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MICHIGAN

PLANNING COMMISSION
MEETING AGENDA
REGULAR MEETING

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

July 9, 2024 7:00 P.M. Council Chambers

1. ROLL CALL

2. APPROVAL OF AGENDA

3. APPROVAL OF MINUTES - June 25, 2024

4. PUBLIC COMMENT - For Items Not on the Agenda

STREET VACATION REQUEST

5. PUBLIC HEARING - STREET VACATION REQUEST (SV JPLN2024-0002) — Request to
vacate a portion of a right of way, approximately 30-feet wide by 263.2-feet long, West of
Rochester, between Lovell and Hannah, Abutting 801 Hannah (PIN 88-20-03-276-001),
Platted as part of Clark Estates Subdivision, in Section 3.

PRELIMINARY SITE PLAN APPROVAL

6. PRELIMINARY SITE PLAN APPROVAL (JPLN2023-0020) — Proposed The Rookery of
Troy Mixed Use Development, West of Dequindre, South of Long Lake (Parcels 88-20-13-
228-003 and 88-20-13-228-015), Section 13, Currently Zoned NN (Neighborhood Node “J”)
District.

OTHER ITEMS

7. PUBLIC COMMENT - For Items on the Agenda

8. PLANNING COMMISSION COMMENT

9. ADJOURN

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

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


mailto:clerk@ci.troy.mi.us

PLANNING COMMISSION REGULAR MEETING — DRAFT

Chair Perakis called the Regular meeting of the Troy City Planning Commission to order at
7:00 p.m. on June 25, 2024, in the Council Chamber of the Troy City Hall. Chair Perakis
and Vice Chair Malalahalli presented opening remarks relative to the role of the Planning

Commission and procedure of tonight’'s meeting.

1.

ROLL CALL

Present:

Toby Buechner
Carlton M. Faison
Michael W. Hutson
Tom Krent

David Lambert
Lakshmi Malalahalli
Marianna Perakis
John J. Tagle

Absent:
Tyler Fox

Also Present:
Ben Carlisle, Carlisle Wortman & Associates

R. Brent Savidant, Community Development Director

Salim Huerta Jr., Commercial Project Collaborator
Julie Quinlan Dufrane, Assistant City Attorney
Kathy L. Czarnecki, Recording Secretary

APPROVAL OF AGENDA

Resolution # PC-2024-06-036
Moved by:  Faison
Support by: Buechner

RESOLVED, To approve the agenda as prepared.

Yes: All present (8)
Absent: Fox

MOTION CARRIED

APPROVAL OF MINUTES - June 11, 2024

Resolution # PC-2024-06-037
Moved by:  Buechner
Support by: Lambert

RESOLVED, To approve the minutes of June 11, 2024 Regular meeting as submitted.
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Yes: All present (8)
Absent: Fox

MOTION CARRIED

4, PUBLIC COMMENT - For Items Not on the Agenda

There was no one present who wished to speak.

PRELIMINARY SITE PLAN APPROVAL

5. PRELIMINARY SITE PLAN APPROVAL JPLN2024-0020) — Proposed City of Troy
Cricket Field, West of Crooks, South of Wattles (Boulan Park, 3671 Crooks), Section 20,
Zoned CF (Community Facilities) Zoning District

Mr. Huerta reviewed the Preliminary Site Plan application for a proposed Cricket Field
located in the northwest corner of Boulan Community Park. He addressed proposed
amenities, site improvements, project funding, engagement of OHM Advisors for site
design and the community interest in establishing a full-sized cricket field in the City.

Kurt Bovensiep, Public Works Director, was present.

Some comments during discussion related to the following:

Design requirements of a certified cricket field.

Parking; improvements, number of spaces, overflow parking.

Project funding; $900,000 grant, use of City funds for any future improvements.
Reuse and relocation of existing pavilion.

On-going community interest in a cricket field.

Use of field during cricket season; daily, weekends, hours of operation.
Public use of the field when not in use for cricket play.

Construction timeline; projected to open in Spring 2025.

Safety concerns for park users and pedestrian pathway.

Provision of a pedestrian pathway from the west side of the park.

Resolution # PC-2024-06-038
Moved by: Lambert
Seconded by: Krent

RESOLVED, That Preliminary Site Plan Approval, pursuant to Article 8 of the Zoning
Ordinance, as requested for the proposed City of Troy Cricket Field, West of Crooks,
South of Wattles (Boulan Park, 3671 Crooks), Section 20, approximately 47 acres in size,
Currently Zoned CF (Community Facilities) District, be granted, subject to:

1. An addition of a pedestrian walkway from the Northfield Parkway entrance to the park
when construction occurs on that parking lot.
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Discussion on the motion on the floor.

Mr. Lambert said he is pleased that a cricket field, a much-desired recreational amenity
for the City and its nearby communities, is moving forward.

Vote on the motion on the floor.

Yes: All present (8)
Absent: Fox

MOTION CARRIED

6. CIRCULATION PLAN DISCUSSION - Proposed John R Commons Townhome
Development (JPLN2023-0028) and Starbucks with Drive-through (JPLN2021-024),
West of John R, North of Big Beaver, Section 23

Mr. Savidant briefly introduced the proposed townhome development and Starbucks
application that the Planning Commission considered at their May 14, 2024 meeting. He
stated the circulation plan is for discussion only and the Planning Commission would take
no action this evening.

Present were James Butler of PEA Group and City Traffic Consultant Stephen Dearing
of OHM Advisors.

Mr. Butler reviewed the reconfiguration of the traffic circulation plan to maneuver traffic to
the southwest corner where the Starbucks drive-through is proposed.

Mr. Dearing said the circulation plan is a significant improvement, one that makes the
best of an existing circulation configuration that has evolved over time. He recommended
approval of the proposed circulation plan.

There was discussion on:

Bumped out island; extend one parking space.

Closing off nearest, southern-most drive aisle (north/south) to drive-through.
Location of trash dumpster.

Overall landscaping, center aisles, parking lot trees.

Provide pedestrian pathway on west side.

Construction/traffic pattern challenges with existing power line.

Turning curve at beginning of Starbucks drive-through.

Overall circulation to accommodate existing retail and ice arena.
Resurfacing existing parking lot to the north.

Signage to direct traffic to Starbucks drive-through and Big Beaver exit.
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Discussion points for consideration by applicant.

Push “bumped out island” further (one parking space).

Signage to direct traffic to drive-through and Big Beaver exit.

Delineation (via landscaping) of Starbucks from ice arena/retail area.

Provide striped pedestrian crossing within drive-through aisle.

Consideration of closing off nearest, southern-most drive aisle (north/south) to drive-
through.

Consideration to eliminate three-way traffic pattern(s) for public safety.

Provide pedestrian pathway on west side.

Chair Perakis cited Zoning Ordinance Article 14.01, C.4 and C.5, Non-Conforming Lots,
Uses and Structures.

OTHER ITEMS

7. PUBLIC COMMENT - For Items on the Agenda

There was no one present who wished to speak.

8. PLANNING COMMISSION COMMENT

There were general Planning Commission comments.

9. ADJOURN

The Regular meeting of the Planning Commission adjourned at 8:34 p.m.

Respectfully submitted,

Marianna J. Perakis, Chair

Kathy L. Czarnecki, Recording Secretary

https://d.docs.live.net/2f7ed4fe5f664ea8/Documents/Kathy/COT Planning Commission Minutes/2024/2024 06 25 Draft.docx
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DATE: July 1, 2024

TO: Planning Commission
FROM: R. Brent Savidant, Community Development Director

SUBJECT: PUBLIC HEARING - STREET VACATION REQUEST (SV _JPLN2024-0002) —
Request to vacate a portion of a right of way, approximately 30-feet wide by
263.2-feet long, West of Rochester, between Lovell and Hannah, Abutting 801
Hannah (PIN 88-20-03-276-001), Platted as part of Clark Estates Subdivision, in
Section 3.

GENERAL INFORMATION

Name of applicant(s):
The applicant is Olimpiu Apahidean.

History of Right of Way:

The right of way to the west of 801 Hannah has never been improved. The eastern portion of
the right of way is 30 feet wide and was platted in 1954 as part of Clark Estates Subdivision.
801 Hannah is Lot 65. Lot 65 was platted with a 30-foot easement for road purposes along the
western boundary of the parcel. In 1958, a Quit Claim Deed conveyed the 30-foot easement to
the City, and it became public right of way. The western portion of the right of way was platted
in 1925 as part of Bassett & Smith Flowing Springs Acres Subdivision. This portion of the right
of way varies in width from 25 feet to 30 feet.

Length and width of right of way:

The right of way is 30 feet wide and approximately 263.2 feet in length. The applicant proposes
to vacate the portion of the right of way that lies entirely within Clark Estates Subdivision. The
western portion of the right of way (within the Bassett & Smith Flowing Springs Acres
Subdivision) would remain.

ANALYSIS

Reason for street vacation (as stated on the Street/Alley Vacation Application):
The application includes a narrative that lists thirteen (13) reasons for vacation.

The application does not mention whether the applicant intends to split the parcel if the
vacation is approved. Presently, the parcel is 100’ by 263.2", or 26,320 square feet. The
minimum required lot area in R-1B is 15,000 square feet. The parcel cannot be split today
since it does not meet minimum square footage requirements. If the vacation were to be
approved, the lot width would increase to 130’ and the lot area would increase to 34,216
square feet. Therefore, the applicant could create two parcels if desired.

PC 2024 07 09
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Impact on access to existing lots or buildings (including emergency service vehicles):

If the right of way were to be vacated, easements would need to be retained so that access is
not impacted.

There is intact right of way between Lovell and Quill Creek, a distance of over one third of a
mile. Public comments indicate this area is used by children walking to school and for passive
recreation. Vacating this portion of right of way could have the effect of encouraging more
vacation requests. Once the intact right of way is broken, the opportunity for a public amenity
within the right of way is gone.

Impact on Utilities:

There is an 8-inch water line within the right of way. Comments generated by internal review
do not support street vacation:

Engineering Department Comments: “City owned utilities should remain in the rights
of way whenever possible. The right of way was obtained for the installation of the
watermain. No apparent benefit in changing to a road easement”.

Streets Comments: City owned utilities should remain in the rights of way whenever
possible. The right of way was obtained for the installation of the watermain. | fail to see
the community benefit to change the right of way to an easement. There are no
concerns from DPW about maintaining the current right of way”.

Traffic Engineer Comments: “Road right of way preferred for any potential projects
and existing utilities”.

Water & Sewer Comments: “City owned utilities should remain in the rights of way
whenever possible. The right of way was obtained for the installation of the watermain
and future maintenance”.

Future Land Use Designation:

The area is designated on the Future Land Use Plan as Single Family Residential.

SUMMARY
Comments generated via internal review do not support the proposed street vacation.

Attachments:

oA LNE

Maps

Clark Estates Subdivision.

Quit Claim Deed

Bassett & Smith Flowing Springs Acres Subdivision
Public comment

Application

PC 2024 07 09
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PROPOSED RESOLUTION

PUBLIC HEARING - STREET VACATION REQUEST (SV JPLN2024-0002) — Request
to vacate an unconstructed alley, approximately 20-feet wide by 285-feet long, North of
Elmwood and east of Livernois, Abutting PIN 88-20-34-153-042 and -043 to the west
and PIN 88-20-34-153-041 to the east, Platted as part of Davis Park Replat of a portion
of Northford Park Subdivision, in Section 34.

Resolution # PC-2024-03-
Moved by:
Seconded by:

RESOLVED, That the Planning Commission hereby recommends to the City Council
that the street vacation request, to vacate an unconstructed alley approximately 20-feet
wide by 285-feet long, abutting PIN 88-20-34-153-042 and -043 to the west and PIN 88-
20-34-153-041 to the east, Platted as part of Davis Park Replat of a portion of Northford
Park Subdivision, in Section 34, be approved, subject to the following:

1. Applicant shall verify there are no private utilities within the alley prior to
commencing construction upon any portion of the alley.

Yes:
Absent:

MOTION CARRIED / FAILED



LOVELL

.

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.

288Feet




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.

288Feet




LOVELL

RKIESTATES

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.

288Feet
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From: Planning

To: Brent Savidant

Subject: FW: July 9 Public Hearing

Date: Monday, July 1, 2024 4:31:26 PM
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Jackie Ferencz

PUBLIC COMMENT FOR 801 HANNAH
Office Manager |
City of Troy Planning Dept
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From: Carol Kasprzak <carol_k54@yahoo.com>
Sent: Monday, July 1, 2024 2:26 PM

To: Planning <planning@troymi.gov>

Subject: July 9 Public Hearing

You don't often get email from carol_k54@yahoo.com. Learn why this is important

CAUTION: This email did not originate from within the City of Troy. Do not click
links or open attachments unless you recognize the sender and know the content
is safe.

Dear City of Troy Planning Commissioners:

RE: July 9 Public Hearing
Request to vacate a portion of unimproved right-of-way
Abutting 801 Hannah

| am writing to express my strong opposition to the Request to vacate a portion
of unimproved right-of-way in my neighborhood. | believe vacation of this right-
of-way would have a detrimental impact on our neighborhood.

Children have used this right-of-way corridor to catch the school bus over the
years and neighborhood families have used it for their walks. Section 3 has no
park facilities and this right-of-way is one of the only open spaces available in
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our neighborhood. Section 3 also has very limited sidewalks and this right-of-
way connection keeps walkers safely away from speeding traffic on Lovell.

Vacation of this right-of-way would destroy a long-time safe neighborhood
connection and wildlife corridor, as well as eliminate one of the only remaining
neighborhood open spaces in Section 3.

| strongly urge you to deny the request to vacate this right-of-way, and further
urge you to consider the creative adaption of the entire right-of-way from
Marengo north to its ending as a neighborhood linear park and safety path/trail
connection. Thank you for your consideration.

Sincerely,

Carol Kasprzak
765 E Lovell Dr

carol_k54@yahoo.com
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From: Planning

To: Brent Savidant

Subject: FW: July 9 Public Hearing Request to vacate a portion of unimproved right-of-way Abutting 801 Hannah
Date: Tuesday, July 2, 2024 9:03:34 AM
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' Office Manager |
. ‘ City of Troy Planning Dept
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From: Hariharan Ramaswamy <harisiv@gmail.com>

Sent: Monday, July 1, 2024 8:14 PM

To: Planning <planning@troymi.gov>

Cc: Kalpana Subramaniam <kalpanahari88@gmail.com>

Subject: July 9 Public Hearing Request to vacate a portion of unimproved right-of-way Abutting 801
Hannah

You don't often get email from harisiv@gmail.com. Learn why this is important

CAUTION: This email did not originate from within the City of Troy. Do not click
links or open attachments unless you recognize the sender and know the content
is safe.

Respected Members of the Planning Commission of City of Troy, Ml

We are writing to express our strong opposition to the Request to vacate a portion of unimproved
right-of-way in our neighborhood. We believe the vacation of this right-of-way would have a
detrimental impact on our neighborhood.

Children have used this right-of-way corridor to catch the school bus over the years and
neighborhood families have used it for their walks. Section 3 has no park facilities and this right-of-
way is one of the only open spaces available in our neighborhood. Section 3 also has very limited
sidewalks and this right-of-way connection keeps walkers safely away from speeding traffic on Lovell.
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Vacation of this right-of-way would destroy a long-time safe neighborhood connection and wildlife
corridor, as well as eliminate one of the only remaining neighborhood open spaces in Section 3.

| strongly urge you to deny the request to vacate this right-of-way, and further urge you to consider
the creative adaptation of the entire right-of-way from Marengo north to its ending as a
neighborhood linear park and safety path/trail connection. Thank you for your consideration.

Sincerely,
Hariharan Ramaswamy (harisiv@gmail.com)
and

Kalpana Subramaniam (kalpanahari88@gmail.com)
807 E Lovell Dr, Troy, MI-48085
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RECEIVED CITY OF TROY
I - STREET / ALLEY VACATION APPLICATION

i 21N Nl

CITY OF TROY PLANNING DEPARTMENT VACATION APPLICATION FEE
500 W. BIG BEAVER $500.00
TROY, MICHIGAN 48084 II . .

RN J.

PHONE: 248-524-3364 ESCROW FEE
E-MAIL: planning@troymi.gov $1,500.00

MICHIGAN

REGULAR MEETINGS OF THE CITY PLANNING COMMISSION ARE HELD ON THE SECOND AND FOURTH TUESDAYS OF
EACH MONTH AT 7:00 P.M. AT CITY HALL.

PLEASE COMPLETE AND FILE TWO (2) SIGNED ORIGINAL APPLICATIONS, TOGETHER WITH THE APPROPRIATE FEE, NOT
LESS THAN THIRTY (30) DAYS PRIOR TO THE DATE OF THAT MEETING.

TO THE CITY COUNCIL:
| (WE), THE UNDERSIGNED, DO HEREBY RESPECTFULLY PETITION AND MAKE APPLICATION TO THE TROY CITY COUNCIL
FOR VACATION OF THE RIGHT-OF-WAY OR EASEMENT WHICH IS DESCRIBED AS FOLLOWS:

See attached information

APPLICANT(S) FOR VACATION:

NAME Olimpiu Apahidean NAME

COMPANY COMPANY

ADDRESS 2223 Tucker Drive ADDRESS

city Troy sTATE Ml 7|p 48085 7y STATE ZIP
TELEPHONE TELEPHONE

E-MAIL apahidean@comcast.net E-MAIL

ADDRESS(S) AND/OR PARCEL NUMBER(S) OF PROPERTY OWNED BY APPLICANT(S) WHICH ABUTS OR
INCLUDES THE AREA FOR WHICH VACATION IS REQUESTED:

801 Hannah Drive

THIS REQUEST FOR VACATION IS MADE FOR THE FOLLOWING REASON(S):

See attached information
Attach additional informational pages if necessary.

ATTACH A MAP INDICATING THE AREA FOR WHICH VACATION IS REQUESTED, THE LOCATION OF THE
APPLICANT(S) PROPERTY AND OTHER ABUTTING PROPERTIES. (1”=200’ minimum scale)

SIGNATURE OE,\ﬁEﬂJeAN:;T(S): y /
C e 5 ’/i/‘/é—\_/—\l— DATE 5/24/2024

&

DATE

Rev. Aug 2023



Planning Commission
City of Troy

500 W. Big Beaver Rd.
Troy, M1 48084

Re: Street Vacation Request
801 Hannah Ave.

Dear Planning Commissioners,

The attached application is for a request to vacate an unconstructed segment of City right-of-way that
directly abuts the property ( “the Property”) located at 801 Hannah Avenue, on the westerly property line.
The size of the area requested for vacation is 30 feet by 263.2 feet (“the area” - see attached Survey
Drawing).

The Property was originally platted in 1956 as Lot 65 of the Clark Estates Subdivision. The size of the original
Lot 65 was 130 feet wide by 263.2 feet deep. Lot 65 was originally platted with a thirty-foot wide easement
located along the west side of the lot from Hannah to E. Lovell. This easement is designated on the plat as
“for road use only”. This easement continues south, along the westerly boundary of Clark Estates through
lots 64, 40, 39, 14 and 13 (see original Clark Estates Plat)

This thirty-foot road easement, called Oberlin Drive on the original plat, was never developed into a road by
the City of Troy. It still exists today as an easement, along the entire stretch except the portion adjacent to
the property at 801 Hannah. This was the only segment converted to City right-of-way at some point in the
past, although it was never developed into a City road. This area was deeded to the City at no cost to the
taxpayers of Troy.

The vacation request is made to restore Lot 65 to the way it was originally platted, with the 30'x 263.2’ area
as an easement and not right-of-way. This street vacation will restore Lot 65 to its original size and original
platted easement; exactly how lots 64, 40, 39, 14 and 13 exist today.

When the original easement was converted to right-of-way, Lot 65 was made into a non-conforming lot. It
was changed from a conforming corner lot with 130 feet of frontage on Hannah to a non-conforming corner
lot with only 100 feet of frontage on Hannah. Section 4.02 of Chapter 41 requires this lot to have a
minimum of 115" of frontage length. The structure is also a non-conforming structure because the setback
from the garage to the westerly property line is only 10 feet; the zoning Ordinance requires it to be 40 feet.
This non-conformity was created as a direct result of the easement being changed to right-of-way. Section
14.01 of the Zoning Ordinance encourages property owners to bring non-conforming structures into
compliance with the Zoning Ordinance. The request to vacate this section of right-of-way will eliminate the
nonconformity of the structure by increasing the front yard setback on the west side from 10 feet to 40 feet;
the minimum front yard setback required for properties in the R-1B district is 40 feet.

There is an 8” diameter watermain and overhead utilities located within the requested area for vacation.
This situation is not unique. Numerous other street or alley vacations granted by City Council in the past
have underground utilities. For all these vacation requests, the Planning Commission and City Council
recognized that a street vacation coupled with a permanent utility easement was the best solution for the
adjacent property owners and the City. The property owner agrees for the City of Troy to reserve a
perpetual and permanent easement through the entire area requested for vacation for the construction,
installation, maintenance, repair, replacement, improvement, use and operation of public utility facilities
and appurtenances including the rights of access, ingress and egress.



| assert the street (right-of-way) should be vacated for the following reasons:

1.

10.

11.

12.

13.

The area was originally platted as an easement and not as City R.O.W.

The area was never developed or paved as a public road by the City of Troy.

The area cannot become a public road because it does not meet the physical design standards
of Chapter 41 of the Troy City Code and Section 4.05(A)(6) of that same chapter prohibits half

streets.

The area is not needed as a dedicated route for any governmental purpose, such as refuse
pickup, detention basin maintenance or mail delivery.

The area is not needed for any future trail or pathway based on the City of Troy Trails and
Pathways Master Plan and City of Troy Master Plan 2040.

The area abuts only the property at 801 Hannah and no other neighboring properties.

The area is not needed for any ingress or egress to the adjacent residential homes on Hannah or
E. Lovell.

The area is not part of a network of alleys or streets that are interconnected or continuous and
that provide any manner of ingress and egress of the adjacent and nearby residential

properties.

The area has been and will continue to be maintained (lawncare, etc.) by the property owner of
801 Hannah.

The area will remain virtually identical to how it looks today, from an aesthetic perspective.

No accessory huilding or structure will be located in the dedicated easement, to comply with all
applicable City ordinances.

The area will no longer require the resources of the Public Works department in the future for
tree trimming and similar large scale clean up services.

The vacation of the area will eliminate the non-conformities of the lot and structure.

I respectfully request a recommendation to vacate this street from the Planning Commission to the City

Council.

Sincerely,

e

Ollie Apahidean ~ ¢
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ITEM #6



DATE: July 2, 2024

TO: Planning Commission

FROM: R. Brent Savidant, Community Development Director

SUBJECT: PRELIMINARY SITE PLAN APPROVAL (JPLN2023-0020) — Proposed The Rookery
of Troy, Mixed Use Development, West of Dequindre, South of Long Lake (Parcels

88-20-13-228-003 and 88-20-13-228-015), Section 13, Currently Zoned NN
(Neighborhood Node “J”) District.

The petitioner Tableau by Mondrian submitted the above referenced Preliminary Site Plan
application for a mixed-use development comprised of 23 attached residential units and 7,000
square feet of retail, on 5.94 acres. The Planning Commission is authorized to approve
Preliminary Site Plans for this development.

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

Attachments:
1. Maps
2. Report prepared by Carlisle/Wortman Associates, Inc.
3. Public comment
4. Site plan

PC 2024.07.09
Agenda Item # 6



PROPOSED RESOLUTION

PRELIMINARY SITE PLAN APPROVAL (JPLN2023-0020) — Proposed The Rookery of
Troy, Mixed Use Development, West of Dequindre, South of Long Lake (Parcels 88-20-
13-228-003 and 88-20-13-228-015), Section 13, Currently Zoned NN (Neighborhood Node
“J”) District.

Resolution # PC-2024-07-
Moved by:
Support by:

RESOLVED, That Preliminary Site Plan Approval, pursuant to Article 8 and Article 5 of
the Zoning Ordinance, as requested for the proposed The Rookery of Troy Mixed Use
Development, comprised of 23 residential units and approximately 7,000 square feet of
retail, West of Dequindre and south of Long Lake (Parcels 88-20-13-228-003 and 88-20-
13-228-015), Section 13, approximately 5.94 acres in size, Currently Zoned NN
(Neighborhood Node “J”) District, be (granted, subject to the following conditions):

1) Provide building height calculation to peak of roof verifying compliance.
2) Provide wall details.

) or

(denied, for the following reasons: ) or

(postponed, for the following reasons: )

Yes:
No:
Absent:

MOTION CARRIED
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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.

577Feet
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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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ASSOCIATES, INC.

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

Date: February 7, 2024
June 17, 2024
July 2, 2024

Preliminary Site Plan
For
City of Troy, Michigan

Applicant: Tableau by Modrian

Project Name: Rookery of Troy

Plan Date: June 27, 2024

Location: West side of Dequindre Rd., South of Long Lake, North of Wessels Dr.
Zoning: NN, Neighborhood Node (J), Site Type B

Action Requested: Preliminary Site Plan Approval

PROJECT AND SITE DESCRIPTION

An application has been submitted for a mixed-use development along the west side of Dequindre Road,
south of Long Lake. The site is approximately 6 acres of an undeveloped parcel. The proposed mixed-use
development includes a 7,000 square foot retail building fronting on Dequindre and 23 single-family
attached condominiums in the rear.

Adjacent land uses include commercial development to the north on Long Lake, commercial development
to the east in the City of Sterling Heights, and single-family residential to the west and south.

We note that a 0.75 acre area at the site’s northeast corner is being reserved for a future financial
institution/retail/office. Although this 0.75 acre area is shown on the proposed site plans, it is not
considered part of this site plan review and any future development of said area shall require a new site
plan application.

The site is zoned NN, Neighborhood Node, Street Type A, Site Type B. Condominiums, small scale retail,
office uses, and attached residential are permitted in the NN, Neighborhood Node, Site Type B.
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Location of Subject Site:
West side of Dequindre Rd., South side of Long Lake, North of Wessels Dr.

Location and Aeri

al Image of Subject Site
P e w— =

Residential

Size of Subject Site:

The parcel is 5.94 acres.

Proposed Use of Subject Site:
The proposed uses are 23 single-family attached condominiums and a 7,000 square foot retail building at
the southeast corner of the site.

Current Use of Subject Site:
The site is currently undeveloped.

Current Zoning:
The site is currently zoned NN, Neighborhood Node (J), Site Type B.
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Surrounding Property Details:

Direction Zoning Use

North NN, Neighborhood Node Shell

Walgreens

Lake Square Plaza

D-Care PC Medical Plaza
Solar Solutions of America

South R1-C, One Family Residential District Single Family Residential
East City of Sterling Heights Chase Bank/TCF Bank
West R1-C, One Family Residential District Single Family Residential
NATURAL RESOURCES
Topography: The site is relatively flat with minor elevation changes.

Wetlands/Floodplain: The site does not include wetlands or is located in a floodplain.

Woodlands: A tree survey has been provided to inventory the natural features that exist on-
site. The survey identified a total of approximately 177 trees with most being
invasive species such as cottonwood and box elder. No Landmark trees were
identified. For Woodland trees, the applicant’s preservation credit exceeds the
required DBH replacement. Full replacement and preservation details are
shown in the table below:

Replacement Details

Protected Tree Inches Removed Replacement Required
Landmark 0 inches 0 inches

Woodland 48 inches 24 inches
Preservation/Mitigation Inches Preserved Credit

Landmark 0 inches 0 inches

Woodland 89 inches 178 inches

Total 0 inches required for replacement. (24-178)= -154

Items to be Addressed: None.

SITE ARRANGEMENT

Overall Site:
The site will be accessed via a new, private, two-way road which will enter and exit the site off Dequindre
Road. The retail building will be accessed off the new private road.

This project proposes the development of 23 single-family attached condominiums split between a total
of eight (8) buildings. The proposed eight (8) buildings are scattered in their arrangement across the
property, but each building is placed so that all front facades face a new private road. A 5-foot wide
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sidewalk is provided throughout the site along the outermost edge of the road and along the inner edge
of the road for units in the center of the site (units #12-20).

One (1) detention pond and one (1) bio-retention pond are proposed near the southern edge of the site.
Proposed landscaping is minimal and no outdoor amenities are provided. We recommend that the

applicant incorporate site elements designed to encourage outdoor recreation.

Items to be Addressed:
1) Incorporate site elements that encourage outdoor recreation/amenities.

AREA, WIDTH, HEIGHT, SETBACKS

Buildings in form-based districts are reviewed under Section 5.03.B of the Zoning Ordinance.

Retail Building (Building Form A):

Required/Allowed Provided Compliance
Front i i i
10-foot build to line 15-feet Compllgs \.Nlth Planning
Commission approval
Rear . ;
30 feet minimum Over 30 feet Complies
Side N/A. Building may be
placed up to property line, 46-feet Complies
but is not required to
Height Min:1 stories/14 feet
Max: 3 stories/45 feet Retail: 1 story: 14 feet Complies
Open Space
15% Minimum Over 15% Complies
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Residential Building (Building Form C):

Required/Allowed Provided Compliance
Front
10 feet maximum 20-feet with 5-foot sidewalk See Below
Rear . .
30 feet minimum 30 feet Complies
Side N/A. Building may be
placed up to property line, 20 feet Complies
but is not required to
Neighborhood Nodes: Where a property is
Setbacks Adjacent to abutting a one-family or
Residential one-family attached
(west, south) district, all setbacks 32 feet (west) Complies
. e 30.3 feet (south)
abutting said district shall
be equal to the height of
the building.
Landscape buffer When a parcel is abutting a
(west, south) one-family residential
zoned parcel a minimum
20-foot landscaped
greenbelt shall be
maintained from the 20-foot landscape buffer Complies

property line of the one-
family residential zoned
parcel. The greenbelt shall
be landscaped and
screened in accordance

with 13.02.B.
Height Under 30-feet / 2.5 stories Complies but see
30-feet/ 2.5 stories / discuision below
Open Space
15% Minimum 20% Complies
Height

The maximum height for any portion of a building in neighborhood node adjacent to residential is 30-
feet/2.5 stories. The applicant has shown a maximum height of 22-feet but that is measured to the mid-
point of the roof, not to the peak as required. The midpoint is 22-feet. It appears that the height is to the
roof peak is under 30-feet but that should be confirmed by the applicant.
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Front build-to-line

We note that there are a number of units with driveways that are 20-foot in length and include a five-foot
sidewalk. Though the applicant proposes two-car garages, if residents/guests want to park in the
driveway, cars will overhang into sidewalk. We encourage the applicant to provide a minimum of 25-foot
length driveway.

Items to be Addressed:
1) Provide building height calculation to peak of roof; and 2). Planning Commission to discuss revising
plans to provide a 25-foot driveway length.

SITE ACCESS AND CIRCULATION

Vehicular Access:
The site plans include one (1) point of access off Dequindre Road. This is a new, private road proposed by
the applicant. It is a two-way road within a 40-foot-wide private easement.

Pedestrian Circulation and Safety:
A 5-foot wide sidewalk is provided throughout the site along the outermost edge of the road and along
the inner edge of the road for units in the center of the site (units #12-20).

Items to be Addressed: None

Section 13.06.G of the Zoning Ordinance requires:

Single-Family Residentia‘I: 46 garage spaces

2 spaces per each dwelling +

unit 46 spaces 13 on-street guest spaces Complies
=59 spaces

Retail:

1 space per each 250 SF of 7,000 SF/250 28 spaces Complies

gross floor area = 28 spaces

Barrier Free (Retail): 2 spaces 2 spaces Complies

Items to be Addressed: None
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LANDSCAPING

Landscaping is regulated by Section 13.02:

Required Provided Complies
Screening Between Uses: Southern
Parcels abutting a one-family residential boundary:
zoned parcel shall maintain a 20-foot Screening
landscaped greenbelt from the property | 1 narrow evergreen provided
line of the one-family zoned parcel. tree per 3 lineal feet Complies but
OR Western see discussion
The greenbelt shall be 1 narrow 1 large evergreen boundary: below
evergreen tree per 3 lineal feet OR 1 large tree per 10 lineal Screening
evergreen tree per 10 lineal feet. feet provided
(landscaping /
wall)
Screening Between Uses:
Commercial and attached residential
1 narrow evergreen
The greenbelt shall be 1 narrow | tree per 3 lineal feet
evergreen tree per 3 lineal feet OR 1 large OR Screening Complies
evergreen tree per 10 lineal feet. 1 large evergreen provided
tree per 10 lineal
feet
Greenbelt along Dequindre Rd.:
1 deciduous tree for every 30 lineal feet
of frontage abutting a public road right- | 11 deciduous trees 330 LF
of-way. PLUS frontage/30= Complies
The remainder of the greenbelt shall be Other natural
. . 11 trees
landscaped with grasses, ground covers, | landscape materials
shrubs, and other natural landscape
materials.
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 landscape 20% 48% Complies
area may be brick, stone, pavers, or
other public plaza elements, but shall not
include any parking area or required
sidewalks.
Mitigation: 178 inches credit
Replace 50% of Woodland DBH 24 inches of DBH for 89 inches Complies
Replace 100% of Landmark DBH preserved
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Trash Enclosure:

A trash enclosure for the retail building was shown on the site plan. The applicant proposes masonry
screening, landscaping, and a masonry wall along the southern property line. We note that the proposed
dumpster is located along the southern property line adjacent to a single-family residence. The applicant
should consider alternative locations within the retail site for the dumpster location that is not adjacent
to the adjacent residential house.

Wall
The applicant is proposing a wall along the southern property line between the retail site and the adjacent
single-family residential property. The details of the wall including height and material are not indicated.

Mechanical Equipment:
No outdoor mechanical equipment nor enclosure are presented in the plans.

Items to be Addressed:
1) Consider alternative dumpster location; and 2). Provide wall details

LIGHTING

The applicant is proposing three (3) pole lights, 24 canopy lights, and 13 wall sconces. We note that all
lights are downward facing and comply with all photometric requirements. One (1) of the light poles is
along the southern property line that is directly adjacent to a single-family residence. In addition, the
height of the poles was not indicated.

The applicant should consider moving the light pole off the southern property line.
Items to be Addressed:

1) Consider moving the light pole off the southern property line; and 2). Reduce all pole heights to no
more than 14-feet in height.

FLOOR PLANS AND ELEVATIONS

Commercial:

Floorplans:

Base box floorplans show up to five (5) suites.

Materials:

Materials include a mix of brick, stone, metal roofs, and a significant amount of EIFs. EIFs, or equivalent
material, is only permitted as accent material. Applicant has provided a detailed explanation and
justification of the use of EIFs.

Elevations:

The applicant has met the required transparency requirements.
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Residential:

Floorplans:
Floor plans for one-story units feature two (2) bedrooms with walk-in closets, two (2) bathrooms, a “great

room”, kitchen, dining room, laundry room, and garage. The bedrooms, “great room,” and kitchen all
feature cathedral ceilings. Each bedroom has direct connection to a bathroom and (1) of these bathrooms
are accessible via the hallway. Each one-story unit measures a total of 1,442 square feet.

For two-story units, the first floor remains largely the same, measuring again at 1,442 square feet. The
second story features a third bedroom, walk-in closet, bathroom, and loft/office space. The second story
is much smaller than the first, measuring 403 square feet. The total area of each two-story unit is 1,876
square feet.

21 units feature a front-entry garage and 7 units feature a side-entry garage.

Elevations:

The applicant proposes a building height of 2.5 stories with no specific height indicated. We note that
although no more than two (2) stories are presented in the floorplans, the cathedral ceilings increase
overall building height. Based on the scale provided, each building appears roughly 26 feet tall.

Building Materials:

Proposed building materials include brick, composite engineered board and batten, cedar shake, and
metal roofing. The building materials present a black, gray, and white color scheme; although, there are
technically three (3) different color schemes proposed by the applicant (labeled A, B, and C) and all (3)
color schemes will be incorporated into the site. The main difference between the (3) color schemes is
the texture of brick.

Items to be Addressed:
1. Replace EIFs with alternative material

SITE PLAN REVIEW STANDARDS

Section 8.06 outlines Site Plan Review Design Standards.

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

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

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

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

2. Development shall incorporate the recognized best architectural building design practices.
a. Foster a lasting impact on the community through the provision of high quality design,
construction, and detailing.
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Provide high quality, durable materials, such as but not limited to stone, brick, glass, and
metal. E.I.LF.S. or material equivalent shall only be used as an accent material.

Develop buildings with creativity that includes balanced compositions and forms.

Design roofs that are appropriate to the architectural style of the building and create an
appropriate visual exterior mass of the building given the context of the site.

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

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

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

a.
b.
c.

d.

e.

Provide elements that define the street and the pedestrian realm.

Create a connection between the public right of way and ground floor activities.

Create a safe environment by employing design features to reduce vehicular and
pedestrian conflict, while not sacrificing design excellence.

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

Improve safety for pedestrians through site design measures.

Items to be Addressed: Planning Commission to consider if site plan standards have been met.

SUMMARY

Planning Commission to consider if site plan standards of 8.06 have been met, and specifically discuss the

following:

1. Incorporate site elements that encourage outdoor recreation.

1) Provide 25-foot driveway length.

2) Move dumpster location.

3) Move the light pole off the southern property line and reduce all pole heights to no more than
14-feet in height.

4) Replace EIFs with alternative material

If the Planning Commission approves the project, we recommend the following conditions:

1) Provide building height calculation to peak of roof
2) Provide wall details

10
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From: Melinda Evans

To: administration@mondrianproperties.com
Cc: Planning

Subject: The Proposed Rookery Site Plan

Date: Tuesday, February 13, 2024 3:03:33 PM

You don't often get email from evansmelinda24@gmail.com. Learn why this is important

CAUTION: This email did not originate from within the City of Troy. Do not click links or
open attachments unless you recognize the sender and know the content is safe.

February 13, 2024

Dear Sir or Madame;

I am writing to formally express my objection to the proposed placement of units 1 through
6 in the southeast corner of the development known as the Rookery, to be located on the
west side of Dequindre Road, south of Long Lake in the City of Troy, MI.

As detailed in the site plan, the design layout situates units 1-3 and 4-6 to face one another,
with access via a street that directly aligns with and runs perpendicular to the rear of my
property at 2977 Wessel Drive. This proposed arrangement, especially with each unit
allocated 4 parking spaces, presents significant concerns for my household and our quality
of life.

The direction and frequency of vehicle headlights will shine more on my property
throughout the day and evening will be substantial. This poses a nuisance, diminishing the
enjoyment and comfort of my home's dining room, kitchen, family room, patio, and
backyard areas. An additional concern extends to my pet, a large German Shepherd, who
is sensitive to traffic and reacts to every vehicle that passes. This habit, currently
manageable by keeping my pet in the back of the home, will become a significant issue
with the increased traffic projected by the development’s current design.

Moreover, | hold a reasonable belief that the proximity of the street and the six residences
directly behind my property would lead to a considerable depreciation in the market value of
my home, potentially amounting to a six-figure loss. This prospect compels me to oppose
the site plan as currently proposed.

| propose an alternative solution that would address my concerns and potentially mitigate
the adverse impact on my property. Adjusting the site plan to eliminate one of the two
buildings at the southeast corner and repositioning the remaining building to run parallel to
Wessel Drive and Long Lake would greatly reduce the direct impact on my real estate.
Such an adjustment would alleviate my objections, providing a more favorable outcome for
all parties involved.

I am open to discussing this matter further and exploring mutually beneficial solutions.
However, should the current site plan proceed without modification, | will feel compelled to
take all reasonable steps to oppose the development in its current form.


mailto:evansmelinda24@gmail.com
mailto:administration@mondrianproperties.com
mailto:planning@troymi.gov
https://aka.ms/LearnAboutSenderIdentification

| trust that we can work collaboratively towards a resolution that respects the interests of all
stakeholders involved. | appreciate your attention to this matter and look forward to your
response.

Respectfully yours,

Melinda Evans

CC: City Planning Commission Troy, Ml
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1849 Pond Run
Auburn Hills, M| 48326

844.813.2949
peagroup.com

July 1, 2024
PEA Project No: 2021-0310

City of Troy

Planning Department
500 West Big Beaver
Troy, MI 48084

Subject: The Rookery of Troy (PSCP2023-0010)

Preliminary Site Plans

We have received the Preliminary Site Plan Review by Carlisle Wortman and Associates dated June 17,
2024, and the PZE report dated June 3, 2024. After receiving feedback from the City and the Planning
Commission, we offer the following changes:

Planning Review Comments:

1)

2)

3)

4)

5)

6)

Revise plans to provide 25-foot driveway length.
e All units have minimum 20’ driveways from the back of sidewalk, plus a 5’ sidewalk for
atotal of 25,
If the Planning Commission does not grant the greenbelt deviation, the applicant shall provide a
minimum of 20-foot landscape buffer.
¢ Plans have been updated to include a 20-foot landscaped green belt buffer around the
site.
Provide sidewalks along units 12-20;
o A sidewalk along the interior of the site has been added to the plans.
Provide pedestrian improvements and crosswalks as directed by the Engineering Department.
e Along with an interior sidewalk, crosswalks have been shown on the site plan as
reguested.
Provided required screening along southern and western boundary.
e Screening trees have been incorporated into the landscape plan per the ordinance in
the provided 20-foot landscape buffer.
Provide details of trash dumpster screening.
e Trash enclosure detail has been added to the plan.
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7) Submit detailed photometric plans showing compliance with Section 13.05.
e A photometric plan has been included in the resubmitted plans.

PZE Review Comments:

¢ Provide plan for fire apparatus access roads (fire lanes)

o The t-turnaround across from unit 8 is dimensioned on the preliminary site plan and
meets IFC standards. Additionally, fire lane sighs have been added to the site plan
and the road width is 28 feet with 25’ internal radii as shown on the preliminary site
plan.

e Current proposed outlet goes into another detention pond. Consider outleting directly into the 24"
county drain on Dequindre
o Alternate outlet to Dequindre not achievable due to site topography being lower
than existing storm.
e Easement over private road for refuse collection will be required for curbside collection.
o Noted.
¢ Proposed plan needs valves\gatewell at unit 5 wm tee and unit 3 wm tee and also at 8" wm
connection to existing water main at Dequindre. Commercial property on Dequindre needs grease
interceptor and inspection manhole.
o Gate valves have been added to the plan as requested. A grease interceptor and
inspection manhole will be incorporated as required during final site plans.
e Spacing between hydrants exceed 500' on road with units 20-25
o Hydrant spacing has been revised to not exceed 500’ minimum spacing.
¢ Provide fire lane signs on all fire apparatus access roads. Signs shall adhere to City of Troy
standards.
o Firelane signs have been added to the plan as requested.
¢ Sidewalk needed for units 10-14 and 22-25
o Plan has been revised to include sidewalks for all units.
¢ Why is the northeast corner of the property not part of the proposed development? Why is sanitary
sewer being extended to the parcel when it is not part of the Site Plan?
o Sanitary sewer is being extended to the northeast corner of the site to prepare for
future development.
e Additional crossing are needed
o Crosswalks have been added to the plan to facilitate pedestrian access.
o Sidewalks need to be 7 foot wide when parking overhangs sidewalk.
o Sidewalks have been expanded to accommodate parking overhangs.
e Unit 20, 20 feet required for parking from garage to sidewalk
o Thedriveway has been extended as requested.
¢ Right turn deceleration lane required on Dequindre per the Development Standards
o Arright turn lane is not warranted since Dequindre is a five lane road.
o Provide paved access to detention pond and bio-detention pond
o No paved access road is proposed due to its close proximity to the proposed road
and parking.
e Grading Plan should reflect all runoff being contained on-site
o Where feasible, all storm water runoff will be contained on site.
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e Detention Pond outlet pipe size shall be maximum 15 inch diameter. If 10-year storm calculations
require a size greater than 15 inch diameter, alternate outlet will be required, possibly to the 24 inch
storm sewer on Dequindre.

o Noted. This will be addressed during final site plans.
¢ Provide Wetland Determination. Determination needs to be submitted to EGLE for acceptance
o There are no wetlands are on site. EGLE concurrence is not required unless
otherwise directed by the planning department.
¢ Provide a Light Pole at the entrance to Dequindre
o Alight pole has been included near the entrance as requested.

If you should have any questions or require any additional information, please feel free to contact this office.
Sincerely,

PEA Group

s

John B. Thompson, PE
Senior Project Manager



ALEXANDER V. BOGAERTS & ASSOCIATES, P.C.
Architecture

Planning

Interior Design

2445 Franklin Rd.
Bloomfield Hills, M1 48302
248/ 334-5000

fax: 248/ 334-0092

June 27, 2024

City of Troy

Planning Commission
500 W. Big Beaver Rd
Troy, M| 48084

Re: Rookery of Troy
Proposed Residential and Commercial Mixed-Use Development
(response to Carlisle Wortman review letter June 17, 2024)

Members of the Planning Commission,

Mondrian Properties has engaged Alexander V Bogaerts & Associates Architects to design their
Proposed Residential and Commercial Mixed-Use Development.

The project is located on the west side of Dequindre Road, south of Long Lake, and north of
Wessels Drive.

The project consists of 23 attached single-family condominiums located at the Western 2/3 of
the site. We specifically located the residential component of the project on this area of the site
because it acts as a perfect transition to the existing single-family to our south, and the existing
commercial to our north.

Our proposed 6790 sq ft retail component is located along Dequindre Road which allows for
good exposure for our retail tenants. The building is actually double fronted allowing our
residents and the public to access the building from the west as well as the east side from the
public walk along Dequindre. The proposed building location will act as a continuation of the
commercial development along Dequindre Road. We believe our mixed-use development meets
the spirit and intent of the cities master plan and the Neighborhood Node zoning.

The architectural design theme for the residential portion of the project is contemporary
farmhouse; The materials for this architectural style typically consists of vertical board and
batten siding with complements of brick, generally located at the base of the building.

We have three different unit elevation styles which alternate architectural detailing and colors,
and complement one another across the building’s facade.



In order to create a variety of interest across the residential unit building facade, we have
elevated the brick in various locations. We varied the window detailing and provided metal
awning accents on a number of the windows, we’ve also varied the garage door designs and
offset them back from the main facade line to deemphasize the garage door, and direct more
attention to the more prominent architectural elements across the balance of the facade.

The main roofline is broken up by a number of various gable details as well as alternating dormer
details that creates tremendous interest across the overall facade. Carlisle Wortman‘s letter
comments on the building heights not being shown on the elevations; the building heights are
indicated on sheets 4 & 5, they range from +- 19°-22’, These are essentially ranch units with 1 %
story options for bedrooms and lofts that are built into the roofline. They are a very low-profile
building type that will be an excellent transitional residential design to our single-family
neighbors to the south.

We've provided a 3D renderings and material board which indicates all of the different colors
and materials that make up the project.

We provided an architectural site plan on sheet 5 to address Carlisle Wortman‘s comment
requesting clarification as to how the various color schemes work for each building type. The
A,B,C color and material schemes are noted on this architectural site plan, which indicates where
each of the various A,B,C schemes are located for each of the building types.

Our residential units will offer several different options ranging from 1442 sq ft two-bedroom
ranch units with two car garages, up to 1876 sq ft three-bedroom units with bedrooms and lofts
on the second floor and two car garages.

Each of the units will have a patio off the rear of the living space; this will provide the residents
with a private outdoor amenity space. There are several small common outdoor open space
areas adjacent to the majority of the units, these outdoor spaces will allow the residents to
further engage with the outdoors. We believe these outdoor amenity areas will encourage
outdoor recreation which was one of Carlisle Wortman’s review comments.

Sidewalks are provided throughout the development allowing the residents to either walk or
ride bikes to the retail component of the project. Our private walks connect to the public walk
along Dequindre Rd which will allow our residents to walk or ride bikes to other nearby existing
commercial businesses, parks and recreational amenities throughout the community.

Our retail building is a state-of-the-art design which incorporates a varied material pallet.

The fagade varies in dimension and materials both vertically and horizontally; it is intentionally
subdivided into a series of elements which accentuate the various tenant spaces and creates a
tremendous amount of interest across the facade.

The building is anchored to the ground with three different bricks and stone accent areas, the
brick and stone are predominant materials and rhythmically alternate across the fagcade
allowing three key elevated tenant elements to stand out on the elevation.

Two of the three key elevated tenant elements have large-cap cornice details, creating
prominence and building massing on the highly visible corners of the building.



We designed these elevated tenant areas using EIFS as the building material for two specific
reasons:

First: the elements will be over the main roof, EIFS is an excellent material for this location
because it is light weight.

Second: we chose to use EIFS in these elevated locations because unlike many other product
options like a metal panel, and Hardie panel reveal system; EIFS allows much more design
flexibility for large clean uninterrupted areas of the fagade; it does not require the intense
amount of reveals or control joints that these other material options require.

Using EIFS allows us to reinforce these key design elements on the fagcade, and not break them
up with small horizontal checkerboard reveal patterns.

Carlisle Wortman in their review letter comments on the amount of EIFS used on the building.
We used EIFS as an accent material on the corner elements and central element at the upper
column areas, cap areas, and signage areas. There is very little EIFS used between 2’and 8’; the
majority of material in these areas is either brick or decorative stone.

We added sheet 8A which has material percentage calculations for the entire building. When
you compare the percentage of EIFS to all of the other materials it is roughly 1/3 of the
building; which we consider to be an accent material percentage, not a predominant material.
EIFS is being used by architects as a much more significant design element in today’s
architecture. Today’s EIFS is a much stronger and more durable material as compared to its
predecessor, (see sperate STO EIFS information).

We have large areas of storefront glazing with transom glass on all sides of the building,
especially on the street fronts. All of the storefronts are accented with alternating awnings.

The large corner elements and the central elevated element have slim horizontal awnings, the
intermediate storefronts have shed awnings. This was done to reinforce all of the vertical and
horizontal movement on the building, and create a sense of identity and interest for the various
tenant storefronts.

The retail spaces will have high ceilings to meet today’s tenant demands; when you take in
consideration the high ceilings, high glass lines and general massing and height of the building
which reaches heights of 27, it begins to feel like a two-story building. We believe the building
as designed meets the spirit and intent of the Neighborhood Node District.

The material pallet for the retail building was chosen to meet our design goals for the building,
and to be complementary to the attached single-family residential portion of the project.

We believe our design for both the attached single-family units and retail building meets the
spirit and intent of the Neighborhood Node Ordinance, and will be a wonderful addition to the
community.

We look forward to presenting our project to the planning commission at their next meeting.

Sincerely
Wonk Hanatha

Mark Abanatha, Architect



ADVOCACY
INFORMATION

EIFS INDUSTRY
| EIMA JREM




Introduction

A significant part of the value of your membership is the advocacy and legislative leadership EIMA provides to
the EIFS industry. Members work together to promote and educate the construction industry, governmental
leaders, project owners and designers on the value and benefits of EIFS. EIMA advocates change in local, state
and federal laws and regulations to encourage equal opportunity for EIFS. Additionally, EIMA represents the
EIFS industry at code development hearings and at meetings of standard developing organizations.

EIMA has developed an educational package of information on EIFS that can be used by any of its members in
promoting EIFS and educating local officials, owners, architects, etc. on the value of EIFS. Please print,
distribute and use this information as often as needed to help spread the word about EIFS and move the
industry forward.

When facing a statutory or regulatory restriction against the use of EIFS or an unreasonable obstacle to its use,
consider these steps:

1. Reach out to EIMA to see if it is already aware of the restriction/obstacle, and if EIMA can provide any
background or additional information.

2. Set up a meeting with the local planning, zoning, or building codes department to understand the
reasoning behind the restriction/obstacle, even though the local governing body might still have the final
say on these matters. The goal is to obtain additional background for the restriction/obstacle. If you feel
it's necessary to gain assistance from EIMA, please feel free to call EIMA. Please feel free to use the
information on this page to help guide your conversation. Information you should obtain from your
contact is the following:

a. How old is the restriction?

b. What were the concerns when it was passed?

c. What other exterior cladding or building materials are being restricted?

d. Typically, durability, appearance, and moisture control (use the Oak Ridge National Laboratory
information found under the “Benefits of EIFS”) are the most common topics of concern.

3. Follow-up with the locality to provide answers to any of their questions. Again, EIMA is willing to help
with this.

4. If it doesn’t appear as though the locality is going to budge, reach out to EIMA for assistance and help in
developing a plan to move forward.

Examples:
Case 1: Success at Planning Commission in Shawnee, KS

In 2017, the EIFS Industry Members Association (EIMA) was contacted by a business liaison working on behalf
of the City of Shawnee, KS. Their objective was to look into lifting existing restrictions against EIFS, for wider
use in the city.

EIMA, an EIFS manufacturer, and a local distributor all worked together to put a message forward that would
resonate with both the planning department and commission. Sharing the evolution of EIFS and the superior
performance of the system were key points in addressing concerns raised by the city. Information on durability,
aesthetics, and more contributed to successful meetings.

A local Kansas distributor was well equipped with talking points and facts, and attended several meetings on
behalf of the group. In April 2018, the planning commission voted to allow EIFS with only a few minor caveats.
This was the final approval needed to lift the previous prohibitions.

Case 2: City Council of North Augusta, SC

In early 2016, EIMA noticed some city councilmembers discussing the possibility of lifting a restriction on EIFS
that had existed in North Augusta, SC. Representatives from EIMA reached out to one of the individuals who
seemed to be showing the most support for a change and supplied this individual with useful information.

The information centered around 3 topics: an overall introduction to EIFS, durability, and the
aesthetics/appearance the system can achieve. After this case moved through the process, the restriction on
EIFS was largely eliminated.

Both of these cases show examples of where information, that can be found in this packet, have a proven track



What Are EIFS?

Exterior Insulation and Finish Systems (EIFS) are multi-layered exterior wall systems that are used on both
commercial buildings and homes. They provide superior energy efficiency and offer much greater design
flexibility than other cladding products.

EIFS were first introduced in the United States in the late 1960’s, and were used on commercial buildings, and
later, on homes. EIFS typically consist of the following components:

* A water-resistive barrier that covers the substrate

* Adrainage plane between the water-resistive barrier (WRB) and the insulation board that is most
commonly achieved with vertical ribbons of adhesive applied over the WRB.

* Insulation board typically made from expanded polystyrene (EPS)

* Aninsulation board is attached with an adhesive or mechanically to the substrate

*  Glass-fiber reinforcing mesh embedded in the base coat

* A water-resistant base coat that is applied on top of the insulation to serve as a weather barrier

* Afinish coat that typically uses colorfast and crack-resistant acrylic co-polymer technology

EIFS today are one of the most tested and well researched claddings in the construction industry. Research,
conducted by the Oak Ridge National Laboratory and supported by the Department of Energy, has validated
that EIFS are the “best performing cladding” in relation to thermal and moisture control when compared to brick,
stucco, and cementitious fiberboard siding. In addition, EIFS is in full compliance with modern building

codes which emphasize energy conservation through the use of Cl (continuous insulation) and a continuous air
barrier. Both of these components are built into today’s EIFS products to provide maximum energy savings,
reduced environmental impact over the life of the structure, and improved IAQ, Indoor Air Quality. Along with
these functional advantages comes virtually unlimited color, texture, and decorative choices to enhance curb
appeal and enjoyment of almost any home or structure.

TYPICAL EIFS CONFIGURATION

1 Concrete or Masonry
Substrate

2 Wood or Steel Framing

3 Approved
Sheathing/Substrate

4  Air/Water Resistive Barrier Coatings

5 Vertical Notched Trowel Adhesive
Applied to Insulation Board
Insulation Board

7  Reinforcing Mesh Embedded in
Base Coat EIFS with drainage can be attached to concrete,



EIFS Fact Sheet

According to the definitions of the International Building Code and ASTM International, an Exterior Insulation
and Finish System (EIFS) is a nonload bearing, exterior wall cladding system that consists of an insulation
board attached either adhesively or mechanically, or both, to the substrate; an integrally reinforced base coat;
and a textured protective finish coat.

EIFS with Drainage, another EIFS system, is the predominate method of EIFS applied today. As the name
implies, EIFS with Drainage provides a way for moisture that may accumulate in the wall cavity to evacuate. It
is a system that:

* Incorporates a water-resistive barrier (WRB) between the insulation board and the substrate (the
surface to which EIFS is attached).

* Places the drainage plane between the WRB and the insulation board and is most commonly achieved
with vertical ribbons of adhesive applied over the WRB.

* Incorporates by design other accessories and a means for evacuation of incidental moisture from
behind the insulation board in addition to those components listed previously.

Whatever system applied, barrier EIFS or EIFS with Drainage, both systems are engineered to provide a
durable, energy efficient, design flexible, and cost effective exterior cladding for virtually all building types.
Ultimately the system used is determined by the architect in accordance with code and project requirements.



Benefits of EIFS

The growing popularity of EIFS is due to the fact that few, if any, competitive materials offer such a wide range
of desirable product benefits. Chief among these are superior energy efficiency and virtually unlimited design
flexibility.

Energy Efficiency and Energy Codes

EIFS can reduce air infiltration by as much as 55% compared to standard brick or wood construction. And since
walls are one of the greatest areas of heat and air conditioning loss, improvement in the wall insulation can be
very meaningful in terms of energy conservation.

What's more, EIFS add to the "R-value" of a home or building. (R-value is a measurement of the resistance to
heat flow; the higher the R-value, the better the material's insulating value.) Most EIFS use insulation board with
an R-value of R-4 to R-5.6 per inch as the innermost layer in the wall system. When combined with standard
wall cavity insulation, this extra layer can boost wall insulation from R-11 to R-16 or more.

Another point to keep in mind on new construction: Due to the energy efficiency of EIFS, it may be possible to
specify lower-capacity heating and air conditioning equipment without sacrificing anything in terms of interior
comfort.

The US Department of Energy (DOE) mandated on October 18, 2013, all States update their commercial
building code to meet or exceed ASHRAE Standard 90.1 - 2010.

*EIFS was the first to meet standards of Continuous Insulation (Cl) and has long been the solution to the
expanded requirements.

There are a variety of case studies available validating the energy savings associated with EIFS; for a recent
example of EIFS in action, you can check out the 2012 Better Buildings Federal Awards Program results, where
an EIFS cladded building helped reduce energy use by nearly 45% in a 12 month period.

Durability

Unlike wood, stucco and other siding materials, EIFS rarely need painting. Most EIFS systems are specially
formulated with 100% acrylic binder, which gives EIFS superior resistance to fading, chalking and yellowing. As
a result, the systems tend to maintain their original appearance over time. And since the color is integral to the
finish coat, even if the surface is scratched, the same color appears beneath the abrasion.

EIFS also have excellent resistance to dirt, mildew and mold, which helps keep the building exterior looking
clean and freshly painted. Should the surface ever become soiled, it can usually be cleaned by hosing it down.

The systems are designed to be very flexible, which makes them highly crack resistant. When walls expand or
contract due to rising or falling temperatures, EIFS are resilient enough to "absorb" building movement and thus
avoid the unsightly cracking problems that are so common with stucco, concrete and brick exteriors.

EIFS has passed the stringent Miami-Dade County Hurricane Test, showing no impact against hurricane style
weather.

Appearance/Design Flexibility/Aesthetics

The rich appearance of EIFS bears a resemblance to stucco or stone, but the systems are far more versatile
than these and other materials. Not only do EIFS come in virtually limitless colors and a wide variety of textures,
but they also can be fashioned into virtually any shape or design.

With EIFS, skilled applicators can create all sorts of exterior architectural detailing that would often be cost-
prohibitive using conventional construction -- cornices, arches, columns, keystones, cornerstones, special
moldings and decorative accents are but a few examples.

Using this ingenious process, EIFS applicators can give a striking, distinctive appearance to any building or
residence.



Benefits of EIFS (continued)

Moisture Control

Recent research, conducted by the Oak Ridge National Laboratory and supported by the Department of Energy,
has validated that EIFS are the "best performing cladding" in relation to thermal and moisture control when
compared to brick, stucco, and cementitious fiberboard (commonly known as fiber cement) siding.

EIFS are among the most water resistant exterior surfaces you can put on a house. But as with all claddings,
EIFS must be correctly installed and properly detailed if they are to perform properly. Otherwise, moisture can
get behind the systems and cause damage, just as it can with wood siding, brick or any other exterior.

Water intrusion is seldom a problem on commercial structures with EIFS. Water intrusion damage to homes is
uncommon, but when it does occur, the moisture typically affects only small areas which can be easily and
inexpensively repaired.

In cases where homes have been damaged, the problems have been traced to the use of poor quality (even
leaky and/or non code-compliant) windows and/or improper flashing and sealing. As a result, when building with
EIFS, it is wise to use quality windows (such as those with AAMA certification) which are code-compliant, and to
make sure there is proper flashing and sealing around windows, doors, roofs, deck-to-house attachments, and
all other exterior wall penetrations.

Periodic maintenance should include thorough checking of the flashing and sealing to ensure that the building
envelope remains watertight. Damaged or missing flashing should be repaired or replaced immediately;
likewise, cracked or deteriorated sealants should immediately be repaired, or removed and replaced.

Fire Testing

EIFS have passed the major fire resistance tests that are required by the building codes. EIFS have passed fire
resistance, ignitability, intermediate multi-story, and full scale multi-story corner tests; meeting the standards set
forth with each test. These tests include:

*Fire Resistance (ASTM E 119) — EIFS PASSED, showing no negative effect on the fire resistance of a rated
wall assembly.

«Ignitability (NFPA 268) — EIFS PASSED with no ignition at 20 minutes of radiant heat exposure.

sIntermediate Multi-Story Fire Test (NFPA 285 (UBC 26-9)) — EIFS PASSED

+Criteria included resisting the spread of a flame within combustible core/component of panels from one story to
the next. In addition, resisting lateral spreading of flames from the origin of the compartment fire to adjacent
spaces.



Maintenance

Unlike wood, stucco and other siding materials, EIFS rarely need painting. Most EIFS systems are specifically
formulated with 100% acrylic binder, which gives EIFS superior resistance to fading, chalking and yellowing. As
a result, the systems tend to maintain their original appearance over time. And since the color is integral to the
finish coat, even if the surface is scratched, the same color appears beneath the abrasion.

EIFS also have excellent resistance to dirt, mildew and mold, which helps keep the building exterior looking
clean and freshly painted. Should the surface ever become soiled, it can usually be cleaned by hosing it down.
The systems are designed to be very flexible, which makes them highly crack resistant. When walls expand or
contract due to rising or falling temperatures, EIFS are resilient enough to “absorb” building movement and thus
avoid the unsightly cracking problems that are so common with stucco, concrete and brick exteriors.

EIFS are among the most water resistant exterior surfaces you can put on a house. But with all claddings, EIFS
must be correctly installed and properly detailed if they are to perform properly. Otherwise, moisture can get
behind the systems and cause damage, just as it can with wood siding, brick, or any other exterior cladding.
Water intrusion is seldom a problem on commercial structures with EIFS. Water intrusion damage to homes is
uncommon, but when it does occur, the moisture typically affects only small areas which can be easily and
inexpensively repaired.

In cases where homes have been damaged, the problems have been traced to the use of poor quality (even
leaky and/or non code-compliant) windows and/or improper flashing and sealing. As a result, when building with
EIFS, it is wise to use quality windows (such as those with AAMA certification) which are code-compliant, and to
make sure there is proper flashing and sealing around windows, doors, roofs, deck-to-house attachments, and
all other exterior wall penetrations.

Periodic maintenance should include thorough checking of the flashing and sealing to ensure that the building
envelope remains watertight. Damaged or missing flashing should be repaired or replaced immediately;
likewise, cracked or deteriorated sealants should immediately be repaired, or removed and replaced.



What’'s New with EIFS

Since its introduction in the United States in the late 1960’s, many improvements have evolved in Exterior
Insulation and Finish Systems (EIFS).

Validation through Studies and Tests—According to research conducted by the Oak Ridge National
Laboratory and supported by the Department of Energy, EIFS have been validated as the best performer in
relation to moisture control and thermal efficiency when compared to brick, stucco, and cementitious fiberboard
siding. EIFS also have undergone several fire tests required by building codes and passed every one. EIFS
have passed fire resistance, ignitability, intermediate multi-story, and full scale multi-story corner tests; meeting
the standards set forth with each test.

EIFS with Drainage—EIFS with Drainage offers the same benefits as the older version of EIFS, but;
it contains a drainage cavity that permits the evacuation of any incidental moisture accumulation to be removed,
and; it provides protection to the substrate by use of a liquid-applied water resistive barrier (WRB).

Improved Sealants—Sealants used to fill joints in EIFS continue to improve over time. For EIFS, in general,
low modulus sealants that maintain their properties with exposure to ultra-violet (UV) light are recommended. In
addition the sealant must, at the very least, comply with ASTM Test Method G1382-97. Most sealants meet or
exceed this standard, and many continue to outperform it.

Of course, in the selection of any sealant, other functional factors must be considered such as anticipated joint
movement, substrates to which the sealant will be bonded, exposure to cyclical movement, and exposure to
temperature extremes. Additional information can be obtained by referring to ASTM Test Method G1382-97,
Standard Test Method for Determining Tensile Adhesion Properties of Sealants Applied to Exterior Insulation
and Finish Systems (EIFS), Class PB. Also, the user should always consult with the sealant manufacturer for
guidance on suitability, design, and proper use and handling of the sealant.

Improvements to Finishes—Improvements continue to be made in EIFS finishes. For example some leading
manufacturers have finishes that allow the moisture that accumulates between the finish and the base coat to
migrate harmlessly to the exterior. Another example is the finish that is glossy and allows any dirt buildup to
wash away with rain. Additionally, manufacturers can match any color and provide many different finishes
including the appearance of brick and metal.

EIFS Listed in Building Codes—Since 2009, the International Building Code and International Residential
Code, both published by the International Code Council, provide for, within the code itself, the use of Exterior
Insulation and Finish Systems (EIFS).

Insurance for EIFS—The availability of affordable insurance coverage for both commercial and residential EIFS
projects continues to improve. This is true for coverage for EIFS applicators as well. As more insurance firms
become aware of the advantages of EIFS, they will respond to the market.

Streamlined Evaluation Reports—Currently, the most widely-used evaluation is the International Code
Council’'s Evaluation Service (ICC-ES). EIFS have long met the ICC’s acceptance criteria and those of the
legacy organizations that merged to make up the ICC. The information that is contained in these reports has
recently been streamlined to make their use easier. This is because, when a building product or system is not
provided for in the building codes, evaluation reports may be referenced by the local building official to ascertain
if the product or system has been reviewed to comply with certain evaluation criteria that have been established
by the model building codes.



EIFS Training & Inspection Programs

®
EIFS Doing It Right

EIFS Doing It Right® is a national, standardized education and certificate program available from the Association
of the Wall and Ceiling Industry (AWCI). It is a two-day course that focuses on generic EIFS installations
according to industry standards. Instruction covers the essential knowledge and techniques for correct EIFS
installations and proper inspections. The content is based on industry accepted standards and best practices
and is updated as the industry changes. The focus and basis of the generic instruction are class PB systems;
both barrier and drainage, with an overview of class Pl systems, direct applied exterior finish systems (DEFS)
and acrylic finish over portland cement plaster (stucco). The program is geared to EIFS applications for new
commercial construction.

There are three certificate categories, each with pre-qualifications: 7 AWCI
e EIFS Industry Professionals
e EIFS Mechanics %I‘
* EIFS Inspectors
It Right

Course topics include:
* Industry Standards and Specifications
e Material Storage and Temporary Protection
e Substrates and Efflorescence
e EIFS with Drainage and Flashing
* EPS Boards, Mesh, Basecoat and Finish Coat
* Adhesive and Mechanical Attachment
e Joints, Sealants and Repairs
* Inspection: Philosophy, Scheduling & Methodology, Reports
* Design Considerations

CERTIFICATION PROGRAM

EIFSMART Contractor

T — The EIFSmart Contractor is a recognition awarded to companies that
it ”/. /)/'S‘/ . aal are committed to quality workmanship in Exterior Insulation and Finish
’_L\-\\_\\‘ . ' ’//(7/- Systems (EIFS). The company demonstrates its merit and commitment
" Your company's name kere 2, through EIFS education and certification. The recognition requires that
b e the s a specified percentage of the employees have been educated in EIFS
B sMART | application and theory, according to industry standards and accepted

means and methods of high-quality installations.

Ethics. This entails among other things, that the company employ
trained and tested personnel in the EIFS Doing It Right methods. Only
those who pass a rigorous examination earn the certification. These
individual certifications are a requirement for the company recognition.

e T e There is accountability to the distinction such as adhering to a Code of
June 30, 2011 AWCI . qg

Companies wishing to become recognized as an EIF Smart Contractor must meet the following requirements:

* 40% of the EIFS employees must hold a valid certification from AWCI

e This ratio is to be carried for each project

* Atleast one of the certified employees must be at the decision-making level so that the message of
EIFS Doing It Right is adopted and directed from the top down.

* The foreman for each EIFS project is to be AWCI certified

* An annual reporting form attests that the criteria are met on a continuing basis in order to maintain the
distinction and be listed on the National Registry at www.awci.org/registry



http://www.awci.org/registry

EIFS Claims History

The litigation and claims history for EIFS has decreased dramatically due to many reasons. Below is a chart
showing the ever-decreasing number of claims brought against four major EIFS manufacturers.

EIMA Manufacturer Litigation Claims

2009 2010 2011 2012 2013 2014 2015 2016

©2017 EIFS Industry Members Association



EIFS in the Building Codes

The 2009 editions of the International Building Code and International Residential Code, both published by the
International Code Council (ICC), provide for, within the codes themselves, the use of Exterior Insulation and
Finish Systems (EIFS).

The action to approve the inclusion of EIFS into the building codes was first taken at the ICC Code Development
Hearings in Palm Springs, California in February 2008 when hearings were first presented to an ICC oversight
committee conducting their proceedings before an audience of over 800 code officials from around the U.S.
Final approval took place at the ICC Final Action Hearings in Minneapolis, Minnesota in September of 2008 as
over 1,000 code officials from every state overwhelmingly approved the adoption of EIFS into the ICC
International Building Code (IBC) and International Residential Code (IRC). The inclusion of the EIFS
provisions in the IBC and IRC:

* Simplifies the use of EIFS

* Simplifies specifying EIFS

e Simplifies product comparisons

Why was it important to get EIFS into the building code? Because it validates the product making it equal to
other building products listed in the code and it takes some of the discretionary use of EIFS away from the code
official provided they have not made amendments to the Code Sections referencing EIFS.

Further, provisions for the use of EIFS are contained in the standard of the American Society of Heating,
Refrigerating, and Air-Conditioning Engineers entitled “Energy Standard for Buildings Except Low-Rise
Residential Buildings”, ASHRAE Standard 90.1.

SECTION 1408 of the IBC

EXTERIOR INSULATION AND FINISH SYSTEMS (EIFS)

1408.1 General. The provisions of this section shall govern the materials, construction and quality of exterior
insulation and finish systems (EIFS) for use as exterior wall coverings in addition to other applicable
requirements of Chapters 7, 14, 16, 17 and 26.

1408.2 Performance characteristics. EIFS shall be constructed such that it meets the performance
characteristics required in ASTM E 2568.

1408.3 Structural design. The underlying structural framing and substrate shall be designed and constructed to
resist loads as required by Chapter 16.

1408.4 Weather resistance. EIFS shall comply with Section 1403 and shall be designed and constructed to
resist wind and rain in accordance with this section and the manufacturer’s application instructions.

1408.4.1 EIFS with drainage. EIFS with drainage shall have an average minimum drainage efficiency of 90
percent when tested in accordance the requirements of ASTM E 2273 and is required on framed walls of
Type V construction and Group R1, R2, R3 and R4 occupancies.

1408.4.1.1 Water-resistive barrier. For EIFS with drainage, the water-resistive barrier shall comply with
Section 1404.2 or ASTM E 2570.

1408.5 Installation. Installation of the EIFS and EIFS with drainage shall be in accordance with the EIFS
manufacturer’s instructions

1408.6 Special inspections. EIFS installations shall comply with the provisions of Sections 1704.1 and 1704.14
SECTION 703.9 of the IRC

R703.9 Exterior insulation and finish system (EIFS)/EIFS with drainage. Exterior Insulation and Finish
System (EIFS) shall comply with this chapter and Sections R703.9.1 and R703.9.3. EIFS with drainage shall
comply with this chapter and Sections R703.9.2, R703.9.3 and R703.9.4.

R703.9.1 Exterior insulation and finish system (EIFS). EIFS shall comply with ASTM E 2568.

R703.9.2 Exterior insulation and finish system (EIFS with drainage. EIFS with drainage shall comply with
ASTM E 2568 and shall have an average minimum drainage efficiency of 90 percent when tested in accordance
with ASTM E 2273.

R703.9.2.1 Water-resistive barrier. The water-resistive barrier shall comply with Section R703.2 or ASTM E
2570.

R703.9.2.2 Installation. The water-resistive barrier shall be applied between the EIFS and the wall sheathing.
R703.9.3 Flashing, general. Flashing of EIFS shall be provided in accordance with the requirements of Section
R703.8.

R703.9.4 EIFS/EIFS with drainage installation. All EIFS shall be installed in accordance with the
manufacturer’s installation instructions and the requirements of this section.

R703.9.4.1 Terminations. The EIFS shall terminate not less than 6 inches (152 mm) above the finished ground
lavel




Re: Rookery of Troy
6-27-24

STO Corp
Retail building (EIFS information)

Good Afternoon Mark,

In follow up to our recent conversation, | have reviewed the elevations for the Mondrian
Properties — Rookery Retail project we discussed. The StoTherm ci (EIFS) appears to be properly
detailed and will provide an excellent cladding choice to achieve the design intent, with a Single
Source, Engineered, Warranted, Cladding System with Integrated, Code Compliant, Control
Layers: Moisture Barrier, Air Barrier, Drainage Plane, Thermal Control and a Low Maintenance
Exterior Finish. And remember, these Integrated Control Layers can also be used behind other
adjacent claddings, such as brick, to provide the owner with the same continuity as the
StoTherm® ci, a high-performance, lightweight, sustainable system that enhances curb appeal,
reduces utility costs, and provides a more comfortable living environment — all while meeting
stringent energy efficiency requirements.

If there are any other issues, or concerns that need to be addressed, | would welcome the
opportunity to meet with any interested parties at their convenience.

Thank you for the opportunity to be of service to you on this project.

Sto Corp
Construction Design/Strategic Accounts Manager
rredmond@stocorp.com

616-437-2230
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The Benefits of
Lightweight Cladding

Achieving Aesthetics, Performance,
and Sustainability Goals Eg‘
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Author Karine Galla, Director of Product Management at Sto Corp.




The Benefits of Lightweight Cladding

Lightweight cladding is gaining traction in the construction industry. With advancements
in material science, the benefits of such cladding are increasing, and it is no longer
necessary to use heavy materials such as masonry, concrete, metal panels, precast,
porcelain, or even fiber cement to achieve the look of brick, wood, concrete, or metal.
With the latest industry innovations, all these looks for building exteriors can be achieved
using lightweight claddings.

There are a host of benefits when choosing lightweight cladding materials over other
traditional cladding options that come with more heft. Aesthetics aside, sustainability
and energy efficiency are major advantages, and installation is safer and easier for
crews on site.

Cutting Down on Carbon

Carbon emissions from the building sector are significant, and they have an impact on our

environment. In fact, according to NBI (New Buildings Institute), “Building operations and
construction-related activities are responsible for approximately 39% of humanity’s global
greenhouse gas (GHG) emissions. More than a fourth of those are embodied carbon
emissions, those associated with the production of building materials, construction
activities, operations, and end of life.”! Therefore, both embodied and operational

carbon are crucial considerations in today’s construction sphere.

Embodied carbon includes sourcing of raw materials, manufacturing, transporting,
construction and installation of material, maintenance and repair, and disposal.

Alternatively, operational carbon is the amount of greenhouse gas emissions that are
released during the in-use phase of a building. This includes the use, management, and
maintenance of a product or building. In short, it takes into account the variety of carbon
emission sources that are active throughout the operating period of a building.

How do lightweight cladding materials positively affect the carbon footprint?

Starting from the top, lightweight materials are thinner, lighter, and take up less space
during transit. This translates into less trucks overall and less gas expended to transport
materials to the job site. By nature, lightweight materials also simply make for a lighter
load to haul, which impacts fuel efficiency. For every 1,000-pound increase of vehicle
weight, fuel economy drops by approximately 0.5 percent.? Reducing the weight of
materials shipped across multiple truckloads can result in significantly reduced
environmental impacts and diminished carbon emissions.

There are also key differences when it comes to the preparation of lightweight cladding

materials compared to their heavier counterparts. Consider masonry cladding that requires

heating and drying for extended periods of time in an 800-degree kiln. This consumes a
great deal of energy. With lightweight cladding alternatives such as resin-cast brick,
construction stakeholders can achieve the look of masonry but in a much lighter-weight
solution that takes a fraction of the energy to fabricate.

StoCast Brick

-

1 truck = 60k+ ft2
L/240-L/360
No geographical limitation

StoCast Brick being thinner and more
lightweight than traditional brick,
significantly reduces energy used in
transportation allowing for greater
conservation of natural resources.

Traditional Brick
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boroalo) b=l Lol
= = Y —=
borcafo) ool ool

15 trucks = 60k+ ft2
L/600-L/720

Brick style availability based
on geography



The Benefits of Lightweight Cladding >Q

From an operational carbon perspective, lightweight cladding options that are installed as (=) (=] Q (%)
part of a fully integrated system deliver even greater savings. Innovative systems that e Yot &
combine lightweight, high-performance cladding, superior air and weather barriers, and
excellent thermal properties via continuous exterior insulation save on energy consumption,
generating additional cost savings for owners. Therefore, specifiers can choose systems
that meet the most stringent building code standards as well as those that meet
requirements for an NFPA 285 compliant assembly.
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On-the-Wall Energy Performance

One of the most important benefits of lightweight cladding is its on-the-wall energy
performance. Take EIFS, a lightweight cladding system that provides a continuous
insulated building envelope at about 1.5 Ibs/ft2. EIFS is applied in multiple layers over
exterior sheathing to create an energy-efficient, fire-resistant, low-maintenance, and
versatile exterior cladding.

The Perfect Wall: Sto’s wall envelope
solutions include all five planes of
control needed for protecting the
building and creating buildings

that are energy efficient, durable,
safe, and sustainable while still
providing aesthetic appeal.

A study by Oak Ridge National Laboratory (ORNL) showed that EIFS walls perform better
than several other wall types for moisture and thermal performance. The 15-month ORNL
study conducted in the southeastern region of the United States showed EIFS
outperformed walls made of brick, stucco, concrete block, and cement board.?

EIFS Industry Members Association (EIMA)* lists a number of additional benefits of the

material as a cladding solution: Create: The concept of The Perfect

Wall was first noted by Building

. ir infi I 0, 1
EIFS can reduce air infiltration by as much as 55% compared to standard brick or Science Corporation in 2010.

wood construction.

. EIFS add to the R-value of a home or building. Most EIFS use insulation board with
an R-value of R-4 to R-5.6 per inch as the innermost layer in the wall system. When
combined with standard wall cavity insulation, this extra layer can boost wall
insulation from R-11 to R-16 or more, delivering significant long-term thermal
benefits to the structure.

. Unlike wood and other siding materials, EIFS rarely need to be painted. Most EIFS
systems are specially formulated with 100% acrylic binder, which gives EIFS superior
resistance to fading, chalking, and yellowing. As a result, the systems tend to
maintain their original appearance over time.

. EIFS are sustainable, durable, and resilient.

. EIFS are among the most water-resistant exterior surfaces.

. EIFS have passed the major fire resistance tests that are required by the building
codes. This includes fire resistance, ignitability, intermediate multi-story, and full
scale multi-story corner tests.

EIFS is just one example of a lightweight cladding system that delivers value across
residential, multi-family, and commercial construction sectors. From a visual perspective,
if a design team is looking for something other than EIFS, there are other lightweight
cladding options that can provide the same benefits and still achieve the true look of
what they are designed to mimic.


https://www.stocorp.com/the-perfect-wall/

The Benefits of Lightweight Cladding

Authentic Aesthetics

Innovations in cladding technology have allowed architects and specifiers to achieve a
variety of cladding looks by employing a unified, tested, and higher-performing system
compared to traditional materials. For example, architects can now specify lightweight,
flexible, resin-cast wood grain planks for a building’s exterior or interior that look like real
wood but without the performance downsides. This provides a durable, realistic, and
low-maintenance alternative to natural or engineered wood cladding. Plus, these new
products can be integrated within fully engineered wall systems that include all the control
layers (air/water/vapor, moisture, thermal, and durability) for modern building performance
while providing a one source solution and warranty. This allows architects to meet
demands for building exteriors that require a number of colors, textures, or materials on
the same structure with seamless integration of the control layers behind each aesthetic.
In this instance, the only thing that changes is the exterior finish.

Instead of real brick, facades today can feature flexible resin-cast brick shapes to achieve a
variety of unique designs. These materials give designers freedom when it comes to color
choice, and they consume significantly less energy to manufacture and transport
compared to traditional heavy bricks. From a health perspective, there is no dust
generated from resin-cast brick, and because it contains very little silica, it keeps
production workers and installers safe. Furthermore, these resin-based bricks and organic
mortars are cement free and significantly reduce the risk of efflorescence, which is the
whitening of the material due to the migration of salt to the surface of porous materials,
often occurring with real brick or concrete. From an installation perspective, these thin,
pre-formed brick shapes are fast and easy to install, no special tools are needed to cut
them, and there are no concerns about hauling a load of heavy bricks around the job site.

More visual options for lightweight claddings include those used to create facades that
look like split face block concrete masonry units (CMU). Designers can circumvent having
to specify heavy CMUs and instead choose lightweight cladding systems that offer
products that achieve the look of a true cement block. The construction community has
access to ready-mixed, acrylic-based materials that are applied to a building’s substrate
using simple tools such as a finishing trowel. Once completely dry, applicators sand down
the surface to the desired texture, wash the finished facade, add formwork marks, and
apply a clear coat sealer for the desired gloss. The end result is an exterior wall that looks
like CMU but is much lighter, and it can also be finished in a variety of colors or textures.
In addition to a CMU appearance, this same method can be used to create the look of
brick, stone, tile, wood, limestone, metal, and more. Plus, behind the facade finish, these
aesthetic options can be part of an integrated wall system that combines insulation and
weather barrier layers to ensure long-term building performance and thermal efficiency.

User-Friendliness

It is clear that installing lightweight claddings is simpler and safer for construction crews.
Consider the scenario of installing cladding on a multi-story commercial building. Installing
heavy cladding panels requires specialized equipment and lifting substantial materials high
above ground. With it, this brings inherent safety risks. Compare this to applying
lightweight materials to the face of a building.

StoCast Brick is bonded instead of
bricklaying, this opens up diverse range
of design options, from recreating

the appearance of brickwork to
originating unique artistic designs.

Riverbend Food Pantry chose
StoTherm® ci with StoCast Wood,

a resin cast wood plank for its
overclad project on existing CMU
walls. EIFS allowed for insulation

on an uninsulated building and
provided the thermal benefits without
compromising on aesthetics.



The Benefits of Lightweight Cladding

Lightweight cladding is also often safer for the health of crews from a material preparation
perspective. For example, resin-cast wood panels are easy to cut to shape without
concerns for the generation of dust that can be harmful to the lungs of workers. Compare
this to preparation and cutting of fiber cement or masonry siding that requires a number
of PPE precautions such as eyewear and a mask to limit exposure.

Made for the Retrofit Market

While lightweight materials make sense in any construction environment, they are
particularly suited to the retrofit market.

The most sustainable way to build a building is by renovating an existing one. This is the
most eco-friendly option, but it still presents a host of challenges. The insulation typically
needs to be installed if not upgraded, and the exterior walls often need to be revived.
Instead of adding additional layers of heavy materials or doing a complete reclad, which
increases the embodied and operational carbon of the building, construction stakeholders
are selecting lightweight products that minimize carbon emissions and also are less of a
disturbance for the occupants of the buildings.

For the renovation of aging structures, lightweight EIFS assemblies are an ideal option.
With EIFS, if the building has an existing brick or CMU exterior, contractors can overclad
the structure by putting a liquid-applied weather barrier over the existing masonry, a layer
of continuous insulation, the application of a base coat and mesh, and then finally the
finish that the customer desires. This is dubbed an overclad, and it can only be done with
lightweight cladding.

The overclad method saves time and money for the owner funding the renovation as well
as for the installation crews. It is also a much more sustainable option than demolishing a
building, dealing with material waste, and expending considerable amounts of energy to
construct a new one.

Another benefit is that if an existing exterior is already completed with EIFS, overcladding
is still an option for the future because of how thin it is relative to many other cladding
options. For example, if a home or building has EIFS on it but the owner decides they
want to change the cladding to a wood alternative, they can simply install resin-cast wood
over the EIFS. Both materials are lightweight, so the structural integrity of the building will
not be compromised. This is an important consideration, because the thicker a wall gets,
the more impact it has on other portions of the structure, such as the framing of the
structure, windows, and doors. In sum, a wall can only be so thick. Therefore, thinner,
lightweight claddings are advantageous for any potential building retrofits in the future.

Finally, fixes to an exterior are simpler with lightweight cladding systems such as EIFS. If
there is @ minor dent in an EIFS wall, an applicator can cut a section of the material out, fix
it, and finish it without any visible inconsistency in the wall’s finish and without
compromising the performance of the air, water, or thermal control layers. Compare this
to the scenario of having to replace a metal or fiber cement panel on a commercial
building, where crews need to order a replacement panel, wait for it to ship, then uninstall
the damaged panel and install the new one. This is more time consuming, and material
production and transportation release more carbon into the atmosphere.

StoTherm® ci with Stolit® Milano
replicated the ulta-smooth finish
of porcelain tile and mimicked
the grout lines with expertly
rendered trowel marks.

StoTherm® ci with Stolit® Milano
enabled the look of a modern
metal panel while providing
comfort and energy savings.




The Benefits of Lightweight Cladding

In terms of waste, many lightweight cladding options reduce the quantity of materials
that end up in landfills during and after construction. This is especially true for EIFS,
because the top coat material comes in buckets, and applicators only use as much as
they need to cover the building, and the pails can be recycled and reused.

Keeping It Light

The benefits of lightweight cladding stretch beyond the performance of the structure itself.
Owners, installers, architects, and our living environment can all benefit from these types
of materials. This includes lower energy bills, a more comfortable environment for
occupants, near limitless design freedom for architects, and a lower carbon footprint

for the planet.

Lightweight claddings deliver on the performance that today's structures require and have
proven to be an excellent fit for the retrofit market to rehabilitate buildings of the past for
another lifetime of use. With sustainability at the forefront of the conversation, lightweight
claddings help to limit carbon emissions. With so many aesthetic options, they also meet
any project’s design vision. For the many stakeholders involved in the construction process,
lightweight claddings can lead to a holistic solution for the building envelope, one that
impacts everyone on the project.

Sources

' "Embodied Carbon.” New Buildings
Institute, www.newbuildings.org/code policy/
embodied-carbon/

2 “Fuel Economy Weight.” International,
www.internationaltrucks.com/blog/fuel-

economy-weight

3 “Energy — Wet, warm wall worries.” Oak
Ridge National Laboratory, www.ornl.gov/
news/energy-wet-warm-wall-worries

4 "Benefits of EIFS.” EIFS Industry Members
Association, www.eima.com/eifs/benefits

Sto Corp.

3800 Camp Creek Pkwy
Building 1400, Suite 120
Atlanta, GA 30331

USA

Phone 1-800-221-2397
www.stocorp.com
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CITY OF TROY
PRELIMINARY SITE CONDOMINIUM APPLICATION

CITY OF TROY PLANNING DEPARTMENT PRELIMINARY SITE CONDOMINIUM

500 W. BIG BEAVER REVIEW FEE )

TROY, MICHIGAN 48084 $1,000.00 plus $10.00/unit

PHONE: 248-524-3364 ESCROW FEE

FAX: 248-524-3382 ) . $1,500.00

E-MAIL: planning@troymi.gov “L J RENEWAL FEE
MICHIGAN $500.00 plus $10.00/unit

REGULAR MEETINGS OF THE CITY PLANNING COMMISSION ARE HELD ON THE SECOND AND FOURTH TUESDAYS OF
EACH MONTH AT 7:00 P.M. AT CITY HALL.

PLEASE FILE A COMPLETE PRELIMINARY SITE CONDOMINIUM APPLICATION, TOGETHER WITH THE APPROPRIATE FEE,
NOT LESS THAN THIRTY (30) DAYS PRIOR TO THE DATE OF THAT MEETING.

1. NAME OF THE PROPOSED DEVELOPMENT: 1he Rookery of Troy

2 LOCATION OF SUBJECT PROPERTY: Part of the NE 1/4 of Section 13 T. 2N., R. 11E.
3. ZONING CLASSIFICATION OF SUBJECT PROPERTY: __NN-J, Neighborhood Node
4. TAX IDENTIFICATION NUMBER(S) OF SUBJECT PROPERTY: 20-13-228-015 & 20-13-228-003
5. DESCRIPTION OF PROPOSED USE: Twenty-Three (23) attached, single family homes & Retail Building
6. SIZE OF SUBJECT PROPERTY: 2-33 Acres Homes & .61 Acres Retail
7. NUMBER OF UNITS PROPOSED: Twenty-Three (23)
8. DEVELOPMENT OPTION USED (IF ANY): _Neighborhood Node
9. APPLICANT: PROPERTY OWNER:
NAME Joseph Maniaci NAME See applicant
COMPANY Tableau by Mondrian COMPANY
ADDRESS 50215 Schoenherr Rd. ADDRESS
city Shelby Twp. sTaTEMI  7p48315  ¢7y STATE zIP
TELEPHONE 986-726-7340 TELEPHONE
E-MAIL Jmaniaci@mondrianproperties.com E-MAIL

10. THE APPLICANT BEARS THE FOLLOWING RELATIONSHIP TO THE OWNER OF THE SUBJECT PROPERTY:
Applicant is the owner

11. SIGNATURE OF APPLICANT L""f ’}Qr“' DATE 6/7/2023

4
12. SIGNATURE OF PROPERTY OWNER f,&d‘? V£~ DATE 6/7/2023

BY THIS SIGNATURE, THE PROPERTY OWNER AUTHORIZES THE PLACEMENT OF A SIGN ON THE PROPERTY TO INFORM THE PUBLIC OF
THE REQUEST FOR PRELIMINARY SITE CONDOMINIUM.

Rev. Jan 2020
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PRELIMINARY SITE CONDOMINIUM
APPLICATION CHECKLIST

THE FOLLOWING INFORMATION AND MATERIALS ARE NECESSARY FOR SUBMISSION:

[
[

O o o

O O04dooodgogan

REQUIRED FEE

ONE (1) CD CONTAINING AN ELECTRONIC VERSION OF THE ENTIRE PRELIMINARY SITE
CONDOMINIUM APPLICATION (PDF Format)

ONE (1) HARD COPY OF THE FOLLOWING:

COMPLETED CITY OF TROY PRELIMINARY SITE CONDOMINIUM APPLICATION FORM
CERTIFIED BOUNDARY SURVEY

CERTIFIED TOPOGRAPHIC SURVEY

TWO (2) HARD COPIES OF THE FOLLOWING:

PRELIMINARY SITE PLAN SHOWING PROPOSED SITE LAYOUT AND USES

PRELIMINARY TREE PRESERVATION PLAN / TREE INVENTORY

PRELIMINARY LANDSCAPE PLAN

PRELIMINARY FLOOR PLANS

PRELIMINARY ELEVATIONS

PRELIMINARY GRADING PLAN

PRELIMINARY LIGHTING PLAN

WETLANDS DETERMINATION

ANY DOCUMENTATION REQUIRED TO COMPLY WITH THE PROVISIONS OF THE OPEN SPACE
PRESERVATION OPTION (SECTION 10.03) OR THE ONE-FAMILY CLUSTER OPTION (SECTION 10.04)

ALL HARD COPY DRAWINGS SHALL BE FOLDED, STAPLED, SEALED AND SIGNED
BY A STATE OF MICHIGAN PROFESSIONAL ENGINEER, REGISTERED ARCHITECT,
REGISTERED LANDSCAPE ARCHITECT, OR PROFESSIONAL COMMUNITY PLANNER

PLANNING COMMISSION AGENDAS ARE ELECTRONIC

G:\Applications & Forms\2011 Zoning Ordinance\Preliminary Site Condominium Plan Appl 2012 02 01.doc

Rev. Jan 2020



May 20, 2024

Project Developer:

Tableau by Mondrian

50215 Schoenherr Road
Shelby Township, MI 48315

Attn: Joseph Maniaci
586-726-7350
jmaniaci@mondrianproperties, com

Development Team Consultants:

Civil Engineer:

PEA Group

John Thompson, PE
2430 Rochester Court
Troy, Ml 48083
844-813-2949

Architect:

Alexander V Bogaerts &
Associates

Xander Bogaerts

2445 Franklin Road
Bloomfield Hills, MI 48302
248-334-5000

Planner:

J Eppink Partners, Inc.
Jim Eppink, RLA

9336 Sashabaw Road
Clarkston, MI 48348
248-922-0789

Site Data:

Parcel Size:
6.69 acres

Location:

West side of Dequindre,
south of Long Lake,
Troy, Ml

Existing Zoning:
Neighborhood Node (J)

Proposed Use:

(23 residences) Attached Single-
Family Condominiums

6,790 sf Neighborhood
Commercial

& a future Financial /
Commercial

Retail / Commercial location

Site Condominium &
Site Plan Application

THE ROOKERY

Project Overview:

The Rookery, located on the west side of Dequindre Road, south of Long
Lake, and north of Wessels, proposes 23 residences, to be constructed
as single-family attached condominiums, 6,790 sf of neighborhood
commercial shops, and a location for a future phase of a financial /
commercial user, within the 6.69-acre parcel.

The City of Troy Master Plan identifies 21 Neighborhood Nodes within the
City, intended to be concentrated commercial and mixed-use centers
situated at major intersections of Troy thoroughfares. The Rookery sits
within Neighborhood Node “J” which is located on the eastern boundary
of the city and abuts Sterling Heights. The intersection is currently
developed with a healthy distribution of commercial uses along Long
Lake Road which wraps the corner of Dequindre on both the northern and
southern side. The applicant parcel is located immediately south of the
commercial uses and north of an existing single-family neighborhood.
The small shops and attached single-family homes within The Rookery
provide an excellent transition between the existing single-family homes
to the south and more active commercial uses at Long Lake. The
Rookery will provide single-family attached homes in the interior of the
site and neighborhood commercial along the Dequindre frontage,
consistent with the vision of the Neighborhood Node.

The homes at The Rookery will be beautiful, Modern Farmhouse
architecture, and will range in size from 1,442 sf — 1,876 sf if an optional
second story bedroom and bath is chosen. Eight individual building
groups will house the 23 residences, all facing a new private road, with
access onto Dequindre. A small group of neighborhood-oriented retail
shops will be located at the southeastern corner of the site, where the
retail will front the street and sidewalk with parking located at the rear of
the building. The building’s orientation to the sidewalk and front of the
property will help foster an active, walkable experience at Dequindre.
Additionally, a small parcel is reserved at the northeast corner of the site
for future retail / commercial / financial use. The Rookery neighborhood
will be beautifully landscaped with nearly 20% open space, including
buffers, bio-swales, sidewalks, and paths.

We’re proud to propose this vibrant mixed-use neighborhood within the
City of Troy and we’re excited to bring forward the vision of the
neighborhood node at Long Lake and Dequindre.



The Rookery — Proposed Neighborhood Node Development
May 20, 2024

The Rookery
Site

The Rookery will be located on the west side of Dequindre between the existing Long Lake commercial and existing single-family homes at
Wessels Drive to the south. The City of Troy’s Master Plan has identified this area as Neighborhood Node “J” and has shown that the addition
of small, mixed-use infill neighborhoods such as the Rookery are desirable to create a vibrant city.

Site Plan Features:

= 23 attached single-family condominiums

= 8 buildings (2, 3, & 4 residences per building)

* 1,442 sf homes (1% floor) with optional second floor bedroom & bath (1,876 sf)

= Each home will have a 2-Car garage and individual driveway that will accommodate a minimum
of 2 parking spaces on the driveway (4 spaces per residence min)

= 17 guest parking spaces within the neighborhood

= 20%+/- open space with landscape & bio-swales

» 6,790 sf Neighborhood Commercial shops fronting Dequindre at SE corner of the site

= Distinctive architecture at the retail shops

= Future location for a retail / commercial / financial use at the Dequindre Road frontage

= Sidewalks throughout and connections to Dequindre Road

= Modern home architecture and quality building materials throughout

= Successfully provide mid-sized housing and a mixed-use Neighborhood Node component within
Troy

* Provide transitional use between existing detached single-family and busier commercial uses



The Rookery — Proposed Neighborhood Node Development
May 20, 2024
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L 43

Future Bank Site

Dequindre Road
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23 attached, single-family residences, neighborhood retail shops, and a location for additional commercial / retail / financial are proposed
within The Rockery. The homes will be located along private roads, enjoy nearly 20% open space, sidewalks, landscaping, buffers, bio-
swales, and stormwater management. The Rookery will create a compact mixed-use neighborhood-node that will provide beautiful new
moderate-sized homes that will serve as a transition from the existing single family in the south to the busier existing commercial to the north.

The condominium homes will be styled Modern Farmhouse architecture with quality masonry and hardy-board materials. Each home will
range in size from 1,442 sf— 1,872 sf and will have a 2-car garage and its own driveway.

3



The Rookery — Proposed Neighborhood Node Development
May 20, 2024

Small (6,790 sf total) neighborhood retail shops will be located at the southeastern corner of the site, immediately fronting Dequindre Road.
Parking will be located behind the building with access onto the new internal neighborhood street rather than creating an additional curb-cut
onto Dequindre. The area immediately to the north will be reserved for a future phase of commercial use which will also have access onto the
new internal street.
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