
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 

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 
   
August 13, 2024 7:00 P.M. Council Chambers    

 
1. ROLL CALL 
 
2. APPROVAL OF AGENDA 
 
3. APPROVAL OF MINUTES – July 23, 2024 
  
4. PUBLIC COMMENT  – For Items Not on the Agenda 
 

PRELIMINARY SITE PLAN APPROVAL 
 
5. 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 

 
6.      PUBLIC COMMENT – For Items on the Agenda 
 
7. PLANNING COMMISSION COMMENT 
 
8.  ADJOURN 

 
 

248.524.3364 
planning@troymi.gov 

mailto:clerk@ci.troy.mi.us
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Chair Perakis called the Regular meeting of the Troy City Planning Commission to order at 
7:00 p.m. on July 23, 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 
Tyler Fox 
Michael W. Hutson 
Tom Krent 
David Lambert 
Lakshmi Malalahalli 
Marianna Perakis 
John J. Tagle 
 
Also Present: 
Ben Carlisle, Carlisle Wortman & Associates 
Allan Motzny, Assistant City Attorney 
Kathy L. Czarnecki, Recording Secretary 
 

2. APPROVAL OF AGENDA 
 
Ms. Malalahalli asked to move Agenda item #7 after Agenda item #4. 
 
Resolution # PC-2024-07-043 
Moved by: Malalahalli 
Support by: Lambert 
 
RESOLVED, To approve the agenda as revised. 
 
Yes: All present (9) 
 
MOTION CARRIED 

 
3. APPROVAL OF MINUTES – July 9, 2024 

 
Resolution # PC-2024-07-044 
Moved by: Buechner 
Support by: Fox 
 
RESOLVED, To approve the minutes of July 9, 2024 Regular meeting as submitted. 
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Yes: Buechner, Faison, Fox, Hutson, Krent, Lambert, Malalahalli, Perakis 
Abstain: Tagle 
 
MOTION CARRIED 

 
4. PUBLIC COMMENT – For Items Not on the Agenda 

 
There was no one present who wished to speak. 
 

PRELIMINARY SITE PLAN APPROVAL 
 
(Refer to revised agenda per Resolution # PC-2024-07-043) 
 
7. PRELIMINARY SITE PLAN APPROVAL (JPLN2023-0031) – Proposed Wattles Square 

Apartments, South side of Wattles and East of John R (PIN 88-20-24-100-039), Section 24, 
Zoned NN (Neighborhood Node “F”) Zoning District 
 
Mr. Carlisle addressed the revisions to the Wattles Square Apartments application since 
it was last considered by the Planning Commission at its May 28, 2024 meeting. He said 
the applicant has provided a fence along the eastern and southern property lines and 
submitted revised elevations as relates to architectural design features and color scheme. 
Mr. Carlisle addressed the City Traffic Consultant OHM memorandum that states traffic 
generated from the proposed site will not present significant impacts to Wattles Road, 
John R Road or the surrounding roadway network. 
 
In summary, Mr. Carlisle said the by-right application meets all the requirements of the 
Zoning Ordinance. He asked the Planning Commission to consider in its deliberations if 
the application complies with the Site Plan Design Review Standards set forth in Section 
8.06. 
 
Present were Richard Atto and Landscape Architect Stacee Hadeed. 
 
Some comments during discussion related to the following: 
• Public comment and signed petitions received and distributed to the Board prior to the 

beginning of tonight’s meeting. 
• Permitted uses within the Neighborhood Node zoning district. 
• Transition between proposed development to residential properties. 
• Applicant’s efforts to mitigate light, noise, odor, sound and traffic. 
• Reduction in building height compared to single family homes. 
• Existing trees on site; tree survey, size and type of proposed trees. 
• Marketing target of tenants. 
• Recreational amenities and community space. 
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Chair Perakis acknowledged the number of residents in the audience. She asked by a show 
of hands to determine how many were in support or opposition of the proposed application. 
The count was 27 in opposition; zero in support. 
 
It was the consensus of the Board to open the floor for public comment. 
 
PUBLC COMMENT OPENED 
 
The following persons spoke in opposition. The majority of concerns voiced related to safety, 
privacy, trash, overflow parking, traffic, light pollution and not a fit for the neighboring 
properties. Some comments related to the traffic data and summary provided by OHM. 
 
• Anuratha Battula, 3930 Macaw Drive 
• Fred Przybysz, 3842 Wayfarer 
• Humberto Gonzales, 3939 Macaw 
• Peter Wilkins, 3905 Wayfarer 
• Michael Madley, 3831 Wayfarer 
• Robert Mansour, 2153 Cumberland 
• Angela Yuan, 3815 Wayfarer 
• Manishe Sheran, 3895 Macaw 
• Sonny Quan, 3922 Macaw 
• Andrzej Olszweski, 2369 Newbedford 
• Trey Brice, Taft Law, 27777 Franklin #2500, Southfield 
• Ravi Bhamidipati, 3886 Sandpiper 
• Ellen Thomas, 2198 Cumberland 
• Laura Wilkins, 3905 Wayfarer 
• Chandou Boopalam, 3894 Sandpiper 
 
PUBLIC COMMENT CLOSED 
 
Mr. Carlisle addressed: 
• Methodology and ITE standards used by OHM in its traffic review. 
• Stormwater management; full engineering review at Final Site Plan review/approval. 
• Proposed development as relates to the current Master Plan. 
 
Mr. Buechner said he does not support the application. It is his opinion some of the Site Plan 
design standards and Neighborhood Node characteristics are not met. 
 
Mr. Motzny advised the Board’s determination of approval should be based on whether the 
application meets the requirements of the Zoning Ordinance. He said the Master Plan is a 
guide only. 
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Mr. Atto addressed: 
• Snow removal. 
• Fence material. 
• Price point of rental units. 
 
Mr. Tagle addressed dimensional drawings and renderings as relates to a perception of 
distance from adjacent properties. 
 
Mr. Hutson said he does not support the application. He addressed concerns with the safety 
of subterranean residential units, lack of recreational amenities for public use, and the 
application not meeting Neighborhood Node characteristics. 
 
Resolution # PC-2024-07-045 
Moved by: Faison 
Seconded by: Fox  
 
RESOLVED, That Preliminary Site Plan Approval, pursuant to Article 8 of the Zoning 
Ordinance, as requested for the proposed Wattles Square Apartments, located on the 
South side of Wattles, East of John R, Section 24, Zoned NN (Neighborhood Node “F”) 
Zoning District, be granted. 
 
Discussion on the motion on the floor. 
 
Mr. Lambert addressed future changes to the Master Plan as relates to Neighborhood 
Node zoning districts. 
 
Mr. Krent said he supports the application because it meets all requirements of the Zoning 
Ordinance. 
 
Vote on the motion on the floor. 
 
Yes: Faison, Fox, Krent, Lambert, Malalahalli, Perakis, Tagle 
No: Buechner, Hutson 
 
MOTION CARRIED 

 
SPECIAL USE REQUEST 

 
5. SPECIAL USE AND PRELIMINARY SITE PLAN REVIEW (SU JPLN2024-003) – 

Proposed Starbucks with drive through, North side of Big Beaver, West of John R (1735 
E. Big Beaver), Section 23, Currently Zoned CB (Community Business) Zoning District 
 
Mr. Carlisle addressed the revisions to the Starbucks application since last reviewed at 
the May 14, 2024 Regular meeting, as relates to the circulation plan for the Troy Sports 
Center parking lot, the dumpster location, required landscaping and pedestrian 
improvements. 
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In summary, Mr. Carlisle asked the Planning Commission in its deliberations to consider 
if the application complies with the Special Use Standards and the Site Plan Review 
Design Standards as set forth Section 9.03 and Section 8.06 of the Zoning Ordinance, 
respectively. 
 
Project Engineer James Butler of the PEA Group was present. He briefly addressed the 
addition of parking lot trees, traffic circulation, pedestrian improvements and ADA parking. 
 
Chair Perakis opened the floor for public comment. Acknowledging there was no one 
present who wished to speak, Chair Perakis closed the floor for public comment. 
 
Resolution # PC-2024-07-046 
 
Moved by: Lambert 
Support by: Fox 
 
RESOLVED, That Special Use Approval and Preliminary Site Plan Approval for the 
proposed Starbucks with drive through, North side of Big Beaver, West of John R (1735 
E. Big Beaver), Section 23, Currently Zoned CB (Community Business) District, be 
granted, subject to the following condition: 
 
1. Submittal of a photometric plan approved by the City staff. 
 
Yes: All present (9) 
 
MOTION CARRIED 
 

PRELIMINARY SITE PLAN APPROVAL 
 
6. PRELIMINARY SITE PLAN APPROVAL (JPLN2023-0028) – Proposed John R 

Commons Townhome Development, West side of John R, North of Big Beaver (PIN 88-
20-23-476-017), Section 23, Zoned MF (Multi-Family Residential) Zoning District 
 
Mr. Carlisle addressed the revisions to the John R Commons Townhome Development 
since last reviewed at the May 14, 2024 Regular meeting, as relates to the Troy Sports 
Center circulation improvements and architectural design.  
 
In summary, Mr. Carlisle asked the Planning Commission to consider in its deliberations 
whether the application meets the Site Plan Review Design Standards as set forth in 
Section 8.06 of the Zoning Ordinance. 
 
Project Engineer Greg Bono of the PEA Group and Project Architect Brian Neeper were 
present. 
 
Some comments during discussion related to the following: 
• Access points to site. 
• Recreational amenities in common area. 
• Stormwater detention area. 
• Path/trail on north side of the pond. 
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• Architectural elevations; building material. 
• Site layout of residential units. 
• Additional landscaping adjacent to Building 16. 
• Techniques for traffic calming/mitigation along the north drive aisle. 
 
Chair Perakis opened the floor for public comment. Acknowledging there was no one 
present who wished to speak, Chair Perakis closed the floor for public comment. 
 
Resolution # PC-2024-07-047 
 
Moved by: Fox 
Support by: Buechner 
 
RESOLVED, That Preliminary Site Plan Approval, pursuant to Article 8 of the Zoning 
Ordinance, as requested for the proposed John R Commons Townhome Development, 
located on the West side of John R, North of Big Beaver, Section 23, Zoned MF (Multi-
Family Residential) District, be granted, subject to the following condition: 
 
1. Applicant explores the traffic speeding mitigation on the entire site to the satisfaction 

of the Planning Department. 
 
Discussion on the motion on the floor. 
 
Mr. Lambert said he would prefer an EVA (Emergency Vehicular Access) at the western 
access point. 
 
Vote on the motion on the floor. 
 
Yes: Buechner, Faison, Fox, Hutson, Krent, Malalahalli, Perakis, Tagle 
No: Lambert 
 
MOTION CARRIED 
 

OTHER ITEMS 
 
8. PUBLIC COMMENT – For Items on the Agenda 

 
There was no one present who wished to speak. 
 

9. PLANNING COMMISSION COMMENT 
 
There were general Planning Commission comments, some relating to: 
• Analysis/study of parking requirements in the Zoning Ordinance. 
• Data/demographics relating to apartments in comparison to single family homes and 

like communities. 
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10. ADJOURN 
 
The Regular meeting of the Planning Commission adjourned at 9:56 p.m. 

 
 
Respectfully submitted, 
 
 
 
 
        
Marianna J. Perakis, Chair 
 
 
 
 
       
Kathy L. Czarnecki, Recording Secretary 
 
https://d.docs.live.net/2f7ed4fe5f664ea8/Documents/Kathy/COT Planning Commission Minutes/2024/2024 07 23 Draft.docx 



 
 

ITEM #5 



  PC 2024.08.13 
  Agenda Item # 5 
 

 
 
 
DATE: August 5, 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 Planning Commission considered this item on July 9, 2024 and postponed the matter for the 
following conditions and reasons: 

 
1. Provide building height calculations on property elevations. 
2. Provide wall details on the southern end of the property. 
3. Landscaping details. 
4. Recreational space usage with additional amenities to be provided for residents. 
5. Crosswalk markings to be considered and revised if possible. 
6. Amended photometric plan. 
7. EIFS building material, to consider any other better building quality material. 
8. Rendering with patio layout design. 

 
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. Minutes from July 9, 2024 Planning Commission Regular meeting (excerpt) 
3. Report prepared by Carlisle/Wortman Associates, Inc. 
4. Public comment 
5. Site plan 

  



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-2024-08- 
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): 

 
__________________________________________________________) or  
 
(denied, for the following reasons: _________________________________) or 
 
(postponed, for the following reasons:________________________________) 
 
 
Yes:   
No: 
Absent:  

 
MOTION CARRIED 
 



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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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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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 
 
Mr. Carlisle reviewed the Preliminary Site Plan application for The Rookery of Troy mixed 
use development. He addressed individually the general retail and residential 
components of the development as relates to the number of units, building materials, 
access and circulation, parking, height of residential homes, five-foot sidewalk along 
entire complex, buffer to residential, landscaping, location of retail dumpster, lighting and 
EVA (Emergency Vehicle Access) on site. 
 
Mr. Carlisle noted a parcel shown on the site plan is not part of the application under 
consideration this evening. The parcel is for a commercial building of which the Planning 
Commission would consider the application at a future date. 
 
In summary, Mr. Carlisle asked the Planning Commission to consider if the Site Plan 
Review Design Standards have been met and to discuss with the applicant: 
• Site elements that might encourage outdoor recreation. 
• Length of driveways. 
• Relocation of retail dumpster. 
• Reduce light pole heights and move light pole from the southern property line. 
• Remove retail EIFS building material; consider alternative building material. 
• Provide additional landscaping internally and along property line. 
 
Mr. Carlisle recommended any approval of the application to be subject to providing 
building height calculations for the residential homes and to provide the wall details to 
buffer residential. 
 
Present were Project Architect Mark Abanatha, Project Engineer John Thompson of PEA 
Group and the applicant Joseph Maniaci. 
 
There was discussion on: 
• Adding patios to residential units; patio layout. 
• Future commercial on site; applicant in negotiations with bank. 
• Transition to existing single family; buffer, wall details. 
• Outdoor recreational amenities as relates to scale of development. 
• Side entry garages. 
• Driveway lengths; consideration to expand. 
• Location of retail trash receptacle. 
• Photometric plan; mitigation of light pollution, applicant agrees to reduce pole heights 

and move pole on the southern property line. 
• Applicant amenable to provide additional landscaping. 
• Architectural residential and commercial design features; EIFS building material. 
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• Connectivity with adjacent residential homes; general comment from HOA to provide 
EVA. 

• Placement of pedestrian crosswalks. 
 
Moved by: Malalahalli 
Support by: Buechner 
 
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 postponed, for the following conditions and reasons: 
 
1. Provide building height calculations on property elevations. 
2. Provide wall details on the southern end of the property. 
3. Landscaping details. 
4. Recreational space usage with additional amenities to be provided for residents. 
5. Crosswalk markings to be considered and revised if possible. 
6. Amended photometric plan. 
7. EIFS building material, to consider any other better building quality material. 
8. Rendering with patio layout design. 

 
Yes: All present (8) 

Absent: Tagle 
 
MOTION CARRIED 
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 Date: February 7, 2024  
                                                                                                                                                                June 17, 2024 
  July 2, 2024 
  July 25, 2024 

 

Preliminary Site Plan 

For 
City of Troy, Michigan 

 
 
 
 
Applicant:  Tableau by Modrian  
 
Project Name: Rookery of Troy 
 
Plan Date: July 19, 2024 
  
Location: West side of Dequindre Rd., South side 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 Rd., 
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 sides. 
 
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. 
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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.  
 
Location of Subject Site: 
West side of Dequindre Rd., South side of Long Lake, North of Wessels Dr. 
 

Location and Aerial Image of Subject Site 

 
 
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. 
 
 

Wessels 

Residential 

Future 
Commercial 
(under separate 
application) 
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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. 
 
 
PREVIOUS PLANNING COMMISSION REVIEW 

 
The item was reviewed by the Planning Commission on July 9th.  The matter was postponed to address 
the following items:  
 

1. Provide building height calculations on property elevations.  
 
Residential: The height as measured to the peak is 26’-8”.  Commercial: The height as measured 
to the peak is 27-‘4”.   
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2. Provide wall details on the southern end of the property.  
 

The commercial screening wall detail was added to Preliminary Detail sheet.  The proposed wall 
is made of a masonry material.  

 
3. Landscaping details.  

 
The applicant has added the following additional landscaping:  

• Arborvitaes along the north property line for improved screening, 
• Additional trees along the south and west property lines to enhance screening. 
• Existing non-regulated trees and scrub shrub areas have been better identified such that 

there will be no gaps. 
• Shrub screening around patios. 
• Additional tress added along the southerly guest parking to screen headlights.  

 
4. Recreational space usage with additional amenities to be provided for residents.  

 
The applicant has added three buterfly gardens as community gathering places.  

 
5. Crosswalk markings to be considered and revised if possible.  

 
The applicant has relocated crosswalks and added an additional one to connect to the 
commercial portion of the site.  
 

6. Amended photometric plan.  
 
The applicant was able to lower the lights to 15-feet.  They note that lowering the lights to 14-
feet did not provide enough coverage.   Lowering the height to 15-feet, required the installation 
of two additional pole lights.  
 

7. EIFS building material, to consider any other better building quality material.  
 
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.    There does not appear to be a 
change in the material use from the previous submittal.  
 

8. Rendering with patio layout design. 
 

Applicant has added a 10’x14’ patio to each unit.  The patios for the interior units (12-20) are 
screened with shrubs. 
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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.  

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

c. Develop buildings with creativity that includes balanced compositions and forms.  
d. 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.  
e. 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.  

f. 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. Provide elements that define the street and the pedestrian realm.  
b. Create a connection between the public right of way and ground floor activities.  
c. Create a safe environment by employing design features to reduce vehicular and 

pedestrian conflict, while not sacrificing design excellence.  
d. Enhance the pedestrian realm by framing the sidewalk area with trees, awnings, and other 

features.  
e.  Improve safety for pedestrians through site design measures. 

 
Items to be Addressed: Planning Commission to consider if site plan standards have been met. 
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SUMMARY 
 
Planning Commission to consider if site plan standards of 8.06 have been met, and specifically discuss the 
following:  

1) Replace EIFs with alternative material  
 

 
 
 

 
 



file:///cityoftroy.local/...%20OF%20TROY/PUBLIC%20COMMENT/comment%20for%2079%20Planning%20Commission%20meeting.txt[8/5/2024 10:30:19 AM]

From:	 Fabrice Smieliauskas <fab.smieliauskas@gmail.com>
Sent:	 Monday, July 8, 2024 11:13 AM
To:	 Planning
Subject:	 comment for 7/9 Planning Commission meeting

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 Planning Commissioners, 

Regarding the Long Lake & Dequindre development on the agenda:

This is the second Tableau by Mondrian property in the past month in front of your commission that is 
being proposed as a single private road access community with no road interconnection to nearby roads 
and neighborhoods (the first was Town Haven at Wattles and Rochester). As Brent Savidant has 
mentioned, this is the common mode of development in Troy these days, and there appears to be no 
city ordinance or incentives to encourage interconnection.

You are approving developments and neighborhoods that segregate themselves from the rest of the 
city. Are you working in the private interest of developers and NIMBYist homeowners, or in the public 
interest of the CITY, as walkable/bikeable COMMUNITY?   

Some of the common resident concerns regarding road interconnection are increased traffic and safety. 
The traffic concern can easily be dealt with by a traffic study. If it passes, case closed, ignore the 
complaints. Safety sounds to me like a dog whistle for keeping "undesirable" people out of a community 
or development. We are one of the safest cities in the state, folks, give me a break!
If the concern is vehicle safety for pedestrians (e.g. children), I believe hard statistics should show that 
worry is not in fact a problem, and signage can be introduced to slow traffic further down and remind 
drivers of children in the neighborhood.

SO: Please press the applicant: Why no interconnection with Holland Drive? The plan seems to tease 
with the nub of a street that it will connect, creating a bigger, more walkable/bikeable/driveable 
neighborhood with the streets nearby, but then it doesn't.

Please only approve this development if the plan is altered to connect the development with Holland 
Drive.

Fabrice Smieliauskas
Troy



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.

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

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, I 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.

 

I 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, I 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


 

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

Respectfully yours,

Melinda Evans

CC:  City Planning Commission Troy, MI



The Rookery of Troy
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Rev. Jan 2020 

CITY OF TROY 
PRELIMINARY SITE CONDOMINIUM APPLICATION 

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:

2. LOCATION OF SUBJECT PROPERTY:

3. ZONING CLASSIFICATION OF SUBJECT PROPERTY: ______ 

4. TAX IDENTIFICATION NUMBER(S) OF SUBJECT PROPERTY:

5. DESCRIPTION OF PROPOSED USE:

6. SIZE OF SUBJECT PROPERTY:

7. NUMBER OF UNITS PROPOSED:

8. DEVELOPMENT OPTION USED (IF ANY): ___

9. APPLICANT: PROPERTY OWNER: 
NAME NAME   

COMPANY COMPANY  

ADDRESS ADDRESS  

CITY  STATE  ZIP CITY    STATE   ZIP 

TELEPHONE TELEPHONE   

E-MAIL E-MAIL

10. THE APPLICANT BEARS THE FOLLOWING RELATIONSHIP TO THE OWNER OF THE SUBJECT PROPERTY:

11. SIGNATURE OF APPLICANT  DATE 

12. SIGNATURE OF PROPERTY OWNER  DATE 

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. 

CITY OF TROY PLANNING DEPARTMENT 
500 W. BIG BEAVER 
TROY, MICHIGAN  48084 
PHONE:  248-524-3364 
FAX:  248-524-3382 
E-MAIL:  planning@troymi.gov

PRELIMINARY SITE CONDOMINIUM 
REVIEW FEE 

$1,000.00 plus $10.00/unit 
ESCROW FEE 

$1,500.00 
RENEWAL FEE 

$500.00 plus $10.00/unit 

mstefanovski
Typewritten Text
NN-J, Neighborhood Node

mstefanovski
Typewritten Text

mstefanovski
Typewritten Text
Neighborhood Node

mstefanovski
Typewritten Text

mstefanovski
Typewritten Text

mstefanovski
Typewritten Text



Rev. Jan 2020 

PRELIMINARY SITE CONDOMINIUM 
APPLICATION CHECKLIST 

THE FOLLOWING INFORMATION AND MATERIALS ARE NECESSARY FOR SUBMISSION: 

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 



 
 
 
 
 
 

 

 
 
 

July 19, 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 
 
 
Per the comments of the City of Troy planning commission dated July 9, 2024, the following changes have 
been made to The Rookery of Troy preliminary site plans. 
 

1. Side Entry Drives. 
• Per the Planning Commission on July 9, side entry drives are allowable.  

2. 20’ drives are ok. 
• Per the Planning Commission on July 9, 20’ drives are acceptable.  

3. Show patio on each unit. 
• 10’x14’ patios added to each unit. 

4. Add more landscaping to screen parking area, end of road and along northern screen wall. 
• Arborvitaes were added along the north property line for improved screening,  
• Additional trees added along the south and west property lines to enhance screening.   
• Existing non-regulated trees and scrub shrub areas have been better identified such 

that there will be no gaps. 
• Screening provided around patios. 
• Additional tress added along the southerly guest parking to screen headlights. A 

hedge is not warranted. 
5. Provide Wall detail.  

• Commercial screening wall detail added to Preliminary Detail sheet. 
6. Review crosswalk locations. 

• Crosswalk locations have been reviewed, and an additional crosswalk has been 
added between the commercial building and the future development.  

7. Lower L.P.’s to 14’, relocate as needed per Gasser Bush.  



    2021-0310     July 19, 2024 
 The Rookery of Troy Page  2 

 

• Light pole height was reduced from 25’ to 15’. The requested 14’ did not give enough 

coverage for the commercial site. The light pole locations were revised per Gasser 
Bush’s photometric plan.  

8. Update photometric plan.  
• Gasser Bush updated the commercial photometric plan. 

9. Indicate building height to peak.  
• Architectural plans revised to indicate building height at the roof peak. 

10. No street connection to subdivision to the south, only walks. 
• The EVA connection to the subdivision to the south will remain.   

11. Add Community gathering place. 
• Three butterfly gardens added to the development as community gathering places. 

12. Check length of dead-end street to verify if T-turn is required.  
• T-turn around is required, and the geometry has been adjusted per IFC requirements.   

13. Dumpster location is ok.  
• Per the Planning Commission on July 9, the dumpster location is acceptable.  

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

 
 
John B. Thompson, PE    
Senior Project Manager             
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SCALE: 1/4" = 1'-0"

FIRST FLOOR PLAN
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PRELIMINARY SITE PLANS

TROY, OAKLAND COUNTY, MICHIGAN
PART OF THE NE 1/4 OF SECTION 13
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LOCATION MAP
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PEA GROUP

PHONE: 844.813.2949

45 W. GRAND RIVER AVE., STE. 501
DETROIT, MI 48226
CONTACT:   KIMBERLY DIETZEL, RLA

EMAIL: KDIETZEL@PEAGROUP.COM

REVISIONS

DESCRIPTION DATE

ORIGINAL ISSUE DATE 5/17/2024

REVISED PER PLANNING - 6/17/24 6/27/2024

REVISED PER PLANNING COMMISSION MEETING 7/9/24 7/18/2024

INDEX OF DRAWINGS
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COVER SHEET

C-1.0 TOPOGRAPHIC SURVEY

C-2.0 PRELIMINARY SITE PLAN
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C-4.0 PRELIMINARY UTILITY PLAN

C-5.0 PRELIMINARY DETAILS

L-1.0 PRELIMINARY LANDSCAPE PLAN

L-1.1 LANDSCAPE DETAILS
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NOT  FOR  CONSTRUCTION

REVISIONS

CAUTION!!
THE LOCATIONS AND ELEVATIONS OF EXISTING UNDERGROUND
UTILITIES AS SHOWN ON THIS DRAWING ARE ONLY
APPROXIMATE.  NO GUARANTEE IS EITHER EXPRESSED OR
IMPLIED AS TO THE COMPLETENESS OR ACCURACY THEREOF.
THE CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE FOR
DETERMINING THE EXACT UTILITY LOCATIONS AND ELEVATIONS
PRIOR TO THE START OF CONSTRUCTION.

PROJECT TITLE

CLIENT

ORIGINAL ISSUE DATE:
MAY 17, 2024

DRAWING TITLE

DRAWING NUMBER:

PEA JOB NO.

DN.

P.M.

KFP

JBT

DES. DSK

2021-0310

THE ROOKERY
OF TROY
PART OF THE NE 1/4 OF SECTION 13
TROY, MI

TABLEAU BY
MONDRIAN
50215 SCHOENHERR
SHELBY TWP., MICHIGAN

6/27/24REV PER PLANNING - 6/17/24

7/18/24REV PER PC MEETING - 7/9/24

TOPOGRAPHIC
SURVEY

C-1.0

LEGEND:

NORTH

0 20 40 80

SCALE: 1" = 40'

FLOODPLAIN NOTE:
BY GRAPHICAL PLOTTING, SITE IS WITHIN ZONE 'X', AREA
DETERMINED TO BE OUTSIDE OF THE 0.2% ANNUAL CHANCE
FLOODPLAIN PER FLOOD INSURANCE RATE MAP NUMBER
26125C0554G DATED JANUARY 16, 2009.

REFERENCE DRAWINGS:

WATER MAIN CITY OF TROY GIS ONLINE, DATED 6-21-21

"SANITARY SEWER & WATER MAIN WESSELS 
AND THALES DRIVE", MCS. DRAWING S-98-570,
SHT 3 OF 11, DATED 4-14-98

"DEQUINDRE, STA 105+00 - 110+00", OCRC, 
PROJECT NO. 44431, SHT 96 OF 167, DATED 
3-21-03

SANITARY SEWER CITY OF TROY GIS ONLINE, DATED 6-21-21

STORM SEWER CITY OF TROY GIS ONLINE, DATED 6-21-21

"PAVING _STORM SEWER", MUNICIPAL  
CONSULTANT SERVICE, DRAWING NO. 
S-68-267, DATED 3-1968

BENCHMARK:
(CITY OF TROY DATUM)

BM #300
ARROW ON HYDRANT, EAST SIDE OF HOLLAND DRIVE
AND ±31' WEST OF REAR YARD CATCH BASIN AT HOUSE
ADDRESS #2923 WESSELS DRIVE.
ELEV. - 644.72

BM #301 - CITY OF TROY BM #2304
ARROW ON HYDRANT, WEST SIDE OF DEQUINDRE
ROAD AND ±85' SOUTH FROM CENTERLINE OF
WALGREENS ENTRANCE .
ELEV. - 644.75

BM #302
ARROW ON HYDRANT, WEST SIDE OF DEQUINDRE
ROAD AND ±52' NORTH FROM CENTERLINE OF
ENTRANCE OF WESSELS DRIVE.
ELEV.- 644.36
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KTR
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IMPLIED AS TO THE COMPLETENESS OR ACCURACY THEREOF.
THE CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE FOR
DETERMINING THE EXACT UTILITY LOCATIONS AND ELEVATIONS
PRIOR TO THE START OF CONSTRUCTION.
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PRELIMINARY
SITE PLAN

SITE DATA TABLE:

SITE AREA:
CONDO: 5.33 AC
RETAIL: 0.61 AC
TOTAL: 5.94 ACRES (258,746 SF) NET AND GROSS

ZONING: NN-J - NEIGHBORHOOD NODE
SITE TYPE NN: B
STREET TYPE NN: A
BUILDING FORM: B

PROPOSED USE: TWENTY-THREE (23) ATTACHED, SINGLE FAMILY
HOMES

7140 SF COMMERCIAL/RETAIL BUILDING

BUILDING INFORMATION:

RESIDENTIAL:
MAXIMUM ALLOWABLE BUILDING HEIGHT = 30 FT. (2.5 STORIES)
PROPOSED BUILDING HEIGHT = 2.5 STORY

OPEN SPACE REQUIRED = 15% MIN.
OPEN SPACE PROVIDED = ±20%

COMMERCIAL/RETAIL:
MAXIMUM ALLOWABLE BUILDING HEIGHT = 30 FT. (2 STORIES)
PROPOSED BUILDING HEIGHT = 1 STORY

BUILDING FOOTPRINT AREA = 30% MAX.
BUILDING LOT COVERAGE = 19.5%

SETBACK REQUIREMENTS: REQUIRED: PROPOSED:
FRONT 60' MAX. 15' MIN.
SIDE NO MIN. 20' MIN.
REAR 30' 30'

SITE SOILS INFORMATION:
ACCORDING TO THE USDA NATURAL RESOURCES CONSERVATION
SERVICE
WEB SOIL SURVEY FOR OAKLAND COUNTY, THE SITE CONSISTS OF
THE
FOLLOWING SOIL TYPES:

DEL REY-METAMORA SANDY LOAMS
SHEBEON-URBAN LAND COMPLEX

CONCRETE PAVEMENT

ASPHALT PAVEMENT

OPEN SPACE

WETLAND

CONCRETE CURB AND GUTTER

REVERSE GUTTER PAN

SETBACK LINE

SIGN
LIGHTPOLE
FENCE
GUARD RAIL

STD
DUTY

HEAVY
DUTY

R.O.W.
ONLY

STD
DUTY

HEAVY
DUTY

DEEP
STRENGTH
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GRADING LEGEND:

ABBREVIATIONS

T/C = TOP OF CURB G = GUTTER GRADE
T/P = TOP OF PAVEMENT F.G. = FINISH GRADE
T/S = TOP OF SIDEWALK RIM = RIM ELEVATION
T/W = TOP OF WALL B/W = BOTTOM OF WALL

EXISTING SPOT ELEVATION

PROPOSED SPOT ELEVATION:
TYPICALLY TOP OF PAVEMENT
IN PAVED AREAS, GUTTER GRADE
IN CURB LINES.

EXISTING CONTOUR

PROPOSED CONTOUR

PROPOSED REVERSE GUTTER PAN

PROPOSED RIDGE LINE

PROPOSED SWALE/DITCH

C-3.0

NORTH

0 20 40 80

SCALE: 1" = 40'

BENCHMARK:
(CITY OF TROY DATUM)

BM #300
ARROW ON HYDRANT, EAST SIDE OF HOLLAND DRIVE
AND ±31' WEST OF REAR YARD CATCH BASIN AT HOUSE
ADDRESS #2923 WESSELS DRIVE.
ELEV. - 644.72

BM #301 - CITY OF TROY BM #2304
ARROW ON HYDRANT, WEST SIDE OF DEQUINDRE
ROAD AND ±85' SOUTH FROM CENTERLINE OF
WALGREENS ENTRANCE .
ELEV. - 644.75

BM #302
ARROW ON HYDRANT, WEST SIDE OF DEQUINDRE
ROAD AND ±52' NORTH FROM CENTERLINE OF
ENTRANCE OF WESSELS DRIVE.
ELEV.- 644.36

PROVIDED STORAGE FOR BIO-DETENTION  2,718 SF

PROVIDED STORAGE FOR DETENTION POND  39,855 SF

PROVIDED STORAGE FOR UNDERGROUND DETENTION 3,767 SF
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DETAILS
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 NATIVE SEED MIX,   BY STANTEC NATIVE PLANT NURSERY, 574-586-2412, OR  EQUAL
SPECIES TO BE NATIVE TO  COUNTY, NO INVASIVE SPECIES ALLOWED

FOR ALL SEED MIXES, PROVIDE EROSION MAT ON SLOPES AND AREAS OF WASH  OUT TYP.
INSTALL AND PREP PER MANUFACTURES SPECIFICATIONS.
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General Note

1. SEE SCHEDULE FOR LUMINAIRE MOUNTING HEIGHT.

2. SEE LUMINAIRE SCHEDULE FOR LIGHT LOSS FACTOR.

3. CALCULATIONS ARE SHOWN IN FOOTCANDLES AT: GRADE

THE ENGINEER AND/OR ARCHITECT MUST DETERMINE APPLICABILITY OF THE LAYOUT TO

EXISTING / FUTURE FIELD CONDITIONS. THIS LIGHTING LAYOUT REPRESENTS ILLUMINATION

LEVELS CALCULATED FROM LABORATORY DATA TAKEN UNDER CONTROLLED CONDITIONS IN

ACCORDANCE WITH ILLUMINATING ENGINEERING SOCIETY APPROVED METHODS. ACTUAL

PERFORMANCE OF ANY MANUFACTURER'S LUMINAIRE MAY VARY DUE TO VARIATION IN

ELECTRICAL VOLTAGE, TOLERANCE IN LAMPS, AND OTHER VARIABLE FIELD CONDITIONS.

MOUNTING HEIGHTS INDICATED ARE FROM GRADE AND/OR FLOOR UP.

THESE LIGHTING CALCULATIONS ARE NOT A SUBSTITUTE FOR INDEPENDENT ENGINEERING

ANALYSIS OF LIGHTING SYSTEM SUITABILITY AND SAFETY. THE ENGINEER AND/OR ARCHITECT IS

RESPONSIBLE TO REVIEW FOR MICHIGAN ENERGY CODE AND LIGHTING QUALITY COMPLIANCE.

UNLESS EXEMPT, PROJECT MUST COMPLY WITH LIGHTING CONTROLS REQUIRMENTS DEFINED IN

ASHRAE 90.1 2013. FOR SPECIFIC INFORMATION CONTACT GBA CONTROLS GROUP AT

ASG@GASSERBUSH.COM OR 734-266-6705.

Alternates Note

THE USE OF FIXTURE ALTERNATES MUST BE
RESUBMITTED TO THE CITY FOR APPROVAL.

Mounting Height Note

MOUNTING HEIGHT IS MEASURED FROM

GRADE TO FACE OF FIXTURE. POLE HEIGHT

SHOULD BE CALCULATED AS THE MOUNTING

HEIGHT LESS BASE HEIGHT.

Drawing Note

THIS DRAWING WAS GENERATED FROM AN ELECTRONIC

IMAGE FOR ESTIMATION PURPOSE ONLY. LAYOUT TO BE

VERIFIED IN FIELD BY OTHERS.
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Ordering Note

FOR INQUIRIES CONTACT GASSER BUSH AT

QUOTES@GASSERBUSH.COM OR 734-266-

6705.
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Schedule

Symbol Label QTY Manufacturer Catalog Description
Lamp

Output
LLF

Input

Power

P1
1 Lithonia Lighting DSX1 LED P2 40K 80CRI

BLC3

D-Series Size 1 Area Luminaire P2

Performance Package 4000K CCT 80 CRI

Type 3 Extreme Backlight Control

6516 0.9 67.79

P2

2 Lithonia Lighting DSX1 LED P2 40K 80CRI

RCCO

D-Series Size 1 Area Luminaire P2

Performance Package 4000K CCT 80 CRI

Right Corner Cutoff Extreme Backlight

Control

6575 0.9 67.79

P3

1 Lithonia Lighting DSX1 LED P3 40K 80CRI

LCCO

D-Series Size 1 Area Luminaire P3

Performance Package 4000K CCT 80 CRI

Left Corner Cutoff Extreme Backlight

Control

9268 0.9 102.17

P4
1 Lithonia Lighting DSX1 LED P1 40K 80CRI

T1S HS

D-Series Size 1 Area Luminaire P1

Performance Package 4000K CCT 80 CRI

Type 1 Short Houseside Shield

6831 0.9 50.9015

A
8 TECH LIGHTING 184 0.9 0

B
24 DALS Lighting Inc. 996 0.9 14.4

C
5 N/A XY 15DB29-06 TR1264 Pitch 30W 916 0.9 23.5

Statistics

Description Symbol Avg Max Min Max/Min Avg/Min

Parking & Drive Lanes 3.2 fc 11.5 fc 0.6 fc 19.2:1 5.3:1

ROW/Property Line 0.0 fc 0.3 fc 0.0 fc N/A N/A

Overall/Grade 1.1 fc 26.6 fc 0.0 fc N/A N/A
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	1 NAME OF THE PROPOSED DEVELOPMENT: The Rookery of Troy
	2 LOCATION OF SUBJECT PROPERTY: Part of the NE 1/4 of Section 13 T. 2N., R. 11E.
	4 TAX IDENTIFICATION NUMBERS 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: 5.33 Acres Homes & .61 Acres Retail
	7 NUMBER OF UNITS PROPOSED: Twenty-Three (23)
	NAME: Joseph Maniaci
	NAME_2: See applicant
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	STATE: MI
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	10 THE APPLICANT BEARS THE FOLLOWING RELATIONSHIP TO THE OWNER OF THE SUBJECT PROPERTY: Applicant is the owner
	DATE: 6/7/2023
	DATE_2: 6/7/2023
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