
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 
   
October 8, 2024 7:00 P.M. Council Chambers    

 
1. ROLL CALL 
 
2. APPROVAL OF AGENDA 
 
3. APPROVAL OF MINUTES – September 10, 2024 
  
4. PUBLIC COMMENT  – For Items Not on the Agenda 
 

PRELIMINARY SITE PLAN REVIEW 
 
5. PRELIMINARY SITE PLAN REVIEW (SP JPLN2024-0022) – Proposed Wilshire Center, 

Single family attached and multifamily development, North side of Wilshire, East of 
Crooks and North of Big Beaver (PIN 88-20-21-326-010), Section 21, Currently zoned BB 
(Big Beaver) Zoning 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 September 10, 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 
R. Brent Savidant, Community Development Director 
Julie Quinlan Dufrane, Assistant City Attorney 
Kathy L. Czarnecki, Recording Secretary 
 

2. APPROVAL OF AGENDA 
 
Resolution # PC-2024-09-055 
Moved by: Fox 
Support by: Faison 
 
RESOLVED, To approve the agenda as prepared. 
 
Yes: All present (9) 
 
MOTION CARRIED 

 
3. APPROVAL OF MINUTES – August 27, 2024 

 
Resolution # PC-2024-09-056 
Moved by: Lambert 
Support by: Malalahalli 
 
RESOLVED, To approve the minutes of August 27, 2024 Regular meeting as submitted. 
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Yes: Faison, Fox, Hutson, Krent, Lambert, Malalahalli, Perakis, Tagle 
Abstain: Buechner 
 
MOTION CARRIED 

 
4. PUBLIC COMMENT – For Items Not on the Agenda 

 
There was no one present who wished to speak. 
 

PLANNED UNIT DEVELOPMENT 
 
5. PLANNED UNIT DEVELOPMENT – PUD021 JPLN2024-0012) – Proposed Somerset 

West Concept Development Plan, North side of Big Beaver, West side of Coolidge (3100 
W Big Beaver; PIN 88-20-19-476-002, 88-20-19-476-003 and 88-20-19-430-004), 
Section 19, Presently Zoned PUD (Planned Unit Development) Zoning District 
 
Mr. Carlisle gave a brief introduction to the proposed Planned Unit Development 
application. He addressed the approval process as relates to a portion of the property 
controlled by a Consent Judgment and the process of amending the current PUD 
Agreement. Mr. Carlisle said the applicant is seeking feedback only this evening and 
there would be no action taken by the Planning Commission. 
 
Nathan Forbes of Forbes Frankel Troy Ventures LLC presented the conceptual mixed 
use development proposed for the southern 28 acres of property that was formerly 
occupied by the Kmart Headquarters. He expressed excitement of the overall project and 
the prominence of the University of Michigan Health Facility (Michigan Health System) as 
the anchor of the project. Mr. Forbes addressed the overall layout of pedestrian 
connectivity, public space, and the mixed uses of retail, restaurant and residential. 
 
Some comments during discussion related to the following: 
• Timeline of project. 
• Building design and architecture. 
• Residential components; condominiums, apartments, rental and/or purchase. 
• Retail stores, restaurants, gourmet market, viability of hotel. 
• Public space; parks, benches; attract Michigan Health System clients, employees, 

residents from both local and nearby communities. 
• Connection to Somerset Collection not currently in plan; applicant open to concept. 
• Parking; surface, podium, consideration to minimize surface parking. 
• Michigan Health System; disciplines of medical services, hours of operation, no 

overnight stays or emergency services. 
• Traffic study; working with both City and private traffic engineers. 
• Applicant states density has not changed; sees no concerns related to traffic. 
• Public art display, food vendors. 
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PRELIMINARY SITE PLAN REVIEW 
 

6. PRELIMINARY SITE PLAN REVIEW (SP JPLN2024-0023) – Proposed Somerset Park 
Apartments Administration and Leasing Center and New Golf Cart Storage Garage, East of 
Coolidge, South of Big Beaver (2401 Golfview; PIN 88-20-29-176-002), Section 29, Currently 
Zoned MF (Multiple Family) Zoning District 
 
Mr. Carlisle reviewed the Preliminary Site Plan application for Somerset Park Apartments to 
replace an existing building that includes a new pro shop, leasing management center and 
administration offices. He addressed a proposed new golf cart storage garage, parking, 
request to waive the required loading space, landscaping, masonry screen wall details, and 
trash removal details. 
 
In summary, Mr. Carlisle asked the Planning Commission to consider a waiver of the required 
loading space and if the application meets the Site Plan Review Design Standards per 
Section 8.06 of the Zoning Ordinance. Mr. Carlisle said any approval of the Site Plan 
application should be subject to providing bicycle parking, details of the masonry knee wall 
and trash enclosure location and details. 
 
Scott Snow addressed the overall apartment complex plan to expand its 
sales/administration/leasing services, pro shop, and golf cart storage. He addressed existing 
and conceptual future apartment amenities. Mr. Snow said there would be no major 
improvements to the golf course itself. He said the complex provides an internal trash valet 
service so there is no need for an outdoor trash dumpster. He also addressed the limited 
deliveries to the complex as relates to the request to waive the required loading space. Mr. 
Snow said they are amenable to the conditions cited in the Planning Consultant report dated 
August 29, 2024. 
 
There was discussion on: 
• Apartment complex occupancy; 2,226 residential units, 95.5% occupied. 
• Building architectural color scheme; consideration to enhance. 
• Entrance landscaping; flag poles, monument signage. 
• Golf cart storage garage; landscaped screening, architecture details specifically related 

to enhanced roof details. 
• Consideration to save additional trees on site. 
 
Several members expressed favorable comments on the proposed improvements. 
 
Mr. Savidant said the Planning Department is comfortable to administratively proceed with 
the application relating to certain site improvements, as discussed, should the Planning 
Commission desire to grant approval this evening. 
 
Resolution # PC-2024-09-057 
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 Somerset Park Apartments Administration and 
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Leasing Center and New Golf Cart Storage Garage, East of Coolidge, South of Big 
Beaver (2401 Golfview; PIN 88-20-29-176-002), Section 29, Currently Zoned MF 
(Multiple Family) Zoning District, be granted, subject to the following conditions: 
 
1. Provide bicycle parking. 
2. Provide a masonry knee wall according to the applicant’s voluntary offer. 
3. No outside trash container or enclosure. 
4. Approve loading space requirement waiver. 
5. Work with the City staff to enhance architectural building colors. 
6. Adjust parking to save trees on site. 
7. Work with the City staff to modify architectural details of the golf cart storage garage. 
 
Yes: All present (9) 
 
MOTION CARRIED 
 

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 8:41 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 09 10 Draft.docx 



 
 

ITEM #5 



  PC 2024.10.08 
  Agenda Item # 5 
 

 
 
 
DATE: October 3, 2024 
 
TO: Planning Commission 
 
FROM: R. Brent Savidant, Community Development Director 
 
SUBJECT: PRELIMINARY SITE PLAN REVIEW (SP JPLN2024-0022) – Proposed Wilshire 

Center, Single family attached and multifamily development, North side of 
Wilshire, East of Crooks and North of Big Beaver (PIN 88-20-21-326-010), Section 
21, Currently zoned BB (Big Beaver) Zoning District. 

 
The petitioner Eureka Innovation Development submitted the above referenced Preliminary Site 
Plan application to construct 135 townhomes and 21 apartments, for a total of 156 units. The 
parcel is approximately 15.34 acres in area.  
 
The Planning Commission is authorized to approve this Preliminary Site Plan.  
 
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. Traffic memorandum prepared by OHM Advisors, dated June 25, 2024. 
4. Site Plan 

  



PROPOSED RESOLUTION 
 
 
PRELIMINARY SITE PLAN REVIEW (SP JPLN2024-0022) – Proposed Wilshire Center, 
Single family attached and multifamily development, North side of Wilshire, East of 
Crooks and North of Big Beaver (PIN 88-20-21-326-010), Section 21, Currently zoned 
BB (Big Beaver) Zoning District. 
 
Resolution # PC-2024-10- 
Moved by:  
Support by:  
 
RESOLVED, That Preliminary Site Plan Approval, pursuant to Article 8 of the Zoning 
Ordinance, as requested for the proposed Wilshire Center, Single family attached and 
multifamily development, North side of Wilshire, East of Crooks and North of Big Beaver 
(PIN 88-20-21-326-010), Section 21, Currently zoned BB (Big Beaver) Zoning District, 
be approved, subject to the following conditions: 
 

1. Revise NSI parking lot layout so that all parking lot trees are internal to the 
parking lot. 

2. Clarify the balcony arrangement for 2.5 story townhomes. 
3. Detail long-term maintenance plan for shrubs located in garage door 

passageways. 
 

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

 
MOTION CARRIED 
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 Date: September 24, 2024 
                                                                                                                                                           October 2, 2024 

 

Preliminary Site Plan Review 
For 

City of Troy, Michigan 
 

 
 
Applicant: Erion Nikolla (Eureka Innovation Development)  
 
Project Name:  Wilshire Center Court    
 
Location: 600 Wilshire Drive/Vacant Parcel # 2021326010  
 
Plan Date:  September 27, 2024 
 
Zoning:  BB, Big Beaver  
 
Action Requested: Preliminary Site Plan Approval 
 
PROJECT AND SITE DESCRIPTION 

 
An application has been submitted for a new residential development, located north of Wilshire 
Drive and west of I-75. A total of 156 multiple-family residential units are proposed, including 135 
townhomes and 21 apartments. The units are split between 26 buildings. Along with the 
residential units, site amenities include an exercise room, pickle ball courts, children’s 
playground, outdoor seating/picnic area, and dog park. The subject site is currently vacant and a 
wetland is located in the northeast corner.  
 
The applicant intends to reconfigure existing property lines between the subject site and the site 
to the south (600 Wilshire Drive) and absorb a portion of the neighboring site. Site plans indicate 
that the subject site will be 15.04 acres. The site is zoned BB, Big Beaver, Site Type A, Street Type 
C, in which residential uses are a permitted use. 
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Aerial View of Subject Site: 
 

 
 

Size of Subject Site: 
15.0 acres. 
 
Proposed Uses of Subject Site: 
156 multiple-family residential units (135 townhomes, 21 apartments). 
 
Current Zoning: 
The property is currently zoned BB, Big Beaver Form Based District.  
 

Wilshire Drive 

Red outline is exis�ng 
configura�on. 

Yellow outline is 
proposed lot 
configura�on. 

Red star is shared 
stormwater deten�on 
area. 
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Surrounding Property Details: 
 

Direction Zoning Use 
North R-1B, One Family Residential 

RT, One Family Attached 
Single family residential 

Wattles Creek condo complex 
South BB, Big Beaver   N.S. International, Ltd.   
East N/A   I-75  
West R-1B, One Family Residential Single family residential   

 
NATURAL FEATURES 

 
Topography:                    Ground coverage is on a gentle slope with the highest eleva�ons found in 

the northern por�on of the site and the lowest eleva�ons found in the 
southern por�on. There are pocket areas that have a steeper slope than 
the rest of the site. There is an approximate 20-foot difference between 
the highest and lowest eleva�ons. 

Wetlands/Floodplain:  Wetland area is iden�fied in the northeast por�on of the site. A wetland 
survey conducted in April 2024 and provided by the applicant indicates 
that Wetland “B” measures 0.62 acres and is regulated by EGLE. A permit 
from EGLE is required for any development impac�ng this area. In an 
email dated August 29, 2024, the applicant confirms that the project will 
not interfere with Wetland “B.” 

Woodlands: The tree inventory provided shows that there are roughly 206 existing 
trees on site. None of the identified trees are Landmark trees. A tree 
replacement plan provided by the applicant is outlined in the table 
below. 

Replacement Details 
Protected Tree Inches Removed Replacement Required 
Landmark  0 inches 0 inches 
Woodland  516 inches 258 inches 
Preservation/Mitigation  Inches Preserved Credit 
Landmark 0 inches 0 inches 
Woodland 724 inches 1,448 inches 
Total 0 inches required for replacement. 258-1,448 = (-1,190) 

 
Items to be Addressed:  None. 
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AREA, WIDTH, HEIGHT, SETBACKS 
   
The site is regulated by dimensional standards of Building Form C: 
 

 
Build to line:  
The site is rather unusually shaped and the only current frontage on a “street” is the unimproved 
sec�on of the Wilshire Drive right-of-way. The Wilshire Drive right-of-way terminates in a berm 
that was approved as part of the Magna (now known as N.S.I) site development in 1996.  To 
develop the site the applicant, the city, and residents desire to keep the berm untouched by not 
extending Wilshire Drive.   
 
The Big Beaver form-based district requires a 10-foot build to line. There was a previous 
applica�on to this site for a hotel use that required it to obtain a variance for build-to-line 
replacement.  That proposal only provided access through the exis�ng N.S.I parking lot and did 
not create its own access on an approved City drive/road.  Thus, it didn’t have frontage and thus 
was required to obtain a variance. 
 
In order to accommodate access and comply with the build-to-line requirements, the applicant 
proposes to reconfigure the N.S.I parking lot and create an access drive/road, built to city 
standards, off Wilshire that creates a separate access to both the Magna parking lot and to the 
site.    

 Required / Maximum  Provided Compliance 

Front (south) 10-foot build-to-line 30 feet 

Complies with 
Planning 

Commission 
approval 

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

20 feet (east) 
206.67 feet (west) Complies 

Rear (north) 30 feet minimum  90.95 feet Complies 

Building Height 4 stories, 55 feet 
maximum 3 stories max Complies 

Open Space 15% 59.7% Complies 

Parking Location 

Surface parking shall be 
located in a rear yard or side 
yard; parking for residential 
tenants may be provided in 

integrated garages or below-
grade parking. 

Parking provided in side 
yard and integrated 

garages 
Complies 
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Items to be Addressed: None.  
 
 

PARKING 
 

 Required Provided Compliance 
Multi-family Residential: 
1 space per efficiency unit 
2 spaces per dwelling unit 
 
 

4 efficiency units*1= 4 
152 dwelling units*2= 304 

= 
308 residential spaces 

270 garage spaces 
41 apartment spaces 
18 on-street spaces 

(includes removal of 12 
spaces in front yard) 

= 
329 residential spaces 

Complies 

Barrier Free: 3 spaces (based on 71 shared 
spaces) 3 spaces Complies 

Bicycle: 
2 spaces Bike Rack Complies 

Parking at 600 Wilshire (site 
to the south): 
1 space per 300 SF of gross 
floor area 

96,936 SF/300 
=323 spaces 

144 existing to remain + 
179 relocated 
= 323 spaces 

Complies 

 
Items to be Addressed: None. 
 
ACCESS AND CIRCULATION 

 
Vehicular Access: 
The site has one (1) point of access a private drive/road extension off Wilshire Drive. The 
easement enters the subject site in the southwest corner.  
 
Pedestrian Access: 
A 5-foot wide sidewalk meanders throughout the site. The sidewalk begins in the south where it 
connects to the existing sidewalk along Wilshire Drive, and continues along the site perimeter 
and between buildings. Although there are several gaps in the sidewalk, a total of ten (10) 
crosswalks are provided for a clear and safe connection where gaps exist. The applicant has 
addressed pedestrian access comments raised by OHM in a memo dated June 25, 2024. 
 
Items to be Addressed:  None. 
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TRAFFIC 
 
A traffic memo has been prepared by OHM and is provided under separate cover.  
 
In summary, OHM concludes that during the morning (AM) peak hour, the Wilshire Center Court 
will generate approximately 71 vehicle trips: 17 inbound (entering the site), and 54 outbound 
(exi�ng the site). During the evening (PM) peak hour, the site generates approximately 88 vehicle 
trips: 55 inbound (entering the site), and 33 outbound (exi�ng the site). 

Table 1. Trips Generated 

 AM Peak PM Peak 
Dwelling Units In Out Total In Out Total 

156 17 54 71 55 33 88 
 

OHM concludes that, overall, the amount of traffic generated from this proposed site will not 
have significant impacts to Big Beaver Road, Crooks Road, or the surrounding roadway network. 

Items to be Addressed: None. 
 
LANDSCAPING 

 
A landscaping plan has been provided on Sheet L-1.0. The following table discusses the 
development’s compliance with the landscape requirements set forth in Section 13.02. 
 
 Required Provided Compliance 
Screening Between Uses (north and 
west): 
Parcels abu�ng a one-family residen�al 
zoned parcel shall maintain a 20-foot 
landscaped greenbelt from the property 
line of the one-family zoned parcel. 
 
The greenbelt shall be 1 narrow 
evergreen tree per 3 lineal feet OR 1 
large evergreen tree per 10 lineal feet. 

North: 
460 LF/10= 

46 large evergreens 
 

West: 
920 LF/10= 

92 large evergreens  

North: 
46 large evergreens 

 
West: 

92 large evergreens  

 
 

Complies 
 
 

Site Landscaping:  
A minimum of 20% of the site area shall 
be comprised of landscape material.  

20% 54.83% Complies 

Parking Lot Trees: 
1 internal parking lot tree per 8 spaces 60 spaces/8= 

8 trees 12 trees  Complies 
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Tree Replacement: 
Replace 50% of Woodland DBH 
Replace 100% of Landmark  DBH 258 inches of DBH 

1,448 inches credit 
for 724 inches 

preserved 
Complies 

Parking Lot Trees (New NSI Parking Lot): 
1 internal parking lot tree per 8 spaces 179 spaces/8= 

22 spaces 

23 trees 
(13 within parking 

lot) 

Does Not 
Comply 

 
Landscape Screening: 
The number of trees proposed for landscape screening is complaint. Although, the applicant has 
noted that no large evergreen trees are proposed in the northeast corner where the wetland is 
located. 
 
Parking Lot Trees (New NSI Parking Lot): 
As the neighboring property to the south (N.S. International, Ltd.) will lose parking spaces as a 
result of this project, the applicant is required to keep the neighbor’s parking in compliance by 
providing them with additional parking spaces and associated landscaping. The applicant has 
provided a sufficient amount of landscaping; however, 10 out of 23 trees are placed at the lot 
perimeter, rather than within the parking lot as required. 
 
While an equivalent amount of landscaping at the perimeter of parking lots may be approved 
where landscaping within parking lots would be impractical, we do not find such approval 
appropriate in this case. Site plans show a large amount of uninterrupted concrete with plenty 
of space for landscaped islands. Therefore, we ask the applicant to relocate perimeter trees into 
the parking lot. 
 
Additional Landscaping: 
In previous site plan reviews, CWA asked the applicant to provide additional landscaping along 
the NSI parking lot and within interior courtyards to soften the building to building relationship. 
In response to our requests, the applicant has since provided nine (9) additional plantings along 
the NSI parking lot and twenty-two (22) plantings within interior courtyards. 
 
Similarly, our previous site plan reviews encouraged the applicant to provide more design variety 
to break up the monotonous view of the garage door-dominated passageways. In revised site 
plans received on September 30, 2024, the applicant has proposed the addition of fifty-four (54) 
shrubs to break up the garage door monotony. While we appreciate the applicant’s proposal, we 
raise concerns over the look and viability of such plantings. Our planting concerns are discussed 
further under “Overall Architectural and Site Design.”   
 
Stormwater Retention/Detention: 
The applicant proposes a large detention pond in the southeast corner of the site. We refer to 
the City Engineer for review of the detention pond and overall stormwater management. 
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Trash Enclosure: 
Each townhome will receive their own trash bin for curbside pickup. Trash bins are to be stored 
in private garages during the week. For the apartment building, two (2) dumpsters are proposed 
in the northern portion of the parking lot. The dumpsters will be screened with a 6-foot tall 
masonry wall which will match the finish of the building. 
 
Mechanical Equipment: 
Mechanical equipment is located along the side of each building. Sheet L-2.1 shows that outdoor 
equipment will be screened with evergreen shrubs. 
Items to be Addressed: 1). Revise NSI parking lot layout so that all parking lot trees are internal 
to the parking lot.  
 
PHOTOMETRICS 

 
The applicant proposes a total of 298 wall mounted lights and 21 pole lights. All proposed fixture 
types, lighting levels, and heights are compliant. 
 
Items to be Addressed: None. 
 
FLOOR PLANS AND ELEVATIONS 

 
Floor Plans (Apartments): 
The apartment building has a total of twenty-one (21) units. The type of units found on each floor 
are detailed below. 
 
• First floor: 

o Five (5) one-bedroom units  
o Three (3) two-bedroom units 
o Two (2) three-bedroom units 

 
• Second floor: 

o Four (4) efficiency units 
o Five (5) two-bedroom units 
o Two (2) three-bedroom units 

 
Efficiency units are 646 square feet, two-bedroom units measure between 861-874 square feet, 
and three-bedroom units are 1,137 square feet. Fourteen (14) out of twenty-one (21) apartments 
include a patio or balcony. 
 
Floor Plans (Townhomes):  
The applicant proposes a combination of 2-story, 2.5-story and 3-story townhomes: 

• Six (6) buildings are dedicated to 2-story townhomes 
o Each 2-story unit is 1,489 square feet 

• Five (5) buildings are dedicated to 2.5-story townhomes 



Wilshire Center Court SPR 
October 2, 2024 

9 
 

o Each 2.5-story unit measures between 1,446-1,478 square feet 
• Fourteen (14) buildings are dedicated to 3-story townhomes 

o Each 3-story unit is 1,760 square feet 
 
2-story townhomes do not include a patio or balcony. All 3-story townhomes include a balcony. 
We note that it is unclear whether the 2.5-story townhomes include a balcony. Elevations on 
Sheet 2.5S-E1 show balconies in the rear, but no balconies are shown on the floor plans (Sheet 
2.5S-P1). We ask the applicant to clarify the balcony arrangement for 2.5 story townhomes. 
 
Building Height: 
Elevations are compliant with the following building heights: 

• Apartments: 27 feet 3 inches 
• 2-story townhomes: 25 feet 3 inches 
• 2.5-story townhomes: 30 feet 
• 3-story townhomes: 32 feet 6 inches 

 
Site Amenities: 
One (1) exercise room is located on the first floor of the apartment building. Outdoor amenities 
include: 

• Two (2) pickle ball courts [may be transformed into one (1) tennis court] 
• One (1) dog park 
• One (1) children’s playground 
• One (1) outdoor seating/picnic area 

 
Building Materials: 
Primary materials of the apartment building include asphalt shingles, board and batten, 
aluminum siding, metal railings, and brick. The shingles will be dark grey, the board and batten 
will be black, the aluminum siding will be light fir or light cherry, and the brick will be painted 
white. 
 
Building materials for the townhomes include asphalt shingles, fascia, frieze, siding, and brick. 
Colors include a combination of black, gray, white, and light brown. 
 
Items to be Addressed: 1). Clarify the balcony arrangement for 2.5 story townhomes. 
 
OVERALL ARCHITECTURE AND SITE DESIGN 

 
The overall architectural program and layout of this site appears very monotonous, especially for 
the single-family attached homes. There is little variation between units and the garage door 
dominance creates a “canyon-like” appearance. In previous site plan reviews from July and 
September, we encouraged the applicant to provide more design variety to break up the 
monotonous of design, and use relief and other architectural methods to break up the garage 
door dominance. See the image on the next page for reference. 
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No changes to architecture have been proposed; however, revised site plans dated September 
30, 2024 propose the inclusion of fifty-four (54) shrubs to soften the garage door dominance. 
 
While we appreciate the applicant’s proposal, we raise concerns over the look and viability of 
such plantings. It seems likely that these shrubs will experience high exposure to salt and car 
pollutants and will not likely survive.   
 
Furthermore, we ask the Planning Commission to consider whether the proposed site is 
consistent with architectural design standards of the Big Beaver form-based district. See colored 
renderings provided by the applicant on the next page. 
 
Items to be Addressed: 1). Detail long-term maintenance plan for shrubs located in garage door 
passageways and 2);  Planning Commission to consider whether the proposed design is consistent 
with architectural design standards of the Big Beaver form-based district. 
 
 

Red arrows illustrate passageways dominated by garage doors. 
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Rear eleva�on of 2-story townhomes. 

Rear eleva�on of 3-story townhomes. 
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DESIGN STANDARDS AND SITE PLAN REVIEW STANDARDS 

 
The Big Beaver Node design standards as well as Site Plan review standards provide the Planning 
Commission with direction when reviewing the proposed site plan and design features of this 
development.  
 
Section 5.04.E. outlines Design Standards:  
 
1. Building Orientation and Entrance 
2. Ground Story Activation 
3. Transitional Features 
4. Site Access, Parking, and Loading 
 
Please see Section 5.04.E for standard details.  
 
Section 8.06 outlines Site Plan Review Design Standards.  
 

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

a. 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. 

Birds eye view of overall site. 
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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. 

 
SUMMARY 

 
The Planning Commission is asked to consider the following outstanding items: 
 

1. Revise NSI parking lot layout so that all parking lot trees are internal to the parking lot. 
2. Clarify the balcony arrangement for 2.5 story townhomes. 
3. Detail long-term maintenance plan for shrubs located in garage door passageways. 
4. Planning Commission to consider whether the proposed design is consistent with 

architectural design standards of the Big Beaver form-based district. 
 
Sincerely,  
 
 
 



 
 
 

memorandum 
 
 

 

Date: June 25, 2024 
 

To: Scott Finlay, PE 
  

From: Stephen Dearing, PE, PTOE & Lauren Hull, EIT 
 

Re: Proposed Wilshire Center Court Development 
Anticipated Traffic Impacts 

 
 
The purpose of this memorandum is to provide an overview of the anticipated traffic impacts resulting from a 
site plan for the proposed Wilshire Center Court development. This site is located along Wilshire Drive which 
exists between Wattles Road on the north and Big Beaver Road on the south along with Crooks Road on the 
west and I-75 on the east. The proposed site contains 135 townhomes along with 21 apartments. To access 
the proposed site, an existing access easement to Wilshire Drive will be used. 
 
The Institute of Transportation Engineers (ITE) Trip Generation Manual, 11th Edition, provides trip generation 
rates for numerous land uses, based on thousands of studies throughout the United States and Canada. This 
data can then be used to estimate the number of vehicle trips generated by a development. In most areas, the 
morning (AM) peak is a one-hour period that occurs between 7 am – 9 am, and the evening (PM) peak is a 
one-hour period usually between 4 pm – 6 pm.   
 
The table below provides the calculated number of trips generated for the Wilshire Center Court site, based on 
the ITE Trip Generation Manual, 11th Edition, for Multifamily Housing (Low-Rise) (ITE Land Use Code #220).  
 

Table 1. Trips Generated 
 AM Peak PM Peak 

Dwelling Units In Out Total In Out Total 
156 17 54 71 55 33 88 

 
During the morning (AM) peak hour, the Wilshire Center Court generates 71 vehicle trips: 17 inbound (entering 
the site), and 54 outbound (exiting the site). During the evening (PM) peak hour, the site generates 88 vehicle 
trips: 55 inbound (entering the site), and 33 outbound (exiting the site).  
 
Overall, the amount of traffic generated from this proposed site will not provide significant impacts to Big 
Beaver Road, Crooks Road, or the surrounding roadway network. 



All information herein was accurate at the time of publication. We reserve the right to make updates and changes to specifications,
material and price without notice and obligations.

WILSHIRE CENTER
Dear Members of the Planning Commission:

We are grateful for the opportunity to present Wilshire Center, comprising of 13 5
-unit single-family attached residential homes and 21 apartment units. Eureka
Innovation Development takes pride in our extensive experience and commitment to 

excellence working throughout the community for the past 25 years.

Fact Shee

Our mission for this site is to provide attainable housing for first time homeowners 

and +55 year old demographic in the city while collaborating closely with the local
community and delivering a captivating new development. We are enthusiastic about
this project as it offers four different innovative products as housing options to Troy's 
residents. Our team at Eureka comprises seasoned professionals who understand the
 intricacies of such projects. With our collective expertise and unwavering dedication to
 quality, we are confident in managing this project with great respect, care, and 
integrity for the surrounding community. We remain committed to working alongside 
the community to ensure a smooth development and building process.

Sincerely,

Eureka Innovation Development

t

     
   
       
      
   
       
    
    
     
      
       

    
   
         
    
   
      
    
    
     
      
     

 15.03 +/- Acres Site
 Zoning Big Beaver
 13 5   (2, 2.5  & 3 story) Single Family Attached Homes
 Sizes ~ 1500-1760 Sq/ft
 21 apartment units
 Sizes from ~ 600-1150 Sq/ft
 Development Start Early 2025
 42 Month Construction Period
 Off Site Model Homes Initially
 Amenities: Tennis/Picket-ball/courts, Children's park, Dog park, Exercise Area
 > 60% of Open Green Space
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EX. YARD DRAIN & ROOF DRAIN
EX. UNIDENTIFIED STRUCTURE
PROPOSED WATER MAIN
PROPOSED HYDRANT AND GATE VALVE
PROPOSED TAPPING SLEEVE, VALVE & WELL
PROPOSED POST INDICATOR VALVE
PROPOSED SANITARY SEWER
PROPOSED SANITARY CLEANOUT & MANHOLE
PROPOSED STORM SEWER
PROPOSED STORM SEWER CLEANOUT & MANHOLE
PROPOSED CATCH BASIN, INLET & YARD DRAIN

UTILITY LEGEND:

BENCHMARKS:
PER CITY OF TROY

BM0351
ARROW ON T/HYD E SIDE OF
CROOKS  360' NORTH OF WILSHIRE
ELEV.-669.663

BM #300
ARROW ON HYDRANT FLANGE,
NORTHERLY EAST SIDE OF
PARKING LOT AND ±7' OFF EAST
SIDE OF CONCRETE SIDEWALK.
ELEV. - 704.06

BM #301
NORTH RIM OF WATER MANHOLE
AND ±93' SOUTHWEST FROM
NORTHWEST BUILDING CORNER .
ELEV.- 700.83

BM #302
MAG IN NORTHEAST LIGHT POLE
BASE AND ±230' DIRECTLY WEST
OF MAIN ENTRANCE OF #600
WILSHIRE BULDING.
ELEV. - 703.20

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 26125C0533F DATED
SEPTEMBER 29, 2006.
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CODE QTY BOTANICAL NAME COMMON NAME SIZE CONTAINER SPACING DESIGNATION REMARKS

DECIDUOUS TREES
ASL2.5 2 ACER SACCHARUM 'LEGACY' LEGACY SUGAR MAPLE 2.5" CAL. B&B PER PLAN NATIVE
AT2.5 2 ASIMINA TRILOBA PAWPAW 2.5" CAL. B&B PER PLAN NATIVE
CK2.5 2 CLADRASTIS KENTUKEA AMERICAN YELLOWWOOD 2.5" CAL. B&B PER PLAN ADAPTED NATIVE
GB2.5 5 GINKGO BILOBA MAIDENHAIR TREE 2.5" CAL. B&B PER PLAN NON-NATIVE MALE ONLY
GBM2.5 8 GINKGO BILOBA 'MAGYAR' MAGYAR MAIDENHAIR TREE 2.5" CAL. B&B PER PLAN NON-NATIVE MALE ONLY
GBP2.5 2 GINKGO BILOBA 'PRINCETON SENTRY' PRINCETON SENTRY GINKGO 2.5" CAL. B&B PER PLAN NON-NATIVE MALE ONLY
GTS2.5 6 GLEDITSIA TRIACANTHOS INERMIS 'SUNCOLE' SUNBURST HONEY LOCUST 2.5" CAL. B&B PER PLAN NATIVE THORNLESS
LE2.5 5 LIRIODENDRON TULIPIFERA 'JFS-OZ' EMERALD CITY® TULIP POPLAR 2.5" CAL. B&B PER PLAN ADAPTED NATIVE
NS2.5 8 NYSSA SYLVATICA TUPELO 2.5" CAL. B&B PER PLAN NATIVE
PO2.5 4 PLATANUS OCCIDENTALIS AMERICAN SYCAMORE 2.5" CAL. B&B PER PLAN NATIVE
QA2.5 2 QUERCUS ALBA WHITE OAK 2.5" CAL. B&B PER PLAN NATIVE
QB2.5 2 QUERCUS BICOLOR SWAMP WHITE OAK 2.5" CAL. B&B PER PLAN NATIVE
QK3 4 QUERCUS ROBUR X BICOLOR 'NADLER' KINDRED SPIRIT® OAK 3 YEAR B&B PER PLAN NATIVE
QR2.5 4 QUERCUS RUBRA RED OAK 2.5" CAL. B&B PER PLAN NATIVE
TA2.5 2 TILIA AMERICANA 'AMERICAN SENTRY' AMERICAN SENTRY LINDEN 2.5" CAL. B&B PER PLAN NATIVE

58 SUBTOTAL:

EVERGREEN TREES
AP8 24 ABIES BALSAMEA PHANEROLEPIS CANAAN BALSAM FIR 8` HT. B&B PER PLAN NON-NATIVE
PA8 5 PICEA ABIES NORWAY SPRUCE 8` HT. B&B PER PLAN NATIVE
PG8 17 PICEA GLAUCA WHITE SPRUCE 8` HT. B&B PER PLAN NATIVE
PGD8 10 PICEA GLAUCA 'DENSATA' BLACK HILLS SPRUCE 8` HT. B&B PER PLAN NATIVE
PO8 16 PICEA OMORIKA SERBIAN SPRUCE 8` HT. B&B PER PLAN NON-NATIVE
PS8 24 PINUS STROBUS EASTERN WHITE PINE 8` HT. B&B PER PLAN NATIVE
TG8 21 THUJA STANDISHII X PLICATA 'GREEN GIANT' GREEN GIANT ARBORVITAE 8` HT. B&B PER PLAN ADAPTED NATIVE

117 SUBTOTAL:

ORNAMENTAL TREES
AL8 7 AMELANCHIER LAEVIS ALLEGHENY SERVICEBERRY 8` HT. B&B PER PLAN NATIVE MULTI-TRUNK
CCF8 8 CERCIS CANADENSIS 'FOREST PANSY' FOREST PANSY EASTERN REDBUD 8` HT. B&B PER PLAN NATIVE MULTI-TRUNK
MM2.5 23 MALUS X 'JARMIN' MARILEE® CRABAPPLE 2.5" CAL. B&B PER PLAN NON-NATIVE
MP2.5 10 MALUS X 'PRAIRIFIRE' PRAIRIFIRE CRABAPPLE 2.5" CAL. B&B PER PLAN NON-NATIVE
PK2.5 5 PRUNUS SERRULATA 'KWANZAN' KWANZAN JAPANESE FLOWERING CHERRY 2.5" CAL. B&B PER PLAN NON-NATIVE
SR2.5 13 SYRINGA RETICULATA 'IVORY SILK' IVORY SILK JAPANESE TREE LILAC 2.5" CAL. B&B PER PLAN NON-NATIVE

66 SUBTOTAL:

SHRUBS
PF24 30 POTENTILLA FRUTICOSA 'ABBOTSWOOD' ABBOTSWOOD BUSH CINQUEFOIL 24" HT. CONT. 36"O.C. NATIVE
SNF24 39 SPIRAEA JAPONICA 'NEON FLASH' NEON FLASH JAPANESE SPIREA 24" HT. CONT. 36"O.C. NON-NATIVE

69 SUBTOTAL:

PLANT SCHEDULE
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Plan View
Scale - 1" = 40ft

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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Statistics

Description Symbol Avg Max Min Max/Min Avg/Min Avg/Max

OVERALL 1.1 fc 7.6 fc 0.0 fc N/A N/A 0.1:1

SOUTH PARKING 1.2 fc 2.0 fc 0.5 fc 4.0:1 2.4:1 0.6:1

EAST PARKING 1.1 fc 3.6 fc 0.6 fc 6.0:1 1.8:1 0.3:1

Ordering Note

FOR INQUIRIES CONTACT GASSER BUSH AT
QUOTES@GASSERBUSH.COM OR 734-266-6705.

General Note

1.  SEE SCHEDULE FOR LUMINAIRE MOUNTING HEIGHT.
2.  SEE LUMINAIRE SCHEDULE FOR LIGHT LOSS FACTOR.
3.  CALCULATIONS ARE SHOWN IN FOOTCANDLES AT: 0' - 0".

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

Schedule

Symbol Label QTY Manufacturer Catalog Number Description Lamp
Number

Lamps

Lumens

per Lamp
LLF Wattage

Mounting

Height

OA

9 Lithonia Lighting DSX0 LED P6 AMBPC

AMCRI T5W

D-series Size 0 Area

Luminaire, P6

Performance

Package, Foward

optics, Phosphor

Converted Amber,

Amber CRI, Type 5

Wide,

LED 1 9610 0.9 138.74 25'-0"

OB

12 Lithonia Lighting DSX0 LED P6 AMBPC

AMCRI BLC4

D-series Size 0 Area

Luminaire, P6

Performance

Package, Foward

optics, Phosphor

Converted Amber,

Amber CRI, Type 4

Extreme Backlight

Control,

LED 1 6804 0.9 138.74 25'-0"

P1

163 Lithonia Lighting DSXW1 LED 20C 1000

AMBPC TFTM MVOLT HS

DSXW1 LED WITH

(2) 10 LED LIGHT

ENGINES, TYPE TFTM

OPTIC, AMBER PC, @

1000mA WITH

HOUSE-SIDE

SHIELDS.

LED 1 3558 0.9 73.2 10'-0"

P2

135 Lithonia Lighting DSXW1 LED 10C 350

AMBPC T2S MVOLT HS

DSXW1 LED WITH

(1) 10 LED LIGHT

ENGINES, TYPE T2S

OPTIC, AMBPC, @

350mA WITH HOUSE-

-SIDE SHIELDS.

LED 1 788 0.9 13.3 6'-0"





Developer:  Eureka Innovation Development 







HARDIE VERTICAL PLANK SIDING

HARDIE VERTICAL PLANK SIDING

LONGBOARD





BRICK: GENERAL SHALE 

MIDNIGHT MIST OR 
SIMILAR

ROOF: IKO - DUAL BLACK SHINGLES

ACCENT SIDING:
MANUFACTURER: LONGBOARD
MATERIAL:  HARDIE HORIZONTAL LAP SIDING
PROFILE: 8" OVERLAP
COLORS:  ALABASTER OR DARK BRONZE

ACCENT SIDING:
MANUFACTURER: LONGBOARD
MATERIAL:  VERTICAL PLANK SIDING
PROFILE: 4" v-GROOVE
COLORS:  ALABASTER OR DARK 
BRONZE

BRICK: GENERAL SHALE 

MIDNIGHT MIST OR SIMILAR

BRICK: GENERAL SHALE 

MORNING SNOW OR 
SIMILAR





ACCENT SIDING:
MANUFACTURER: LONGBOARD
MATERIAL:  HARDIE HORIZONTAL LAP SIDING
PROFILE: 8" OVERLAP
COLORS:  OFF-WHITE OR DARK BRONZE

BRICK: GENERAL SHALE 

MEADOWBROOK OR SIMILAR

ROOF: IKO - DUAL BLACK SHINGLES

BRICK: GENERAL SHALE 

MEADOWBROOK OR SIMILAR

ACCENT SIDING:
MANUFACTURER: LONGBOARD
MATERIAL:  HARDIE HORIZONTAL LAP SIDING
PROFILE: 8" OVERLAP
COLORS:  OFF-WHITE OR DARK BRONZE







ACCENT SIDING:
MANUFACTURER: LONGBOARD
MATERIAL:  HARDIE HORIZONTAL LAP SIDING
PROFILE: 8" OVERLAP

ACCENT SIDING:
MANUFACTURER: LONGBOARD
MATERIAL:  VERTICAL PLANK SIDING
PROFILE: 4" v-GROOVE
COLORS:  ALABASTER OR DARK BRONZE

ROOF: IKO - DUAL BLACK 
SHINGLES OR SIMILAR

COLORS:  OFF-WHITE OR DARK BRONZE

BRICK: GENERAL SHALE 
MIDNIGHT MIST OR 
SIMILAR

BRICK: GENERAL SHALE 
MIDNIGHT MIST OR 
SIMILAR

BRICK: GENERAL SHALE 
MIDNIGHT MIST OR 

ROOF: IKO - DUAL BLACK 

ACCENT SIDING:
MANUFACTURER: LONGBOARD
MATERIAL:  VERTICAL PLANK SIDING
PROFILE: 4" v-GROOVE
COLORS:  ALABASTER OR DARK BRONZE

SHINGLES OR SIMILAR

SIMILAR



ACCENT SIDING:
MANUFACTURER: LONGBOARD
MATERIAL:  VERTICAL PLANK SIDING
PROFILE: 4" v-GROOVE
COLORS:  ALABASTER OR DARK BRONZE

ROOF: IKO - DUAL BLACK 
SHINGLES OR SIMILAR

BRICK: GENERAL SHALE 
MIDNIGHT MIST OR 
SIMILAR



All information herein was accurate at the time of publication. We reserve the right to make updates and changes to
specifications, material and price without notice and obligations.



All information herein was accurate at the time of publication. We reserve the right to make updates and changes to
specifications, material and price without notice and obligations.

     

   

         

     

      

   

    

    

     

    

       

     

   

          

     

      

     

    

    

     

    

     

     

   

          

     

      

     

    

    

     

    

     

 1 5.03 +/- Acres Site

 Zoning Big Beaver

 1 35 (2, 2.5 &  3 story) Single Family Attached Homes

 Sizes from ~ 1500-1 760 Square Feet

 21 apartment units / 55+ community

 Sizes from ~ 560  -1 150 S quare Feet

 Development Start Early 2025

 42 Month Construction Period

 Off Site Model Homes Initially

 Amenities: Tennis/Picket-ball courts, Dog park, Gym/clubhouse etc.,

 >60% of Open Green Space



All information herein was accurate at the time of publication. We reserve the right to make updates and changes to
specifications, material and price without notice and obligations.

Exterior features High Quality Andreson® Windows & Doors with Charming Elevations
highlighted by premium Brick veneer. Dimensional asphalt roof shingles, and  Two Car 
Attached Garages with steel panel sectional doors, wired with a garage door
opener and transmitters. Charming balcony off of main level with privacy wall between 

neighbors.

Interior features Open Space Concept with LED recess ceiling lights throughout,
Hardwood Floors, Quality crafted 42” Cabinets, Granite Counter tops with GE® Stainless 

Steel kitchen appliances etc.,



All information herein was accurate at the time of publication. We reserve the right to make updates and changes to
specifications, material and price without notice and obligations.

Prestige:

- 2 story attached homes: 33 units

- SQFT Range: approx 1,500 (+/-).

- 3 bedroom with Private Unit Entry

- In-Wall Fireplace - Napoleon Series

- Attached 2 Car Garage w/fast car chargers

- ~ +30% Better Energy Efficiency than Code Required

- Wireless / Ethernet Ready

Floor Plans:

Floor 1 Floor 2

Family

Garage



All information herein was accurate at the time of publication. We reserve the right to make updates and changes to
specifications, material and price without notice and obligations.

-

-

-

-

Pristine:

-

- ~ +30% Better Energy Efficiency than Code Require

   

     

     

    

      

2.5 story attached homes: 25  units

SQFT Range: approx 1 ,550 (+/-).

3 bedroom with Private Unit Entry

In-Wall Fireplace - Napoleon Series

Attached 2 Car Garage w/fast car chargers

d

- Wireless / Ethernet Ready

Floor Plans:

Ground Level Floor 1

Family

Floor 2



All information herein was accurate at the time of publication. We reserve the right to make updates and changes to
specifications, material and price without notice and obligations.

Enclave:

-
-

-

-

-

3 story attached homes: 78 units 

SQFT Range: approx 1 ,700 (+/-).

2/3 bedroom with Private Unit Entry

Private Balcony / Veranda

In-Wall Fireplace - Napoleon Series

- Attached 2 Car Garage w/fast car chargers

- ~ +30% Better Energy Efficiency than Code Required

- Wireless / Ethernet Ready

Floor Plans:

Floor 1 Floor 2 Floor 3



All information herein was accurate at the time of publication. We reserve the right to make updates and changes to
specifications, material and price without notice and obligations.

Reserve:

- Apartment homes - 21 units

- SQFT Range 650 - 1200 (+/-)

- Clubhouse / Exercise room

- 1st floor level units for 55 year + community  

-    Private Balcony / Veranda



All information herein was accurate at the time of publication. We reserve the right to make updates and changes to
specifications, material and price without notice and obligations.

Roofing Brick

IKO Cambridge Dual Black or equal Midnight Mist or similar

Brick

Morning Snow or simila

Exterior Colors

r

SmartSide Vertical Sidining

     LP / vertical board

Fiber Cement Siding

                      LP/overlap 8" 



All information herein was accurate at the time of publication. We reserve the right to make updates and changes to
specifications, material and price without notice and obligations.

Windows: U=0.29 Furnace: 95%+ AFUE A/C: 13 SEER

DR Nelson Energy Seal

1990’s-2008 Energy Code

Predicted performance of identical plan
built to “Prescriptive” values of the
1997-2008 Michigan Energy Code.

Current Energy Code

Predicted performance of identical plan
built to “Prescriptive” values of our new

Michigan Energy Code effective
February 2016.

Eureka Building

The dimensionally identical home built
with the

Eureka Building Company
Energy package

Plan/Model Annual
Energy Costs*

Home
Energy

Rating Score**

Annual
Energy
Costs*

Home

Energy

Rating

Score**

Annual
Energy
Costs*

Home

Energy
Rating

Score**

End Unit $ 1,284 123 $ 928 96 $ 750 69

Interior Unit $ 1,093 119 $ 792 94 $ 633 69

*Predicted Annual Heating, Cooling & Water Heating costs based on average climate data for SE MI and Electricity @ 12¢ /kWh, Natural Gas
@ $1.00/CCF

**HERS is a registered trademark of RESNET (Residential Energy Specialists Network). For more information about HERS ask your
salesperson or visit: www.RESNET.us

This information does not constitute any warranty of energy costs or savings. This analysis was conducted using REM/Rate v15.3, the
computer software program developed for the Energy Star® for homes program by the United States Environmental Protection Agency and the
Department of Energy. D.R. Nelson & Associates, Inc. is a licensed, certified HERS Rater/Provider for RESNET and the Energy Star® Program.
The energy costs above were calculated by comparing dimensionally identical homes with the values expressed – typical of the energy code at
the time. Your heating, cooling and water heating energy costs may fluctuate depending upon such factors as, number of occupants, occupant
behavior, temperature settings, window coverings and more.

http://www.resnet.us
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