DAMAGE TO EXISTING

UTILITIES.

-THE CONTRACTOR IS RESPONSIBLE FOR OBTAINING ALL CITY OF TROY

PERMITS INCLUDING -A PERMIT TO OCCUPY PUBLIC UTILITY

EASEMENTS OR PUBLIC RIGHTS-OF-WAY.

-TRENCH BACKFILL IN COUNTY R.O.W. SHALL CONFORM TO R.C.O.C.

REQUIREMENTS AND BE SUBJECT TO THE APPROVAL OF THE R.C.O.C.

ENGINEER.
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DESCRIPTION OF PROPERTY
PART OF LOT 9 OF "EYSTER'S DEQUINDRE FARMS SUBDIVISION NO. 5", BEING A PART OF THE NORTHEAST 1/4 OF
SECTION 24, TOWN 2 NORTH, RANGE 11 EAST, CITY OF TROY, OAKLAND COUNTY, MICHIGAN. AS RECORDED IN
LIBER 55 OF PLATS ON PAGE 58, OAKLAND COUNTY RECORDS. AND BEING MORE PARTICULARLY DESCRIBED AS
FOLLOWS: BEGINNING AT THE SOUTHEAST CORNER OF UNIT 1 OF "TIMBERCREST PRESERVES", OAKLAND
COUNTY SUBDIVISION PLAN NO. 2039, AS RECORDED IN LIBER 45439 ON PAGE 691 OAKLAND COUNTY RECORDS;
THENCE WEST 620.00 FEET ALONG THE SOUTH LINE OF SAID "TIMBERCREST PRESERVES" TO THE SOUTHWEST
CORNER OF UNIT 6 OF SAID "TIMBERCREST PRESERVES" THENCE S01°35'00"W  100.00 FEET ALONG THE WEST LINE
OF SAID LOT 9; THENCE EAST 620.00 FEET TO THE EAST LINE OF LOT 9; THENCE N01°35'00"E 100.00 FEET ALONG
THE EAST LINE OF LOT 9 TO THE POINT OF BEGINNING. CONTAINING 1.423 ACRES OF LAND.

SUBJECT TO ANY EASEMENTS AND OR RIGHTS OF WAY RECORDED OR OTHER WISE.
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CITY OF TROY STANDARD NOTES:

-NOTIFY THE CITY OF TROY ENGINEERING DEPARTMENT AND SEWER

AND WATER DEPARTMENT  A MINIMUM OF 48 HOURS PRIOR TO THE

START OF CONSTRUCTION.

-ALL CONSTRUCTION MUST BE CONFORMING TO THE CURRENT

STANDARDS AND SPECIFICATIONS ADOPTED BY CITY OF TROY.

-CALL MISS DIG (1-800-482-7171) A MINIMUM OF 72 HOURS PRIOR TO THE

START OF CONSTRUCTION.

-ALL SOIL EROSION AND SILT MUST BE CONTROLLED AND CONTAINED

ON SITE.

-ALL EXCAVATION UNDER OR WITHIN 3 FT. OF PUBLIC PAVEMENT,

EXISTING OR PROPOSED SHALL BE BACKFILLED AND COMPACTED WITH

SAND (CLASS II MDOT MINIMUM).

-THE CONTRACTOR IS RESPONSIBLE FOR ALL DAMAGE TO EXISTING

UTILITIES.

-THE CONTRACTOR IS RESPONSIBLE FOR OBTAINING ALL CITY OF TROY

PERMITS INCLUDING -A PERMIT TO OCCUPY PUBLIC UTILITY

EASEMENTS OR PUBLIC RIGHTS-OF-WAY.

-TRENCH BACKFILL IN COUNTY R.O.W. SHALL CONFORM TO R.C.O.C.

REQUIREMENTS AND BE SUBJECT TO THE APPROVAL OF THE R.C.O.C.

ENGINEER.
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DESCRIPTION OF PROPERTY
PART OF LOT 9 OF "EYSTER'S DEQUINDRE FARMS SUBDIVISION NO. 5", BEING A PART OF THE NORTHEAST 1/4 OF
SECTION 24, TOWN 2 NORTH, RANGE 11 EAST, CITY OF TROY, OAKLAND COUNTY, MICHIGAN. AS RECORDED IN
LIBER 55 OF PLATS ON PAGE 58, OAKLAND COUNTY RECORDS. AND BEING MORE PARTICULARLY DESCRIBED AS
FOLLOWS: BEGINNING AT THE SOUTHEAST CORNER OF UNIT 1 OF "TIMBERCREST PRESERVES", OAKLAND
COUNTY SUBDIVISION PLAN NO. 2039, AS RECORDED IN LIBER 45439 ON PAGE 691 OAKLAND COUNTY RECORDS;
THENCE WEST 620.00 FEET ALONG THE SOUTH LINE OF SAID "TIMBERCREST PRESERVES" TO THE SOUTHWEST
CORNER OF UNIT 6 OF SAID "TIMBERCREST PRESERVES" THENCE S01°35'00"W  100.00 FEET ALONG THE WEST LINE
OF SAID LOT 9; THENCE EAST 620.00 FEET TO THE EAST LINE OF LOT 9; THENCE N01°35'00"E 100.00 FEET ALONG
THE EAST LINE OF LOT 9 TO THE POINT OF BEGINNING. CONTAINING 1.423 ACRES OF LAND.

SUBJECT TO ANY EASEMENTS AND OR RIGHTS OF WAY RECORDED OR OTHER WISE.
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BM#1784
MAG NAIL E-FACE PP W-SIDE FERNLEIGH, S. OF HS#3565
ELEV: 641.05

Preliminary Grading Plan
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Tree Preservation Plan

SCALE:

Part of the NE 1 4
of Section 24,
T.2N., R.11E.
City of Troy,
Oakland County, Michigan

Know what's below
Call before you dig.
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GENERAL TREE PROTECTION NOTES
1.  APPROVED TREE PROTECTION SHALL BE ERECTED PRIOR TO THE START
   OF CONSTRUCTION ACTIVITIES, AND SHALL REMAIN IN PLACE UNTIL THE
   IN PLACE UNTIL CONSTRUCTION IS COMPLETE.
2. ALL UNDERSTORY VEGETATION WITHIN THE LIMITS OF PROTECTIVE FENCING
   SHALL BE PRESERVED.
3. NO PERSON MAY CONDUCT ANY ACTIVITY WITHIN THE DRIP LINE OF ANY
   TREE DESIGNATED TO REMAIN, INCLUDING BUT NOT LIMITED TO, PLACING
   SOLVENTS, BUILDING MATERIALS, CONSTRUCTION EQUIPMENT, OR SOIL DEPOSITS
   WITHIN THE DRIP LINE.
4. WHERE GROUPINGS OF TREES ARE TO REMAIN, TREE FENCING SHALL BE
   PLACED AT THE LIMITS OF GRADING LINE.
5. DURING CONSTRUCTION, NO PERSON SHALL ATTACH ANY DEVICE OR WIRE
   TO ANY TREE, SCHEDULED TO REMAIN.
6. ALL UTILITY SERVICE REQUESTS MUST INCLUDE NOTIFICATION TO THE
   INSTALLER THAT PROTECTED TREES MUST BE AVOIDED. ALL TRENCHING SHALL
   OCCUR OUTSIDE OF THE PROTECTIVE FENCING.
7. SWALES SHALL BE ROUTED TO AVOID THE AREA WITHIN THE DRIP LINES OF
   PROTECTED TREES.
8. TREES LOCATED ON ADJACENT PROPERTIES THAT MAY BE AFFECTED BY CONSTRUCTION
   ACTIVITIES MUST BE PROTECTED.
9. ROOT ZONES OF PROTECTED TREES SHOULD BE SURROUNDED WITH RIGIDLY
   STAKED FENCING.
10. THE PARKING OF IDLE AND RUNNING EQUIPMENT SHALL BE PROHIBITED UNDER THE
    DRIP LINE OF PROTECTED TREES.
11.  THE STRIPPING OF TOPSOIL FROM AROUND PROTECTED TREES SHALL BE PROHIBITED.
12. ALL TREES TO BE REMOVED SHALL BE CUT AWAY FROM TREES TO REAMIN.
13. THE GRUBBING OF UNDERSTORY VEGETATION WITHIN CONSTRUCTION AREAS SHOULD
    BE CLEARED BY CUTTING VEGETATION AT THE GROUND WITH A CHAIN SAW OR
    MINIMALLY WITH A HYDRO-AXE.
14. THE CONTRACTOR IS RESPONSIBLE FOR THE REPLACEMENT PER ORDINANCE
    GUIDELINES, FOR THE DAMAGE OR REMOVAL OF ANY TREE DESIGNATED TO REMAIN.
15. TREES TO BE REMOVED SHALL BE FIELD VERIFIED, EVALUATED AND FLAGGED FOR
    REMOVAL, BY THE LANDSCAPE ARCHITECT OR FORESTER, ONLY AS DIRECTED
    BY THE OWNER OR OWNERS REPRESENTATIVE.

5/8" X 6'8" RE-ROD, OR
EQUAL, SUPPORT POSTS
EVERY 10' O.C.
INSTALL POSTS A MIN. 24"
INTO GROUND, TYPICAL

4' HIGH FENCING, AS SPECIFIED,
TO BE PLACED AT DRIP LINE OR
LIMITS OF GRADING, AS INDICATED
ON PLAN, TYPICAL

NOTE:
PROTECTION FENCING TO BE
MAINTAINED THROUGHOUT THE
CONSTRUCTION PERIOD

NTS
TREE PROTECTION DETAIL-PLAN

TREE DRIPLINE

4' HIGH PROTECTIVE
FENCE, AS SPECIFIED
PLACED AT TREE DRIPLINE

TREE PROTECTION DETAIL-SECTION
NTS

LEGEND:

TREES TO BE REMOVED

TREES TO REMAIN

TREE PROTECTION FENCING

950

912

TREE PROTECTION FENCING TO BE
PLACED MIN 1' OUTSIDE THE LIMITS
OF GRADING LINE OR TREE DRIPLINE,
SHOWN PER PLAN AND COORDINATED
W/ PROPOSED GRADING ACCORDING
TO CIVIL DWGS

TREE PRESERVATION SUMMARY:
TOTAL NUMBER OF TREES SURVEYED:                            24
TOTAL NUMBER OF DEAD TREES:  0
NET TREES ON-SITE: 24
TOTAL LANDMARK TREES TO BE REMOVED:      2 (49")
TOTAL NUMBER OF TREES TO REMAIN:                           13
TOTAL NUMBER OF UNREGULATED TREES TO BE REMOVED:           9
TOTAL LANDMARK REPLACEMENT REQUIRED: 49"
TOTAL LANDMARK REPLACEMENT PROVIDED:
 16-6' HT EVERGREEN TREES X 2.5" = 40"
 4-6' HT CLUMP DECIDUOUS TREES X 2.5" = 10"
TOTAL REPLACEMENT INCHES:    50 INCHES

TREE PROTECTION FENCING TO BE
PLACED MIN 1' OUTSIDE THE LIMITS
OF GRADING LINE OR TREE DRIPLINE,
SHOWN PER PLAN AND COORDINATED
W/ PROPOSED GRADING ACCORDING
TO CIVIL DWGS

EXISTING TREES TO BE
REMAIN, TYPICAL

EXISTING TREES TO BE
REMOVED, TYPICAL

TREE INVENTORY:

Bismack Designs
2742 Powderhorn Ridge
Rochester Hills, MI 48309
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#3565 FERNLEIGH DRIVE
88-20-24-201-017
PART OF LOT 9
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TIMBERCREST PRESERVES
OCCSP NO. 2039
L. 45439, P. 691, O.C.R.

EX
. 3

0'
 W

ID
E 

EA
SE

M
EN

T 
FO

R 
TH

E
HE

N
RY

-G
RA

HA
M

 C
O

UN
TY

 D
RA

IN

S
0°
00

'0
0"
E

99
.9

6'

639.50

639.86

EX. CONC. DRIVE EX. GRAVEL
APPROACH

EX
. O

.H
. W

IR
ES

EX. C.B.
RIM 639.48
INV N 637.08
INV S 637.01

EX. C.B.
RIM 638.76
INV N 636.96
INV S 636.91

EX. C.B.
RIM 639.00

INV N 636.65
INV S 636.65

#3585

BENCHMARK
TOP HYD 641.55

EX. C.B.
RIM 638.52
INV N 636.16
INV S 636.02

HOUSE643.58

EX. SAN. M.H.
RIM 640.04
INV (UNABLE TO OPEN)

EX. PATIO

EX. O.H. WIRES

EX. O.H. WIRES

EX
. G

RA
V

EL
RO

A
D

EX
. G

RA
V

EL
RO

A
D

EX
. G

RA
V

EL
RO

A
D

EX
. C

O
N

C
. W

A
LK

EX
. 8

" S
TO

RM
EX

. 8
" S

TO
RM

EX
. 8

" S
TO

RM

EX
. 8

" S
TO

RM
EX

. 8
" S

TO
RM

EX
. 8

" S
TO

RM

TT2
073642.37

TT2
074641.96

TT2
075641.52

S
1°
35

'0
0"
W

10
0.

00
'

UNIT 1
#2616 LYNWOOD DR

88-20-24-204-001

FE
RN

LE
IG

H 
D

RI
V

E
(6

0'
 W

ID
E)

 P
UB

LI
C

Landscape Plan

SCALE:

Know what's below
Call before you dig.
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TYPICAL SOD LAWN AREAS, SOWN ON 3" TOPSOIL

RESTORE EXISTING LAWN AREAS W/ HYDROSEED AND MULCH

3-4' DIA SPADE CUT EDGE W/ 3" SHREDDED BARK MULCH

GROUNDCOVER KEY

4

5

3" DEPTH DOUBLE SHREDDED HARDWOOD BARK MULCH

3/4" - 1 1/2" STONE MULCH, 3-4" DEPTH ON WEED BARRIER

1

NOTES:

TREE SHALL BEAR SAME
RELATION TO FINISH GRADE
AS IT BORE ORIGINALLY.

PRUNE ONLY DEAD OR BROKEN
BRANCHES.

REMOVE ALL TAGS, STRING,
PLASTIC AND OTHER MATERIALS

MULCH 3" DEPTH WITH SHREDDED
HARDWOOD BARK. MULCH SHALL BE
NATURAL IN COLOR. LEAVE 3" CLEAR
AROUND BASE OF TREE.

USE 3 HARDWOOD STAKES
PER TREE (2"X2"X8' HT).
DRIVE STAKES INTO UNDISTURBED
SOIL 6-8" OUTSIDE ROOTBALL
TO A DEPTH OF 18" BELOW
TREE PIT. REMOVE AFTER ONE
(1) YEAR. WIRE OR ROPE THROUGH
A HOSE SHALL NOT BE ALLOWED.

STAKE TREES JUST BELOW
FIRST BRANCHES USING 2-3"
WIDE BELT-LIKE NYLON OR
PLASTIC STRAPS. CONNECT
FROM TREE TO STAKE OPPOSITE.
ALLOW FOR SOME FLEXING.
REMOVE AFTER ONE (1) YEAR.

REMOVE ALL NON-BIODEGRADABLE
MATERIALS FROM THE ROOTBALL.
CUT DOWN WIRE BASKET AND FOLD
DOWN ALL BURLAP FROM 1/3 OF
ROOTBALL

NTS

MULTI-STEM TREE PLANTING DETAIL

MOUND TO FORM 3" EARTH SAUCER

PLANTING MIX AS SPECIFIED

UNDISTURBED SOIL

12" MIN.

SCARIFY PLANT PIT TO 4"
DEPTH & RECOMPACT

GENERAL LANDSCAPE NOTES
1.  LANDSCAPE CONTRACTOR SHALL VISIT SITE, INSPECT EXISTING CONDITIONS
  AND REVIEW PROPOSED PLANTING AND RELATED WORK. IN CASE OF
   DISCREPANCY BETWEEN PLAN AND PLANT LIST, THE PLAN SHALL
   GOVERN QUANTITIES. CONTACT THE LANDSCAPE ARCHITECT WITH ANY
   CONCERNS.
2. THE CONTRACTOR SHALL VERIFY LOCATIONS OF ALL ON-SITE UTILITIES
   PRIOR TO BEGINNING CONSTRUCTION ON HIS/HER PHASE OF WORK. ANY
   DAMAGE OR INTERUPTION OF SERVICES SHALL BE THE RESPONSIBILITY
   OF THE CONTRACTOR.
3. THE CONTRACTOR SHALL COORDINATE ALL RELATED ACTIVITIES WITH
   OTHER TRADES, AND SHALL REPORT ANY UNACCEPTACBLE SITE CONDITIONS
   TO THE OWNER'S REPRESENTATIVE PRIOR TO COMMENCEMENT.
4. PLANTS SHALL BE FULL, WELL-BRANCHED, AND IN HEALTHY VIGOROUS
   GROWING CONDITION.
5. PLANTS SHALL BE WATERED BEFORE AND AFTER PLANTING IS COMPLETE.
6. ALL TREES MUST BE STAKED, FERTILIZED AND MULCHED AND SHALL BE
   GUARANTEED TO EXHIBIT A NORMAL GROWTH CYCLE FOR AT LEAST ONE (1)
   YEAR FOLLOWING PLANTING.
7. ALL MATERIAL SHALL CONFORM TO THE GUIDELINES ESTABLISHED IN THE MOST
   RECENT EDITION OF THE "AMERICAN STANDARDS FOR NURSERY STOCK".
8. CONTRACTOR WILL SUPPLY FINISHED GRADE AND EXCAVATE AS NECESSARY TO
  SUPPLY PLANT MIX DEPTH IN ALL PLANTING BEDS AS INDICATED IN PLANT DETAILS
   AND A DEPTH OF 4" IN ALL LAWN AREAS.
9. PROVIDE CLEAN BACKFILL SOIL, USING MATERIAL STOCKPILED ON-SITE. SOIL
   SHALL BE SCREENED AND FREE OF DEBRIS, FOREIGN MATERIAL, AND STONE.
10. SLOW-RELEASE FERTILIZER SHALL BE ADDED TO THE PLANT PITS BEFORE
   BEING BACKFILLED. APPLICATION SHALL BE AT THE MANUFACTURERS RECOMMENDED
   RATES.
11. AMENDED PLANT MIX (PREPARED TOPSOIL) SHALL CONSIST OF 1/3 SCREENED TOPSOIL,
    1/3 SAND, AND 1/3 "DAIRY DOO" COMPOST, MIXED WELL AND SPREAD TO A DEPTH AS
    INDICATED IN PLANTING DETAILS.
12. ALL PLANTINGS SHALL BE MULCHED WITH SHREDDED HARDWOOD BARK, SPREAD TO
   A DEPTH OF 3" FOR TREES AND SHRUBS, AND 2" ON ANNUALS, PERENNIALS, AND
   GROUNDCOVER PLANTINGS. MULCH SHALL BE FREE FROM DEBRIS AND FOREIGN
   MATERIAL, AND PIECES ON INCONSISTENT SIZE.
13. NO SUBSTITUTIONS OR CHANGES OF LOCATION, OR PLANT TYPE SHALL BE MADE
   WITHOUT THE APPROVAL OF THE LANDSCAPE ARCHITECT OR OWNERS REPRESENTATIVE.
14. THE LANDSCAPE ARCHITECT SHALL BE NOTIFIED OF ANY DISCREPANCIES BETWEEN
   THE PLANS AND FIELD CONDITIONS PRIOR TO INSTALLATION.
15. THE LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR MAINTAINING ALL PLANT
   MATERIAL IN A VERTICAL CONDITION THROUGHOUT THE GUARANTEED PERIOD.
16. THE LANDSCAPE ARCHITECT OR OWNERS REPRESENTATIVE SHALL HAVE THE RIGHT
   TO REJECT ANY WORK OR MATERIAL THAT DOES NOT MEET THE REQUIREMENTS OF
   THE PLANS AND/OR SPECIFICATIONS.
17. THE LANDSCAPE CONTRACTOR SHALL SEED AND MULCH OR SOD (AS INDICATED ON
   PLANS) ALL AREAS DESIGNATED AS SUCH ON THE PLANS, THROUGHOUT THE CONTRACT
   LIMITS. FURTHER, THE CONTRACTOR SHALL BE RESPONSIBLE FOR RESTORING AREAS
   DISTURBED DURING CONSTRUCTION, NOT IN THE CONTRACT LIMITS, TO EQUAL OR
   GREATER CONDITION.
18. ALL LANDSCAPE AREAS SHALL HAVE PROPER DRAINAGE THAT PREVENTS EXCESSIVE
    WATER FROM PONDING ON LAWN AREAS OR AROUND TREES AND SHRUBS.
19. ALL LANDSCAPE AREAS SHALL BE IRRIGATED WITH AN AUTOMATIC UNDERGROUND
   SYSTEM.

GENERAL SEED NOTE:
ALL LAWN AREAS DESIGNATED TO BE SEEDED, SHALL BE HYDRO-SEEDED
WITH SPECIFIED BLENDS, AND STABILIZED WITH WOOD CELLULOSE FIBER MULCH
(2,000 LBS PER ACRE) . IN AREAS SUBJECT  TO EROSION, SEEDED LAWN SHALL
BE FURTHER STABILIZED WHERE NECESSARY WITH BIODEGRADABLE EROSION
BLANKET AND STAKED UNTIL ESTABLISHED. ALL SEED SHALL BE APPLIED OVER A
MINIMUM 3" PREPARED TOPSOIL, AND SHALL BE KEPT MOIST AND WATERED DAILY
UNTIL ESTABLISHED.
SEEDING INSTALLATION SHALL OCCUR ONLY:
SPRING: APRIL1 TO JUNE1
FALL: AUGUST 15 TO OCTOBER 15

TYPICAL SEEDED LAWN MIX:
ALL LAWN AREAS DESIGNATED TO BE SEEDED, SHALL BE HYDROSEEDED
WITH TYPICAL DROUGHT TOLERANT, DURABLE BLENDED  SEED MIX, AT
A RATE OF 220 LBS PER ACRE
MIX IS COMPRISED OF

30% NITE HAWK PERENNIAL RYE
30% KENTUCKY BLUEGRASS
20% CREEPING RED FESCUE
10% MERIT KENTUCKY BLUEGRASS
10% NEWPORT KENTUCKY BLUEGRASS

NOTES:
TREE SHALL BEAR SAME
RELATION TO FINISH GRADE
AS IT BORE ORIGINALLY OR SLIGHTLY
HIGHER THAN FINISH GRADE UP TO
6" ABOVE GRADE, IF DIRECTED BY
LANDSCAPE ARCHITECT FOR HEAVY
CLAY SOILS

DO NOT PRUNE TERMINAL LEADER.
PRUNE ONLY DEAD OR BROKEN
BRANCHES.

REMOVE ALL TAGS, STRING,
PLASTIC AND OTHER MATERIALS

MULCH 3" DEPTH WITH SHREDDED
HARDWOOD BARK. MULCH SHALL BE
NATURAL IN COLOR. LEAVE 3" CLEAR
AROUND BASE OF TREE.

USE 3 HARDWOOD STAKES
PER TREE, 36" ABOVE GROUND
FOR UPRIGHT, 18" IF ANGLED.
DRIVE STAKES INTO UNDISTURBED
SOIL 6-8" OUTSIDE ROOTBALL
TO A DEPTH OF 18" BELOW
TREE PIT. REMOVE AFTER ONE
(1) YEAR. WIRE OR ROPE THROUGH
A HOSE SHALL NOT BE ALLOWED.

STAKE TREES JUST BELOW
FIRST BRANCH USING 2-3"
WIDE BELT-LIKE NYLON OR
PLASTIC STRAPS. CONNECT
FROM TREE TO STAKE OPPOSITE.
ALLOW FOR SOME FLEXING.
REMOVE AFTER ONE (1) YEAR.

REMOVE ALL NON-BIODEGRADABLE
MATERIALS FROM THE ROOTBALL.
CUT DOWN WIRE BASKET AND FOLD
DOWN ALL BURLAP FROM 1/2 OF
ROOTBALL

NTS

DECIDUOUS TREE PLANTING DETAIL

MOUND TO FORM 3" EARTH SAUCER

NOTE:
GUY DECIDUOUS TREES ABOVE
3" CALIPER, STAKE TREES BELOW
3" CALIPER

TREE PIT = 3X
ROOTBALL WIDTH

PLANTING MIX TO BE AMENDED PER
SITE CONDITIONS AND REQUIREMENTS
OF THE PLANT MATERIAL

SCARIFY SUBGRADE AND PLANTING
PIT SIDES. RECOMPACT PIT BASE TO
4" DEPTH

EVERGREEN TREE PLANTING DETAIL
NTS

NOTES:
TREE SHALL BEAR SAME
RELATION TO FINISH GRADE
AS IT BORE ORIGINALLY OR SLIGHTLY
HIGHER THAN FINISH GRADE UP TO
6" ABOVE GRADE, IF DIRECTED BY
LANDSCAPE ARCHITECT FOR HEAVY
CLAY SOILS

DO NOT PRUNE TERMINAL LEADER.
PRUNE ONLY DEAD OR BROKEN
BRANCHES.

REMOVE ALL TAGS, STRING,
PLASTIC AND OTHER MATERIALS

MULCH 3" DEPTH WITH SHREDDED
HARDWOOD BARK. MULCH SHALL BE
NATURAL IN COLOR. LEAVE 3" CLEAR
AROUND BASE OF TREE.

USE 3 HARDWOOD STAKES
PER TREE, 36" ABOVE GROUND
FOR UPRIGHT, 18" IF ANGLED.
DRIVE STAKES INTO UNDISTURBED
SOIL 6-8" OUTSIDE ROOTBALL
TO A DEPTH OF 18" BELOW
TREE PIT. REMOVE AFTER ONE
(1) YEAR. WIRE OR ROPE THROUGH
A HOSE SHALL NOT BE ALLOWED.

STAKE TREES APPROXIMATELY
MID-TRUNK USING 2-3" WIDE
BELT-LIKE NYLON OR PLASTIC
STRAPS. CONNECT FROM TREE
TO STAKE OPPOSITE. ALLOW FOR
SOME FLEXING. REMOVE AFTER
ONE (1) YEAR.

REMOVE ALL NON-BIODEGRADABLE
MATERIALS FROM THE ROOTBALL.
CUT DOWN WIRE BASKET AND FOLD
DOWN ALL BURLAP FROM 1/2 OF
ROOTBALL

MOUND TO FORM 3" EARTH SAUCER

NOTE:
GUY EVERGREEN TREES ABOVE
12' IN HEIGHT, STAKE TREES BELOW
12' IN HEIGHT

TREE PIT = 3X
ROOTBALL WIDTH

PLANTING MIX TO BE AMENDED PER
SITE CONDITIONS AND REQUIREMENTS
OF THE PLANT MATERIAL
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DATE: April 20, 2020 
 
TO: Planning Commission 
 
FROM: R. Brent Savidant, Community Development Director 
 
SUBJECT: PRELIMINARY SITE PLAN REVIEW (File Number SP JPLN2020-0004) – Proposed 

Square Lake Court Phase II, South of Square Lake, West of Dequindre (88-20-12-
200-027) zoned NN (Neighborhood Node “N”) district. 

 
The applicant Eureka Building Company submitted the above referenced site plan for a 48-unit 
multi-family housing development on a 3.01 acre parcel. This represents Phase II of this 
development; on January 14, 2020 the applicant received Preliminary Site Plan Approval for the 
14-unit Square Lake Court residential project on the abutting 0.87 acre parcel to the north.  
 
The property is currently zoned NN (Neighborhood Node “N”) District. The Planning Commission 
is responsible for granting 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. 
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PROPOSED RESOLUTION 
 
 
PRELIMINARY SITE PLAN REVIEW (File Number SP JPLN2020-0004) – Proposed Square 
Lake Court Phase II, South of Square Lake, West of Dequindre (88-20-12-200-027) zoned NN 
(Neighborhood Node “N”) district. 
 
Resolution # PC-2020-04- 
Moved by: 
Seconded by: 
 
RESOLVED, That Preliminary Site Plan Approval, pursuant to Article 8 of the Zoning 
Ordinance, as requested for the proposed Square Lake Court Townhomes, 48 units, located 
South of Square Lake, West of Dequindre (PIN 88-20-12-200-025), Section 12, Zoned NN 
(Neighborhood Node “N”), be granted, subject to applicant the following: 
 ) or 
 

1. Remove the two (2) spaces that are termination of the access drive off Dequindre. 
2. Provide necessary easement to Dequindre.   
3. Increase all sidewalks to five (5) feet in width. 
4. Provide continuous sidewalk around the perimeter of the site (connect the walk between 

Buildings H and J, Buildings K and L, and add a walk along easterly edge of site. 
5. Add direction connection between Buildings J and K, G and F, D, and E, and A and B to 

Square Lake. 
6. Break up the two (2) long rows of parking with landscape peninsula and tree.   
7. Make any additional architecture changes based on Planning Commission input.  

 
(denied, for the following reasons:  ) or 
 
(postponed, for the following reasons:  ) 
 
 
Yes: 
No: 
 
MOTION CARRIED/FAILED 
 
G:\SITE PLANS\SP JPLN2020-0004 SQUARE LAKE COURT PHASE II\Proposed PC Resolution 04 28 2020.doc 



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

data are hereby notified that the source information represented should be consulted for verification.
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Richard K. Carlisle, President    Douglas J. Lewan, Executive Vice President    John L. Enos, Principal 
   David Scurto, Principal   Benjamin R. Carlisle, Principal   Sally M. Elmiger, Principal    Craig Strong, Principal    R. Donald Wortman, Principal   

Laura K. Kreps, Associate     Paul Montagno, Associate  

Date:  April 6, 2020 
  

Preliminary Site Plan Review 
For 

City of Troy, Michigan 
 
 

 
Applicant: Eureka Builders  
 
Project Name: Square Lake Court  
 
Plan Date: February 6, 2020 
 
Location: South side of E. Square Lake, west of Dequindre     
 
Zoning: NN, Neighborhood Node  
 
Action Requested: Preliminary Site Plan Approval 
 
SITE DESCRIPTION 

 
The subject site is located on the south side of E. Square Lake, west of Dequindre.  The 3.0-acre site is 
Phase 2 of the recently approved Square Lake Court development.  Phase 1 was approved on January 14 
and included 14 units on 0.87 acres.  The Planning Commission approval for Phase 1 included cross-access 
and guest parking.  Phase 2 is immediately south of Phase 1 and incorporates those conditions of Phase 
2.   
 
Phase 2 includes a total of 48 units in 4 and 6-unit buildings, with the same architecture as approved as 
part of Phase 1.    If approved, it is assumed that Phase 1 and Phase 2 will be combined into one project.  
Combining into one project will eliminate the need for cross-access easements and two separate 
homeowners’ associations.   Applicant should confirm if Phase 1 and Phase 2 will be combined into one 
project.   
 
The property is zoned NN, Neighborhood Node residential and the proposed site condominium use is 
permitted by-right.  The site will be accessed by one point on E. Square Lake, through Phase 1, and one 
point on Dequnidre, through the existing shopping center.     All forty-eight (48) units are served with 
parking in rear-accessed garages.   
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Size of Subject Property: 
The parcel is 3.0 acres 
 
Proposed Uses of Subject Parcel: 
Forty-eight (48) attached townhomes 
 
Current Use of Subject Property: 
The subject property is currently unimproved and vacant. 
 
Current Zoning: 
The property is currently zoned NN, Neighborhood Node District 

 
   

Phase 1: 14 Units  
 
Phase 2: 48 Units  
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Surrounding Property Details: 

 
Direction Zoning Use 

North NN, Neighborhood Vacant 
South R1-C, Single-Family Church 
East NN, Neighborhood Node Neighborhood Commercial 
West R1-C, Single Family Single Family Residential 

 
NATURAL FEATURES 

 
Topography: A topographic survey has been provided on sheet C-1.0 and shows that the site 

has a generally flat landscape. 
 
Wetlands:       There are no wetlands on site.  
 
Floodplain: There are no floodplains onsite.  
 
Woodlands: The applicant has identified a total of 20 woodland trees on the site, all of which 

will be removed.   
 

Replacement Details 
Protected Tree Inches Removed Replacement Required 
Landmark 0 inches 0 inches 
Woodland 203 inches 102 inches 
 
Preservation/Mitigation  Inches Preserved Credit 
Landmark 0 inches 0 inches 
Woodland 0 inches 0 inches 
  
Protected Replacement Required 102 Inches 
Preservation Credit 0 Inches 
Total 102 inches  
  
Total Tree Mitigation  102 inches = Forty-one 2.5 inch trees or thirty-

four 3 inch trees.      
 
Items to be addressed:  None. 
 
BUILDING ARRANGEMENT 

 
The site configuration consists of forty-eight (48) townhomes in eleven (11) building clusters.  Building 
clusters include four (4) and six (6) units.  All townhomes are served with garages.  We find the proposed 
configuration suitable for the type and size of the development proposed. 
 
 Items to be addressed:  None. 
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AREA, WIDTH, HEIGHT, SETBACKS 

 
Table 5.03.B.3, Building Form C of Section 5.03, Standards Applicable to All Districts of the Zoning 
Ordinance establishes the dimensional requirements for the NN, Neighborhood Node District.  The 
requirements and proposed dimensions are shown in the following table. 
 

 
Items to be addressed:  None.   
 
PARKING 

 
Section 13.06.G of the Zoning Ordinance requires: 
 

 Required Provided 
Residential:  2 spaces per unit 48 Units = 96 spaces 96 garage spaces + 24 guest spaces = 120 

spaces 
   
Barrier Free 0 0 
Bicycle Parking 0 0 
Loading 0 0 
Total 96 spaces 96 spaces within garages and 24 guest spaces 

  
For Phase 2 the applicant is providing 2-car garages for a total of 96.  In addition, the applicant is providing 
24 guest spaces.    Traffic Engineering has requested the applicant remove the two (2) spaces that are 
termination of the access drive off Dequindre.    It is not desirable to have vehicles maneuvering into/out 
of parking spaces in this area.  
 
For Phase 1 and Phase 2 there are a total of 38 guest spaces for the combined 54 units of Phase 1 and 2.  
Even with the loss of two (2) spaces, guest parking is sufficient.   

 Required Provided Compliance 

Side (east) 
N/A, building may be 
placed up to property 

line 
16 feet Complies 

Rear (west) 30-foot minimum 
setback   35 feet Complies 

Rear (south) 30-foot minimum 
setback 35 feet Complies 

Building Height 
Maximum 4 stories, 55 

feet, 
Minimum 2 stories 

3 stories, 34’-10” Complies 

Lot Coverage (Building) 30% 21% Complies 

Minimum Open Space 20% 37% Complies 

Parking Location Cannot be located in 
front yard Within garages Complies  
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Items to be Addressed: Remove the two (2) spaces that are termination of the access drive off Dequindre. 
 
SITE ACCESS AND CIRCULATION 

 
The site will be served with two access points.  Point 1 is via a vehicular connection to Phase 1, which has 
a direct connection to E. Square Lake Road.   A secondary point of access is through the existing stripmall 
on Dequindre.  A cross-access easement will be required for access to Dequindre.  
 
The fire department has reviewed the application and finds access and circulation sufficient.  However, 
improved internal pedestrian circulation should be provided: 

1. Sidewalks should be five (5) feet in width;  
2. Provide continuous sidewalk around the perimeter of the site (connect the walk between 

Buildings H and J, Buildings K and L, and add a walk along easterly edge of site; and  
3. Add direction connection between Buildings J and K, G and F, D, and E, and A and B to Square 

Lake.  
 
Items to be addressed: 1). Provide necessary easement to Dequindre.  2. Sidewalks should be five (5) feet 
in width; 3). Provide continuous sidewalk around the perimeter of the site (connect the walk between 
Buildings H and J, Buildings K and L, and add a walk along easterly edge of site; and 4). Add direction 
connection between Buildings J and K, G and F, D, and E, and A and B to Square Lake.  
 

LANDSCAPING 
 
A landscaping plan has been provided on sheet L-1.0 and are supplemented by tree protection and 
planting details on sheet L-1.1.  The following table discusses the development’s compliance with the 
landscape requirements set forth in Section 13.02. 
 

 Required: Provided: Compliance: 
Landscape buffering (east 
property line)  

1 large evergreen every 10 
feet or 1 narrow evergreen 
every 3 feet. 
330 / 10= 33 trees 

33 evergreen 
screening trees 
 

Complies  

Landscape buffering (south 
property line) 

Not Applicable  Existing Wall Complies  

Landscape buffering (west 
property line) 

Not Applicable Deciduous Trees Complies 

Parking Lot Trees 1 per 8 spaces = 38 spaces / 
8 = 5 trees 

5 trees but located 
on perimeter of 
parking spaces 

Complies with 
Planning 
Commission 
approval.  

Site landscaping:  
A minimum of twenty percent 
(20%) of the site area shall be 
comprised of landscape 
material. Up to twenty-five 
percent (25%) of the required 

20%  30% Complies 
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landscape area may be brink, 
stone, pavers, or other public 
plaza elements, but shall not 
include any parking area or 
required sidewalks. 

Mitigation:  
 

Applicant is providing the required 34 replacement trees on site.    

 
Though the applicant complies with the number of parking lot trees, there are two (2) long rows with 
parking, one on Phase 1 and the other as part of Phase 2, that should be broken up with landscape 
peninsula and tree.   
 
Transformer / Trash Enclosure: 
The applicant has not indicated a central trash enclosure.  It is assumed that each unit will have trash bins 
in the garage to be rolled out for trash pickup.   
 
Items to be Addressed:  Break up the two (2) long rows of parking with landscape peninsula and tree.   
 
PHOTOMETRICS 

 
A photometric plan has been provided.  All photometrics and fixture meet ordinance requirements.   
 
Items to be Addressed:  None. 
 
FLOOR PLAN AND ELEVATIONS 

 
Floor plans and elevations have been provided.  The primary material for the elevations are hardi board 
siding and a brick material.     
 
The applicant has provided a bird eye view but they should provide additional 3D models to review the 
site in context.  In addition, the applicant should bring a material samples to the meeting.   
 
Items to be Addressed: 1). Provide additional 3D models to review the site in context; and 2). Bring physical 
material samples to the meeting.  
 
DESIGN STANDARDS and SITE PLAN REVIEW STANDARDS 

 
The Neighborhood 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 5.06.E. outlines Design Standards:  
 

1. Building Orientation and Entrance 
2. Ground Story Activation 
3. Transitional Features 
4. Site Access, Parking, and Loading 



Square Lake Court – PSP  
April 6, 2020 
 

Carlisle Wortman Associates, Inc.   
7  P a g e  

 
Please see Section 5.06.E for standard details.  
 
We find that the design standards have been met.  The applicant is providing a hardi board and brick 
product with architectural details on all elevations.    
 
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. 

2. Development shall incorporate the recognized best architectural building design practices. 
3. Enhance the character, environment and safety for pedestrians and motorists. 

 
Please see Section 8.06 for standard details 
 
The applicant is providing a medium density multiple family residential project.  As far as site layout, 
access, and circulation the site plan meets the site plan review standards.   
 
RECOMMENDATION 

 
Applicant should confirm if Phase 1 and Phase 2 will be combined into one project, and provide additional 
3D models to review the site in context; and bring physical material samples to the meeting. 
 
We recommend that the Planning Commission grant preliminary site plan approval with the following 
conditions:   
 

1. Remove the two (2) spaces that are termination of the access drive off Dequindre. 
2. Provide necessary easement to Dequindre.   
3. Increase all sidewalks to five (5) feet in width. 
4. Provide continuous sidewalk around the perimeter of the site (connect the walk between Buildings 

H and J, Buildings K and L, and add a walk along easterly edge of site. 
5. Add direction connection between Buildings J and K, G and F, D, and E, and A and B to Square Lake. 
6. Break up the two (2) long rows of parking with landscape peninsula and tree.   
7. Make any additional architecture changes based on Planning Commission input.  

 
 
Sincerely,  

     
 



SQUARE LAKE COURT TOWNHOUSES
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THE LOCATIONS AND ELEVATIONS OF EXISTING

UNDERGROUND UTILITIES AS SHOWN ON THIS

DRAWING ARE ONLY APPROXIMATE.  NO GUARANTEE IS

EITHER EXPRESSED OR IMPLIED AS TO THE

COMPLETENESS OR ACCURACY THEREOF. THE

CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE

FOR DETERMINING THE EXACT UTILITY LOCATIONS AND

ELEVATIONS PRIOR TO THE START OF CONSTRUCTION.
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CONSTRUCTION CONTRACTOR AGREES THAT IN

ACCORDANCE WITH GENERALLY ACCEPTED

CONSTRUCTION PRACTICES, CONSTRUCTION

CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE

AND COMPLETE RESPONSIBILITY FOR JOB SITE

CONDITIONS DURING THE COURSE OF CONSTRUCTION

OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS

AND PROPERTY; THAT THIS REQUIREMENT SHALL BE

MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED

TO NORMAL WORKING HOURS, AND CONSTRUCTION

CONTRACTOR FURTHER AGREES TO DEFEND,

INDEMNIFY AND HOLD DESIGN PROFESSIONAL

HARMLESS FROM ANY AND ALL LIABILITY, REAL OR

ALLEGED, IN CONNECTION WITH THE PERFORMANCE

OF WORK ON THIS PROJECT EXCEPTING LIABILITY

ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN

PROFESSIONAL.
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COMPLETENESS OR ACCURACY THEREOF. THE

CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE

FOR DETERMINING THE EXACT UTILITY LOCATIONS AND

ELEVATIONS PRIOR TO THE START OF CONSTRUCTION.
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CONSTRUCTION CONTRACTOR AGREES THAT IN

ACCORDANCE WITH GENERALLY ACCEPTED

CONSTRUCTION PRACTICES, CONSTRUCTION

CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE

AND COMPLETE RESPONSIBILITY FOR JOB SITE

CONDITIONS DURING THE COURSE OF CONSTRUCTION

OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS

AND PROPERTY; THAT THIS REQUIREMENT SHALL BE

MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED

TO NORMAL WORKING HOURS, AND CONSTRUCTION

CONTRACTOR FURTHER AGREES TO DEFEND,

INDEMNIFY AND HOLD DESIGN PROFESSIONAL

HARMLESS FROM ANY AND ALL LIABILITY, REAL OR

ALLEGED, IN CONNECTION WITH THE PERFORMANCE

OF WORK ON THIS PROJECT EXCEPTING LIABILITY

ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN

PROFESSIONAL.
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DRAWING ARE ONLY APPROXIMATE.  NO GUARANTEE IS

EITHER EXPRESSED OR IMPLIED AS TO THE

COMPLETENESS OR ACCURACY THEREOF. THE

CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE

FOR DETERMINING THE EXACT UTILITY LOCATIONS AND

ELEVATIONS PRIOR TO THE START OF CONSTRUCTION.
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CONSTRUCTION CONTRACTOR AGREES THAT IN

ACCORDANCE WITH GENERALLY ACCEPTED

CONSTRUCTION PRACTICES, CONSTRUCTION

CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE

AND COMPLETE RESPONSIBILITY FOR JOB SITE

CONDITIONS DURING THE COURSE OF CONSTRUCTION

OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS

AND PROPERTY; THAT THIS REQUIREMENT SHALL BE

MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED

TO NORMAL WORKING HOURS, AND CONSTRUCTION

CONTRACTOR FURTHER AGREES TO DEFEND,

INDEMNIFY AND HOLD DESIGN PROFESSIONAL

HARMLESS FROM ANY AND ALL LIABILITY, REAL OR

ALLEGED, IN CONNECTION WITH THE PERFORMANCE

OF WORK ON THIS PROJECT EXCEPTING LIABILITY

ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN

PROFESSIONAL.
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UNDERGROUND UTILITIES AS SHOWN ON THIS

DRAWING ARE ONLY APPROXIMATE.  NO GUARANTEE IS

EITHER EXPRESSED OR IMPLIED AS TO THE

COMPLETENESS OR ACCURACY THEREOF. THE

CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE

FOR DETERMINING THE EXACT UTILITY LOCATIONS AND

ELEVATIONS PRIOR TO THE START OF CONSTRUCTION.
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CONSTRUCTION CONTRACTOR AGREES THAT IN

ACCORDANCE WITH GENERALLY ACCEPTED

CONSTRUCTION PRACTICES, CONSTRUCTION

CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE

AND COMPLETE RESPONSIBILITY FOR JOB SITE

CONDITIONS DURING THE COURSE OF CONSTRUCTION

OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS

AND PROPERTY; THAT THIS REQUIREMENT SHALL BE

MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED

TO NORMAL WORKING HOURS, AND CONSTRUCTION

CONTRACTOR FURTHER AGREES TO DEFEND,

INDEMNIFY AND HOLD DESIGN PROFESSIONAL

HARMLESS FROM ANY AND ALL LIABILITY, REAL OR

ALLEGED, IN CONNECTION WITH THE PERFORMANCE

OF WORK ON THIS PROJECT EXCEPTING LIABILITY

ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN

PROFESSIONAL.
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UNDERGROUND UTILITIES AS SHOWN ON THIS

DRAWING ARE ONLY APPROXIMATE.  NO GUARANTEE IS

EITHER EXPRESSED OR IMPLIED AS TO THE

COMPLETENESS OR ACCURACY THEREOF. THE

CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE

FOR DETERMINING THE EXACT UTILITY LOCATIONS AND

ELEVATIONS PRIOR TO THE START OF CONSTRUCTION.
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CONSTRUCTION CONTRACTOR AGREES THAT IN

ACCORDANCE WITH GENERALLY ACCEPTED

CONSTRUCTION PRACTICES, CONSTRUCTION

CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE

AND COMPLETE RESPONSIBILITY FOR JOB SITE

CONDITIONS DURING THE COURSE OF CONSTRUCTION

OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS

AND PROPERTY; THAT THIS REQUIREMENT SHALL BE

MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED

TO NORMAL WORKING HOURS, AND CONSTRUCTION

CONTRACTOR FURTHER AGREES TO DEFEND,

INDEMNIFY AND HOLD DESIGN PROFESSIONAL

HARMLESS FROM ANY AND ALL LIABILITY, REAL OR

ALLEGED, IN CONNECTION WITH THE PERFORMANCE

OF WORK ON THIS PROJECT EXCEPTING LIABILITY

ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN

PROFESSIONAL.
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UNDERGROUND UTILITIES AS SHOWN ON THIS

DRAWING ARE ONLY APPROXIMATE.  NO GUARANTEE IS

EITHER EXPRESSED OR IMPLIED AS TO THE

COMPLETENESS OR ACCURACY THEREOF. THE

CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE

FOR DETERMINING THE EXACT UTILITY LOCATIONS AND

ELEVATIONS PRIOR TO THE START OF CONSTRUCTION.

E
U

R
E

K
A

 
B

U
I
L

D
I
N

G
 
C

O
M

P
A

N
Y

5
3

9
7

6
 
D

E
S

A
N

O

S
H

E
L

B
Y

 
T

O
W

N
S

H
I
P

,
 
M

I
C

H
I
G

A
N

 
4

8
3

1
5

D
N

.
S

U
R

.
T

J
S

P
.
M

.
J
P

B

S
Q

U
A

R
E

 
L

A
K

E
 
C

O
U

R
T

 
T

O
W

N
H

O
U

S
E

S

3 FULL WORKING DAYS

BEFORE YOU DIG CALL

www.missdig.org

1-800-482-7171

(TOLL FREE)

MISS DIG System, Inc.

811

Know what's below

Call
before you dig

www.peainc.com

D
A

T
E

JANUARY 23, 2020

2430 Rochester Ct., Ste. 100

Troy, MI  48083-1872

t: 248.689.9090

f: 248.689.1044

PEA, Inc.

D
E

S
C

R
I
P

T
I
O

N
D

A
T

E
C

H
K

N
o

.
B

Y

K
R

D
J
P

B

L
A

N
D

S
C

A
P

E
 
D

E
T

A
I
L

S

L-1.1

PEA JOB NO. 2018-154C

SCALE: VARIES

C
L

R
C

L
R



ORIGINAL ISSUE DATE:

DRAWING NUMBER:

R
E

V
I
S

I
O

N
S

THIS DRAWING AND DESIGN ARE THE PROPERTY OF

PEA, INC. THEY ARE SUBMITTED ON THE CONDITION

THAT THEY ARE NOT TO BE USED, REPRODUCED, OR

COPIED, IN WHOLE OR IN PART, OR USED FOR

FURNISHING INFORMATION TO OTHERS, WITHOUT THE

PRIOR WRITTEN CONSENT OF PEA, INC. ALL COMMON

LAW RIGHTS OF COPYRIGHT AND OTHERWISE ARE

HEREBY SPECIFICALLY RESERVED.     ©  2017 PEA, INC.

CONSTRUCTION CONTRACTOR AGREES THAT IN

ACCORDANCE WITH GENERALLY ACCEPTED

CONSTRUCTION PRACTICES, CONSTRUCTION

CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE

AND COMPLETE RESPONSIBILITY FOR JOB SITE

CONDITIONS DURING THE COURSE OF CONSTRUCTION
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THIS DRAWING AND DESIGN ARE THE PROPERTY OF

PEA, INC. THEY ARE SUBMITTED ON THE CONDITION

THAT THEY ARE NOT TO BE USED, REPRODUCED, OR

COPIED, IN WHOLE OR IN PART, OR USED FOR

FURNISHING INFORMATION TO OTHERS, WITHOUT THE

PRIOR WRITTEN CONSENT OF PEA, INC. ALL COMMON

LAW RIGHTS OF COPYRIGHT AND OTHERWISE ARE

HEREBY SPECIFICALLY RESERVED.     ©  2017 PEA, INC.

CONSTRUCTION CONTRACTOR AGREES THAT IN

ACCORDANCE WITH GENERALLY ACCEPTED

CONSTRUCTION PRACTICES, CONSTRUCTION

CONTRACTOR WILL BE REQUIRED TO ASSUME SOLE

AND COMPLETE RESPONSIBILITY FOR JOB SITE

CONDITIONS DURING THE COURSE OF CONSTRUCTION

OF THE PROJECT, INCLUDING SAFETY OF ALL PERSONS

AND PROPERTY; THAT THIS REQUIREMENT SHALL BE

MADE TO APPLY CONTINUOUSLY AND NOT BE LIMITED

TO NORMAL WORKING HOURS, AND CONSTRUCTION

CONTRACTOR FURTHER AGREES TO DEFEND,

INDEMNIFY AND HOLD DESIGN PROFESSIONAL

HARMLESS FROM ANY AND ALL LIABILITY, REAL OR

ALLEGED, IN CONNECTION WITH THE PERFORMANCE

OF WORK ON THIS PROJECT EXCEPTING LIABILITY

ARISING FROM THE SOLE NEGLIGENCE OF THE DESIGN

PROFESSIONAL.

PEA JOB NO. 2018-154C
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CAUTION!!

THE LOCATIONS AND ELEVATIONS OF EXISTING

UNDERGROUND UTILITIES AS SHOWN ON THIS

DRAWING ARE ONLY APPROXIMATE.  NO GUARANTEE IS

EITHER EXPRESSED OR IMPLIED AS TO THE

COMPLETENESS OR ACCURACY THEREOF. THE

CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE

FOR DETERMINING THE EXACT UTILITY LOCATIONS AND

ELEVATIONS PRIOR TO THE START OF CONSTRUCTION.
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3 FULL WORKING DAYS

BEFORE YOU DIG CALL

www.missdig.org

1-800-482-7171

(TOLL FREE)

MISS DIG System, Inc.

811

Know what's below

Call
before you dig

www.peainc.com
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FEBRUARY 3, 2020

2430 Rochester Ct., Ste. 100

Troy, MI  48083-1872

t: 248.689.9090

f: 248.689.1044

PEA, Inc.
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SCALE: 1" = 30'

Schedule

Symbol Label Quantity Manufacturer Catalog Number Description Lamp

Number 

Lamps

Filename Lumens Per Lamp Light Loss Factor Wattage

P1

59 KICHLER 258377-2 

MOD#:11250/CP133

536

LED WALL CYLINDER LED 1 11250  258377-

2Q.IES

374 0.95 11.2

P2

48 KICHLER 258377-2 

MOD#:11250/CP133

536

LED WALL CYLINDER LED 1 11250  258377-

2Q.IES

374 0.95 11.2

(10' HEIGHT)

(6' HEIGHT)





















 

Square Lake Court Phase II Development 

 

The proposed development at the the southwest corner of Square Lake and Dequindre 
meets Neighborhood Node role to serve as “go to” places that take on a social role, serving 
both as a place to meet basic needs of the community including integrated residential 
development. The above referenced corner already includes existing and new retail 
development and the proposed attached family single residence townhouse development 
complements and further enhances “economic neighborhoods” of Troy as identified in the 
Master Plan. 

 

The proposed single family attached townhouse is attached to Square Lake Court Phase I 
development approved by planning commission on January, 2020.  This development is a 
continuation of already approved Phase 1 and is visually distinguished from the surrounding 
area because of the design and intensity. The variation of building elevations, designs 
between the attached single family units meet the goal of Neighborhood Node while 
maintaining design and technique consistency with the adjacent neighborhoods. 
Architectural features on the proposed building designs include high quality materials such 
as premium meridian brick, high quality IKO roof shingles, Low E vinyl windows etc,. These 
features will serve as a transition between the single family to the west and the commercial 
retail space to the east of Square Lake Road.   

The proposed development includes optional ground floor bedroom to address demand 
from a wider demographic. 

 

The single residential attached units will be intended for sale. 

 

Proposed Units:  48.  Each Unit ~ 1646 sq/ft.  Building Height 34’ 10”. 

 

Open Space:  37.8%  

 

Building Orientation and Entrance: 

Primary Entrance:  The primary unit building entrance is identifiable and usable from 
Square Lake Road.  Entrances use a covered porch and unique architectural trim to identify 
each unit entrance.  

 

Parking: 

Each unit will have 2-car garage and 24 common guest spaces 



Parking Total = 120  

 

Building Materials: 

6 unit buildings shall have: a mix of meridian meadowbrook brick, james hardie shakes and 
siding in the front elevation.  The side and rear elevations will have brick on ground floors 
and james hardie siding on second and third floors.   

4 unit buildings shall have: a mix of meridian port huron brick, james hardie shakes and 
siding in the front elevation. The side and rear elevations will have brick on ground floors 
and james hardie siding on second and third floors. 

IKO Cambridge dual black shingles in roof for both building types. 

 

Landscaping: 

Proposed development provides with 37% landscaping on overall area. Evergreen screening 
is included in west property line. Trees include a variety of oaks, lilac and linden.    
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 building into the future
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Building
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Eureka Building Co. a local family owned
company specializing in residential single
family, attached and detached, commercial
as well as industrial building for over 20

years.

Integrity is the out-most important and
building into the future with the support of

our community is our main goal.
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Exterior Elevations
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The Prestige

and The Sussex

Entry level Main level
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The Prestige
Bedroom level
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The Sussex
Bedroom level
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IKO Cambridge Dual Black or equal

Queen Meadow Brook by Meridian or equal

Queen Port Huron by Meridian or equal

Lap Siding James Hardie or equal

Siding Shakes James Hardie or equal
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