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PLANNING COMMISSION
MEETING AGENDA
REGULAR MEETING

David Lambert, Chairman, Marianna Perakis, Vice Chairman
Toby Buechner, Carlton Faison, Michael W. Hutson, Tom Krent,
Lakshmi Malalahalli, Sadek Rahman and John J. Tagle

July 26, 2022 7:00 P.M. Council Chambers

1. ROLL CALL

2. APPROVAL OF AGENDA

3. APPROVAL OF MINUTES - June 28, 2022

4. PUBLIC COMMENT - For Items Not on the Agenda

CONDITIONAL REZONING

5. PUBLIC HEARING — CONDITIONAL REZONING (CR JPLN2022-001) — Proposed
Homestead Condominiums, East side of Livernois, North of Big Beaver (PIN 88-20-22-301-
007, -008, -009), Section 22, From R-1E (One Family Residential District) to RT (One
Family Attached Residential District).

OTHER ITEMS

6. POTENTIAL PLANNED UNIT DEVELOPMENT (PUD) APPLICATION — Concept Plan
discussion, East of Livernois, North of Square Lake (PIN 88-20-03-301-088, 88-20-03-301-
025, -024, -023), Section 35, Currently Zoned NN (Neighborhood Node “Q”) and R-1B (One
Family Residential) Districts.

7. PUBLIC COMMENTS - For Items on the Agenda

8. PLANNING COMMISSION COMMENT

9. ADJOURN

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

Televised Live, Government Channel WTRY (10 WideOpenWest and 17 Comcast) Replayed Wednesdays 3:00 pm, 6:00 pm and 11:00 pm
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PLANNING COMMISSION REGULAR MEETING — DRAFT JUNE 28, 2022

Chair Lambert called the Regular meeting of the Troy City Planning Commission to order
at 7:00 p.m. on June 28, 2022, in the Council Chamber of the Troy City Hall. Chair Lambert
and Vice Chair Perakis presented opening remarks relative to the role of the Planning
Commission and procedure of tonight’'s meeting.

1. ROLL CALL

Present:

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

David Lambert
Lakshmi Malalahalli
Marianna Perakis
John J. Tagle

Absent:
Sadek Rahman

Also Present:

R. Brent Savidant, Community Development Director
Ben Carlisle, Carlisle Wortman Associates

Allan Motzny, Assistant City Attorney

Kathy L. Czarnecki, Recording Secretary

2. APPROVAL OF AGENDA

Resolution # PC-2022-06-037
Moved by: Tagle
Support by: Faison

RESOLVED, To approve the Agenda as prepared.

Yes: All present (8)
Absent: Rahman

MOTION CARRIED

3. APPROVAL OF MINUTES - June 14, 2022

Resolution # PC-2022-06-038
Moved by:  Hutson
Support by: Malalahalli

RESOLVED, To approve the minutes of the June 14, 2022 Regular meeting as submitted.
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Yes: Buechner, Faison, Hutson, Krent, Lambert, Malalahalli, Perakis
Abstain: Tagle
Absent: Rahman

MOTION CARRIED

PUBLIC COMMENT - For Items Not on the Agenda

There was no one present who wished to speak.

CITY OF TROY MASTER PLAN

5. MASTER PLAN DISCUSSION — Neighborhood Node Subcommittee Discussion

Mr. Savidant announced the Master Plan Node Steering Committee comprised of
Planning Commissioners Lambert, Perakis, Krent and Faison.

Mr. Carlisle gave a short presentation on what the steering committee accomplished in
their three meetings:

Revised the node intent statement.

Reviewed nodes A-U.

Revised language for each node.

Provided direction on concept plans.

o

Dequindre and Long Lake

o John R and Long Lake
o0 Gateway Concept Plan
Suggests elimination of six (6) nodes:

o

O O0O0O0O0

Node A (Dequindre and 14)

Node G (Rochester and Wattles)

Node H (Livernois and Wattles)

Node L (Rochester and Long Lake)

Node M (Livernois and Long Lake)

Node S (Rochester and South Boulevard)

Mr. Carlisle reviewed the key principles on which the steering committee focused to
achieve their conclusions.

Discussion followed with at times the steering committee members providing input and
explanations on some of their determinations.

Chair Lambert announced the concept plans referenced and discussed during the
meeting this evening are not proposed developments but conceptual plans only for
Master Plan discussion.
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Some discussion points:
e Ten percent (10%) residential component for first-story mixed use buildings.

e Desire to achieve more mixed use; majority of existing nodes residential.

e Parking as relates to commercial and residential.

e Connectivity to nodes from surrounding areas; vehicular, pedestrian, shared use
pathways.

e Design options as relates to intensity, density, height, urban pulsing.

e Reconsideration/clarification on node intent statement.

e Incorporation of trail pathways in node intent statement.

e Gateway plan as relates to responsibility, engagement, involved parties.

Mr. Carlisle said he would look further into the residential component of first-story mixed
use buildings and come back with proposed language.

Mr. Savidant said to email him with any ideas and/or comments and to copy the Planning
Consultant on the messages.

Mr. Carlisle reviewed the next steps in the Master Plan review process.

OTHER ITEMS

6. PUBLIC COMMENT - For Items on the Agenda

e Wei Cao, 6816 Vernmoor, addressed shared use paths, bicycle lanes, pedestrian
paths to connect the neighborhood nodes, suggested flexibility in parking, provide
sidewalks and shared use paths.

Mr. Savidant addressed the Parks and Recreation 5-Year Master Plan and the City’s
recognition of the importance of shared use trails and paths. He gave examples of City
practices applied to discourage excess parking and encourage pathways.

Mr. Carlisle said the concept plans presented this evening incorporated the current
Zoning Ordinance parking requirements.

7. PLANNING COMMISSION COMMENT

Mr. Savidant announced there is a scheduling conflict for himself, the Planning Consultant
and the Assistant City Attorney for the scheduled July 12, 2022 meeting date. He
suggested that the Board might consider canceling the meeting.

Complimentary comments across the Board were shared on a job well done by the Master
Plan Steering Committee.

Ms. Perakis encouraged the incorporation of language relating to trail pathways into the
node intent statement.
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Mr. Krent shared past visions by boards and committees to encourage trail pathways.

Mr. Savidant addressed Planning Commission participation in upcoming conferences. He
said he would forward information to the Board in the very near future.

Resolution # PC-2022-06-039
Moved by:  Faison
Support by: Krent

RESOLVED, To cancel the July 12, 2022 Planning Commission Regular Meeting due to
scheduling conflicts of staff and Planning Consultant.

Yes: All present (8)
Absent: Rahman

MOTION CARRIED
Chair Lambert thanked Mr. Cao for bringing attention to providing a variety of
transportation means to get around the City, noting many residents rely on sidewalks and
shared use paths.

8. ADJOURN

The Regular meeting of the Planning Commission adjourned at 8:24 p.m.

Respectfully submitted,

David Lambert, Chair

Kathy L. Czarnecki, Recording Secretary

https://d.docs.live.net/2f7ed4fe5f664ea8/Documents/Kathy/COT Planning Commission Minutes/2022/2022 06 28 Draft.docx



DATE:

TO:

FROM:

SUBJECT:

July 26, 2022

Planning Commission

R. Brent Savidant, Community Development Director

PUBLIC HEARING — CONDITIONAL REZONING (CR JPLN2022-001) -
Proposed Homestead Condominiums, East side of Livernois, North of Big Beaver

(PIN 88-20-22-301-007, -008, -009), Section 22, From R-1E (One Family
Residential District) to RT (One Family Attached Residential District).

The applicant Tableau by Mondrian seeks a conditional rezoning of the subject parcel from R-
1E (One Family Residential) to RT (One Family Attached Residential District). The subject site is
9.54 acres in area. The applicant proposes a total of 30 units within 6 buildings.

The applicant is voluntarily offering the following conditions:

oA wNE

© N

11.

The Site Plan is a condition of approval,

Conform to RT Zoning;

Development shall be limited to a maximum of 6-buildings with 30 total units;
Maximum Building Height shall not exceed 2 stories or 30' in height;

Maximum % of Lot Area Covered by Buildings will be thirty percent (30%);
Building Materials shall be a mix of brick, asphalt shingles, plank siding, with
variety of color palates and durable, low-maintenance materials;

Each Unit shall have a minimum of a one-car garage on the first level of each unit;

Additional Features & Amenities:

Community Park & Gathering Area;

Walking Trails Internal & External Sidewalks;

Ability to Connect to Troy Trails;

Exercise & Fitness Stations;

Butterfly Gardens;

Park Benches;

Livernois Frontage Landscape & Decorative Stone Walls;

Landscape Boundary Buffer Plantings & Preservation of Natural Features;
Slgnlflcant Tree Plantings & Re-forestation;

Te poooe

.No exterior refuse containers shall be used. Individual waste and recycling

containers shall be stored in each unit's garage and placed at the curb on collection
days in accordance with City ordinances;

Minor modifications to the site plan shall be reviewed, and if appropriate,
administratively approved by the Community Development Director (Any such minor
changes are those that in the City's discretion would not adversely or substantially
affect the conditions of the re-zoning or the site plan).

PC 2022.07.26
Agenda Item #5



The Planning Commission is a recommending body for this application.

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:

Maps

Report prepared by Carlisle/Wortman Associates, Inc.

Anticipated Traffic Impacts, Memo prepared by OHM Advisors, dated June 15, 2022.
Floodplain memo, prepared by Scott Finlay, Deputy City Engineer.

Preliminary Site Plan Packet with supporting documents.

agrwnE

G:\CONDITIONAL REZONING\JPCR2022-001 HOMESTEAD\PC Memo 07 26 2022.docx

PC 2022.07.26
Agenda Item #5



POTENTIAL RESOLUTION RECOMMINDING APPROVAL

PUBLIC HEARING — CONDITIONAL REZONING (CR JPLN2022-001) — Proposed
Homestead Condominiums, East side of Livernois, North of Big Beaver (PIN 88-20-22-
301-007, -008, -009), Section 22, From R-1E (One Family Residential District) to RT
(One Family Attached Residential District).

Resolution # PC-2022-07-
Moved by:
Seconded by:

RESOLVED, That the Planning Commission hereby recommends to the City Council
that the R-1E to RT conditional rezoning request, as per Section 16.04 of the City of
Troy Zoning Ordinance, located on the east side of Livernois, north of Big Beaver, within
Section 22, being approximately 9.5 acres in size, be GRANTED for the following
reasons:

1. The request complies with the Master Plan.

2. The rezoning would permit greater flexibility in use and development of the
property.

3. The conditions offered by the applicant reasonably protect the adjacent
properties.

4. The rezoning would be compatible with surrounding zoning and land use.

5. The site can be adequately served with municipal water and sewer.

BE IT FURTHER RESOLVED, That the Planning Commission recommends the
following site plan design considerations:

1. Provide conditional rezoning agreement prior to City Council consideration.

Yes:
No:

MOTION PASSED / FAILED



POTENTIAL RESOLUTION RECOMMENDING DENIAL

PUBLIC HEARING — CONDITIONAL REZONING (CR JPLN2022-001) — Proposed
Homestead Condominiums, East side of Livernois, North of Big Beaver (PIN 88-20-22-
301-007, -008, -009), Section 22, From R-1E (One Family Residential District) to RT
(One Family Attached Residential District).

Resolution # PC-2022-07-
Moved by:
Seconded by:

RESOLVED, That the Planning Commission hereby recommends to the City Council
that the R-1E to RT conditional rezoning request, as per Section 16.04 of the City of
Troy Zoning Ordinance, located on the east side of Livernois, north of Big Beaver, within
Section 22, being approximately 9.5 acres in size, be DENIED for the following reasons:

1. The request does not comply with the Master Plan.

2. The conditions offered by the applicant do not reasonably protect the adjacent
properties.

3. The rezoning would be incompatible with surrounding zoning and land use.

Yes:
No:

MOTION PASSED / FAILED



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.

1,189 Feet
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Note: The information provided by this application has been compiled from recorded deeds, plats, tax
maps, surveys, and other public records and data. It is not a legally recorded map survey. Users of this
data are hereby notified that the source information represented should be consulted for verification
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ASSOCIATES, INC.

117 NORTH FIRST STREET SUITE 70 ANN ARBOR, MI 48104 734.662.2200 734.662.1935 Fax

Date: July 19, 2022

Conditional Rezoning and Site Plan Review
For
City of Troy, Michigan

Applicant: Mondrian

Project Name: Homestead

Plan Date: May 18, 2022

Location: West side of Livernois, north of Big Beaver
Zoning: R1-E, Single Family Residential

Proposed Zoning: Conditionally rezoned RT, One Family Attached
Action Requested: Conditional Rezoning and Site Plan Approval

SITE DESCRIPTION

An application has been submitted to conditionally rezone a 9.5-acre site to construct 30-one-
family attached units. The 9.5-acre site includes 3 parcels. The site is currently zoned R1-E, which
does not permit multiple family residential. The applicant seeks to conditionally rezone the site
to RT, One-family attached. One condition proposed by applicant is the site plan. Additional
conditions are described below.

The subject site is located on the east side of Livernois, north of Big Beaver. Access is via a new
private road off Livernois. The 30-units will be distributed in six buildings with five units each.
Three (3) buildings will be ranch-style & three (3) will be single-level living condo buildings.
Ranch-style housing will range from 1,735 to 1,840 sf per unit. Single level condos will range from
1,317 to 1,488 sf per unit.

The site is encumbered with floodplain, wetlands, and tree cover. The applicant proposes to
build the homes outside of the floodplain and wetlands. However, within the floodplain, the

Richard K. Carlisle, President Douglas J. Lewan, Executive Vice President John L. Enos, Principal
David Scurto, Principal Benjamin R. Carlisle, Principal Sally M. Elmiger, Principal Craig Strong, Principal R. Donald Wortman, Principal
Laura K. Kreps, Associate  Paul Montagno, Associate



Homestead July 19, 2022

applicant proposes detention, community park, butterfly garden, exercise stations, stone paths,
and easement to the regional trail system. This will require cut and fill in the floodplain.

Site Location:

Carlisle Wortman Associates, Inc.
2Page
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= —Town Center Drive —

Proposed Uses of Subject Parcel:
Thirty (30) multi-family dwelling units.

Current Use of Subject Property:
Single Family Home

Current Zoning:
The property is currently zoned R1-E, One Family Residential.

Surrounding Property Details:

North PUD Senior Living Facility and Preserved Open Space
South R1-E, Single Family Single Family Residential / Place of Worship
East R1-E, Single Family Single Family Residential
West CF, Community Facility, Big | Multiple Family Residential, Park, Community
Beaver Center

Carlisle Wortman Associates, Inc.
3Page
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NATURAL FEATURES

Topography: A topographic survey has been provided on sheet P-1.1. The site is
relatively flat with a lower elevation along the southern property line,
which is the Lane Drain.

Wetlands: There is a state regulated wetland at the northeast corner of the site. The
applicant proposes to maintain the wetland, however they will have a
slight impact to the wetland to provide the access to regional trail.

Floodplain: Most of the site is located within the floodplain. The applicant is
requesting a floodplain map amendment based on topographic survey. In
addition, the Lane Drain runs along the south side of the property.

= FEMA Floodplain Line
===== Floodplain Line based on Topographic Survey

[ ] Wetland

As noted, the proposed development will require cut and fill in the floodplain. The Engineering
Department has provided a memo outlining cut and fill in more detail.

The applicant received a Conditional Letter of Map Revision (CLOMR) from FEMA. This letter
conditionally amends the floodplain line.

Carlisle Wortman Associates, Inc.
4 Page



Homestead

From the FEMA website:

Conditional Letter of Map Revision (CLOMR)

July 19, 2022

FEMA's comment on a proposed project that would, upon construction, affect the
hydrologic or hydraulic characteristics of a flooding source and thus result in the
modification of the existing regulatory floodway, the effective Base Flood Elevations
(BFEs), or the Special Flood Hazard Area (SFHA). The letter does not revise an effective
NFIP map, it indicates whether the project, if built as proposed, would be recognized by
FEMA. FEMA charges a fee for processing a CLOMR to recover the costs associated with
the review. Building permits cannot be issued based on a CLOMR, because a CLOMR
does not change the NFIP map.

Once a project has been completed, the community must request a revision to the Flood
Insurance Rate Map (FIRM) to reflect the project. "As-built" certification and other data
must be submitted to support the revision request.

Woodlands:

The cut and fill requires regrading in the floodplain and removal of existing
vegetation. A tree inventory and replacement plan has been provided on
Sheet T.1.0-T.1.4. The applicant surveyed a total of 809 trees on site. The
site includes numerous invasive trees including silver maples, box elder,
black walnut, elm, and cottonwood. Of the 809 trees they are saving 407,
many which are not protected by the woodland ordinance. Of the 809

trees surveyed 57 were protected trees.

The applicant surveyed 55

woodland trees, preserving 8 and 2 landmark trees, preserving none.

Replacement Details

Protected Tree

Inches Removed

Replacement Required

Landmark 32 inches 32 inches
Woodland 473 inches 237 inches
Protected Tree Inches Preserved Credit
Landmark 0 inches 156 inches
Woodland 78 inches O inches
Protected Replacement Required 269 Inches

Preservation Credit 156 Inches

Total 113-inches

Total Tree Mitigation

113 trees / 3 inches = 38 3-inch trees

Carlisle Wortman Associates, Inc.

5Page
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D Area of Trees to be Preserved

Items to be addressed: none

CONDITIONS

The following conditions have been voluntarily offered by the applicant:

O LNR

N

10.

11.

The Site Plan is a condition of approval.
Conform to RT Zoning
Development shall be limited to a maximum of 6-buildings with 30 total units.
Maximum Building Height shall not exceed 2 stories or 30" in height:
Maximum % of Lot Area Covered by Buildings will be thirty percent (30%),
Building materials shall be a mix of brick, asphalt shingles, plank siding, with variety of
color palates and durable, low-maintenance materials.
Each unit shall have a minimum of a one-car garage on the first level of each unit.
Additional Features & Amenities:
Community Park & Gathering Area
Walking Trails Internal & External Sidewalks
Ability to Connect to Troy Trails
Exercise & Fitness Stations
Butterfly Gardens
Park Benches
Livernois Frontage Landscape & Decorative Stone Walls
Landscape Boundary Buffer Plantings & Preservation of Natural Features
Significant Tree Plantings & Re-forestation.
No exterior refuse containers shall be used. Individual waste and recycling containers shall
be stored in each unit's garage and placed at the curb on collection days in accordance
with City ordinances.
Minor modifications to the site plan shall be reviewed, and if appropriate,
administratively approved by the Community Development Director (Any such minor

SQ@ ™o an T

Carlisle Wortman Associates, Inc.
6 Page
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July 19, 2022

changes are those that in the discretion would not adversely or substantially affect the

conditions of the re-zoning or the site plan).

If the Conditional Rezoning is recommended for approval by the Planning Commission, a
Conditional Rezoning agreement will be drafted between the applicant and the City Attorney’s
office prior to consideration by the City Council.
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LOW DENSITY RESIDENTIAL
[r14] R-1A OME FAMILY RESIDENTIAL
[=18] R-1B ONE FAMILY RESIDENTIAL
[fc] R-1C ONE FAMILY RESIDENTIAL
[%5] R-1D ONE FAMILY RESIDENTIAL
R-1E ONE FAMILY RESIDENTIAL

MEDIUM DENSITY RESIDENTIAL
RT ONE FAMILY ATTACHED
HIGH DENSITY RESIDENTIAL
[ MF MULTI-FAMILY RESIDENTIAL

[ UR URBAN RESIDENTIAL
2 MHP MANUFACTURED HOME PARK.

COMMERCIAL

558 CB COMMUNITY BUSINESS
B GENERAL BUSINESS
[ 1B INTEGRATED INDUSTRIAL BUSINESS DISTRICT

OFFICE

O OFFICE
OM OFFICE MIXED USE

RESEARCH
RC RESEARCH CENTER

SPECIAL
P VEHICULAR PARKING
[i##31 PV PLANNED VEHICLE SALES
CF COMMUNITY FACILITIES

EP ENVIRONMENTAL PROTECTION

~ICONTROLLED BY CONSENT JUDGMENT
ONDITIONAL REZONING

FORM BASED ZONES

[l 5E BIG BEAVER ROAD
MR MAPLE ROAD
A NN NEIGHBORHOOD NODES (A - U)

Direction Zoning Use
North PUD Senior Living Facility and Preserved Open Space
South R1-E, Single Family Single Family Residential / Place of Worship
East R1-E, Single Family Single Family Residential
West CF, Community Facility, Big Beaver Multiple Family Residential, Park, Community
Center

The applicant is seeking a conditional rezoning to RT One Family Attached. The nearest RT zoning

is northwest of this site, on the west side of I-75, south of Wattles.

Carlisle Wortman Associates, Inc.

7Page



Homestead July 19, 2022

MASTER PLAN

Future Land Use

[ | Single Family Residential
High Density Residential

WATTLES RD Neighborhood Nodes

I south John R. Road
- Big Beaver Road
- Rochester Road
- Maple Road

I northfield

- The Smart Zone
Automall
[ The Transit Center
21st Century Industrial
[ Public and Quasi-Public
Recreation and Open Space

15 Section Number

According to the Future Land Use Plan this area is planned as Single Family Residential. The
existing zoning as One-Family Residential supports this intent and is consistent with existing
zoning and future land use goals of those parcels immediately east, north and south.

The proposed land use as RT, One-family attached is more intense than the uses intended,
however, it is consistent with existing land uses of parcels located to its north (senior facility) and
the to the west (apartment building).

Future Land Use

Single Family Residential I The Smart Zone
High Density Residential Automall
Neighborhood Nodes [ The Transit Center
I south John R Road 21st Century Industrial
I & Beaver Road [ Fublic and Quasi-Public
Items to be addressed: None.

I Rochester Road Recreation and Open Space
I 14a0ie Road 15 Section Number

I nortnfield

Carlisle Wortman Associates, Inc.
8Page
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REZONING STANDARDS

As set forth in section 16.04.C.3, the Planning Commission should consider the following
standards. A Conditional Rezoning may only be approved upon a finding and determination that
all of the following are satisfied:

1. The conditions, proposed development, and/or proposed use of the land are designed or
proposed for public health, safety, and welfare purposes.

2. The conditions, proposed development and/or proposed use are not in material conflict
with the Master Plan, or, if there is material conflict with the Master Plan, such conflict is
due to one of the following:

a. A change in City policy since the Master Plan was adopted.
b. A change in conditions since the Master Plan was adopted.
c. Anerrorin the Master Plan.

3. The conditions, proposed development and/or proposed use are in accordance with all
terms and provisions of the zoning district to which the land is to be rezoned, except as
otherwise allowed in the Conditional Rezoning Agreement.

4. Public services and facilities affected by a proposed development will be capable of
accommodating service and facility loads caused by use of the development.

5. The conditions, proposed development and/or proposed use shall insure compatibility
with adjacent uses of land.

SITE ARRANGEMENT

The applicant is proposing to construct thirty (30) units. The 30-units will be distributed in six
buildings with five units each. The units will be accessed from a private road which is accessed
off Livernois.

The rear of the site will remain as undeveloped in the form of a detention, community park, and
preserved wetlands.

Items to be addressed: None.

AREA, WIDTH, HEIGHT, SETBACKS

Section 4.07 establish the dimensional requirements for RT One-family Attached District. The
requirements of RT Zoning District and the proposed dimensions are shown in the following
table.

Required Provided Compliance

Front (Livernois) 50-feet 50-feet Complies

Carlisle Wortman Associates, Inc.
9Page
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Side (north) >-feet /1.5-feet 35-feet Complies
combined
Side (south) 5-feet /15-feet 35-feet Complies
combined
35-foot minimum .
Rear (South) More than 35-feet Complies
setback
Lot Width 40 feet 328 feet
2.5-stories, 30 feet in
Building Height ! Elevations not provided Can not confirm
height.
Lot Coverage (Building) 30% 28.33% Complies
Minimum Open Space 20% 22.68% Complies
. . Cannot be located in | Parking lots not in front .
Parking Location Complies
front yard yard

Items to be addressed: None

Section 13.06.G of the Zoning Ordinance requires:

Required Provided
Residential (General):
2 spaces per unit 30 units = 60 spaces 60 spaces
Barrier Free 0 0
Bicycle Parking 2 Internal to building
Loading 0 0
Total 60 spaces 60 spaces

The applicant has not provided any dedicated guest parking. Due to the narrow width of the road
and numerous driveway cuts, it is unclear if any parking on street would be possible. We
recommend that the applicant provide some dedicated guest parking.

Items to be Addressed: Provide dedicated guest parking.

SITE ACCESS AND CIRCULATION

The units will be accessed from a private road which is accessed off Livernois. The private road
includes a cul-de-sac to allow for vehicular turnaround. Vehicular access and circulation have
been reviewed and approved by the City Fire Department and City Engineering Department.

Carlisle Wortman Associates, Inc.
10 Page
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Items to be addressed:

TRAFFIC

The City’s engineering consultant, OHM, has reviewed the traffic memo. Summary of OHMs
review:

The table below provides the calculated number of trips generated for the proposed development,
based on the ITE Trip Generation Manual for Single-Family Attached Housing (ITE Land Use Code
#215).

Number of Number of Site-Generated Trips
Dwelling AM Peak Hour PM Peak Hour Daily
Units In Out Total In Out Total In Out Total
30 units 3 7 10 8 6 14 89 89 178

The traffic generated by the proposed development is minimal, adding fewer than 20 vehicle trips
during the peak (“busiest”) hour. The traffic impact of this site on the adjacent road network is
negligible and would be imperceptible to the majority of road users.

As a point of comparison, traffic counts taken in January 2022 on Livernois Road (between Big
Beaver Road and Wattles Road) indicate this segment carries approximately 20,000 vehicles per
day, and roughly 1,600 vehicles during the PM peak hour. Amongst typical weekdays, traffic
volumes during the peak hours alone often vary by 10%+ from one day to the next. These day-
to-day fluctuations result in peak hour traffic volumes that vary by hundreds of vehicles. The
proposed subdivision is expected to generate only 14 vehicles during the peak hour.

Items to be addressed: None

LANDSCAPING

A landscaping plan has been provided on Sheet L101. The following table discusses the
development’s compliance with the landscape requirements set forth in Section 13.02.

Required: Provided: Compliance:

Greenbelt Planting
Livernois: 1 tree every 30 feet 328 /30=11 11 trees Complies
Southern property line:

Landscape buffering: 1,227 /10=123 | 68 new trees + | Complies with
Required buffering between two | trees existing Planning
differentiating land uses. vegetation Commission
Alternative 1 or 2. consideration

Carlisle Wortman Associates, Inc.
11 Page
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1 large evergreen every 10 feet or 1 narrow
evergreen every 3 feet.

Alternative screening method may be
considered by the Planning Commission.
Overall

Site landscaping: 20% Over 20% Complies
A minimum of twenty percent (20%) of the
site area shall be comprised of landscape
material. Up to twenty-five percent (25%)
of the required landscape area may be
brink, stone, pavers, or other public plaza
elements, but shall not include any parking
area or required sidewalks.

Mitigation 38 3-inch trees 38 trees Complies

Community Park and Trail Access:

The applicant is proposing a community park and trail connection to the City of Troy regional
trail. The community park includes landscaping, benches, trails, butterfly gardens, and exercise
stations. The material (gravel, concrete, asphalt, etc) of the trail has not been indicated.

The applicant should clarify if the community park is open to the general public or only for the
use of the residents of the development. If open to the general public an easement will need to
be provided. Are the future homeowners expended to maintain park? A long-term maintenance
plan should be provided.

Items to be Addressed: 1). Confirm material of the trail; 2). Clarify if the community park is open
to the general public or only for the use of the residents of the development. If open to the general
public an easement will need to be provided; and 3). Provide long-term maintenance plan for
community park.

PHOTOMETRICS

Applicant did not provide photometric plan. Provide photometric plan.

Items to be Addressed: Provide Photometric Plan.

FLOOR PLAN AND ELEVATIONS

The applicant has provided renderings and floor plans but has not provide elevations. Materials
include black brick, white hardi board siding, and black metal roofs.

Carlisle Wortman Associates, Inc.
12 Page
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Planning Commission to consider architectural style and material selection.

Items to be Addressed: 1). Provide elevations; and 2). Planning Commission to consider
architectural style and materials.

SITE PLAN REVIEW STANDARDS

The Site Plan review standards provide the Planning Commission with direction when reviewing
the proposed site plan and design features of this development.

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.

Carlisle Wortman Associates, Inc.
13 Page
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3.

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.

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.
Improve safety for pedestrians through site design measures.

o

REZONING STANDARDS

As set forth in section 16.06.C.3, a Conditional Rezoning may only be approved upon a
finding and determination that all of the following are satisfied:

a)

b)

c)

d)

e)

The conditions, proposed development, and/or proposed use of the land are designed or
proposed for public health, safety, and welfare purposes.
The conditions, proposed development and/or proposed use are not in material conflict
with the Master Plan, or, if there is material conflict with the Master Plan, such conflict is
due to one of the following:
I A change in City policy since the Master Plan was adopted.

Il. A change in conditions since the Master Plan was adopted.

Ill.  Anerrorin the Master Plan.
The conditions, proposed development and/or proposed use are in accordance with all
terms and provisions of the zoning district to which the land is to be rezoned, except as
otherwise allowed in the Conditional Rezoning Agreement.
Public services and facilities affected by a proposed development will be capable of
accommodating service and facility loads caused by use of the development.
The conditions, proposed development and/or proposed use shall insure compatibility
with adjacent uses of land.

Carlisle Wortman Associates, Inc.
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The Planning Commission should consider if the Conditional Rezoning Standards have been met.

SUMMARY

Planning Commission is asked to hold a public hearing and consider public testimony. As part of
the deliberations, the Planning Commission should consider if the plan meets the conditional
rezoning standards and if the plan meets the site plan design standards.

Sincerely,

B et

CARLISLE/WORTMAN ASSOC., INC.
Benjamin R. Carlisle, LEED AP, AICP

Carlisle Wortman Associates, Inc.
15 Page
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SECTION 1: ABOUT MONDRIAN PROPERTIES AND ITS NEW MULTI-FAMILY DIVISION

Mondrian’s Background

At Mondrian Properties, we pride ourselves on developing, designing and constructing premier homes and
communities for our highly valued customers. In our three-decade history, we have developed more than
40 communities in Southeastern Michigan, continually winning awards for architectural design quality.
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The Mondrian Mission

Our goal is to be recognized as a national leader in the area of customer-focused residential construction.
Our best-in-class, well-coordinated and consummately professional team helps to realize this goal every
day. It is our unrelenting dedication to achieving this goal, in combination with our commitment to integrity,
that allows us to provide our clients with their dream homes.
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The Mondrian Lifestyle

Our architectural team creates classic designs that our construction team realizes into quality homes that
exude timeless sophistication and luxurious detail. Our clients experience the next level — of convenience,
of service and of quality. We take great pride in the communities we build. When you purchase a Mondrian
home, you acquire so much more than a place to live; you acquire a lifestyle filled with attainable luxury.
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Mondrian’s Expansion into Multi-family Housing

Our team has carefully considered the guidance and insight it has understood from the City of Troy, with
regard to new choices for home-shoppers in the area. And, since there is strong demand in the marketplace
for different types of multi-family, for-lease, as well as for-purchase residential home types, Mondrian
Properties, through its newly created subsidiary, Tableau by Mondrian, has decided to pursue constructing
these kinds of options for the community. Also, new construction is highly popular, as compared to older
construction units. Whether future communities offer 50+ or general market residences for lease, or 50+ or
general market condos, Mondrian’s new multi-family unit can supply any of them. Mondrian’s new multi-
family brand, Tableau by Mondrian, will offer home-shoppers the elegance for which Mondrian is known,
while delivering new residences that are clearly something new and exciting — communities that would offer
aspirational lifestyles to a variety of audiences — places where they could really envision themselves being
fulfilled. Mondrian Properties will remain separate, but since there is a good amount of brand equity in the
Mondrian name, this new brand has can leverage it as a foundation from which to drive credibility, legitimacy
and familiarity in the eyes of the target audience — whichever demographic that audience may represent.




Project Applicant / Developer:
Tableau by Mondrian
50215 Schoenherr Road
Shelby Township, Ml 48315
Attn: Joseph Maniaci
586-726-7350
jmaniaci@mondrianproperties.com

Development Team Consultants:
Civil Engineer:
PEA Group
John Thompson, PE
2430 Rochester Court
Troy, M1 48083
844-813-2949

Architects:
Martini — Samartino Design Group
Paul Samartino, AIA
920 E. Long Lake
Suite 200
Troy, MI 48085
248-524-0445

Landscape Architecture:
J Eppink Partners, Inc.
Jim Eppink, RLA
9336 Sashabaw Road
Clarkston, MI 48348
248-922-0789

Site Data:
Parcel Size:
9.54 acres

Location:
East side of Livernois,
north of Big Beaver Road within
the City of Troy, Ml

Existing Zoning:
R-1E One Family Residential

Proposed Zoning:
RT One Family Attached Residential
using a Conditional Rezoning
Application

Proposed Uses:
30 attached single family for lease
condominium homes

by MONDRIAN

SECTION 2: PROJECT NARRATIVE LETTER

HOMESTEAD

A Proposed Single Family Attached, For-Lease Condominium Neighborhood
In the City of Troy, Michigan

Project Vision:

Homestead, a new neighborhood proposed to be constructed off of Livernois Road
will provide beautiful, high-quality, size-appropriate housing geared towards its 50-
year-old and older residents.

Mondrian Properties, the corporate parent of its new, multi-family unit, Tableau by
Mondrian, has been building homes in Southeastern Michigan for more than three
decades, and continues to be at the forefront of providing a range of quality
housing choices throughout the area. In response to the City of Troy’s goal to
provide innovative housing alternatives that serve the City’s evolving
demographics, smaller household sizes, and active lifestyle choices of its
residents, Tableau by Mondrian is proud to propose Homestead, a neighborhood
that specifically seeks to help build the “missing-middle” within the community.

The City of Troy continues to be recognized as one of the best places to live in
America. Its strong employment base, educational opportunities, shopping areas,
diverse cultures, and residential neighborhoods have made it a premier family-
oriented community. As its long-time residents age, however, the City of Troy has
correctly recognized that it must encourage a wider range of housing choices to
be built within Troy that will allow its residents to remain in the city they love, close
to their families, friends, work, and churches. Providing more diverse housing
choices enables residents the ability to “age in place” and prevent the need to
move away, once the large, five-bedroom home becomes too large during their
empty-nest, active senior years.

Homestead, a boutique, pocket neighborhood of only 30-residences, will provide
home layouts ranging in size from 1,317 square feet to 1,840 square feet. The
condominiums, designed primarily for single-level living, will be offered for-lease
with an option to purchase. The Homestead neighborhood, which boasts of more
than 55% open space will provide a community park for outdoor gatherings,
walking trails that may connect to the larger City of Troy trail system, butterfly
gardens, fitness stations with outdoor exercise equipment, sidewalks throughout,
and beautifully landscaped, centrally maintained grounds.

Tableau by Mondrian has submitted the attached site plan documents and
application and seeks site plan approval and conditional rezoning of the parcel(s)
in order to construct this exciting neighborhood. Key attributes of the site and
proposed development are outlined on the following pages and within the site plan
submission documents.
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SITE DATA & LOCATION:

Parcels 20-22-301-007, 20-22-301-008, 20-22-301-009
Total Size: 9.54-acres

Current Zoning: R-1E One Family Residential District

Proposed Zoning: RT One Family Attached Residential District
Features: Lane Drain located at the parcel’s southern boundary

Wetlands and Floodplain areas currently exist on site Immediately east
of the Troy Community Center and access to the Troy Trail system.

The Homestead property is located on the east side of Livernois, a short, one-quarter-mile walk north of Big Beaver Road. R-1E Single Family
neighborhoods abut the property to the east and south, The Troy Community Center is located conveniently west of the site, and Anthology of
Troy (a PUD) is located immediately to the north with close connection to Troy Trails and the Daisy Knight Dog Park.
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The westernmost portion of the site is considered the “development zone” and can accommodate conventional
construction methods for residential development. The eastern portion of the site is comprised of wetlands to the
north and the Lane Drain to the south. The rear-central portion of the site will be graded to accommodate the
required floodplain capacity of the site. The analysis of the physical characteristics of the site, identification of the
development and floodplain cut zones, and the proposed civil engineering methods were determined independent
of the proposed Homestead site plan. In other words, the western development zone, the eastern floodplain area,
the natural features are consistent regardless of if the site was developed as a conventional R1-E subdivision, or
as developed as the proposed RT — “Aging-in-Place,” “Missing-Middle” community.

The western portion of the site has been determined to have the characteristics suitable for development, whereas the eastern portion of the
site will be reserved for the preservation of the natural features, floodplain cut area, and re-forestation of the wooded areas.

SITE PLAN & ARCHITECTURAL DATA:

Building Types: 6 condominium buildings
(3 Ranch with Lifestyle Space buildings & 3 Single-Level Living Condo buildings)
Total Residences: 30

Gross Density: 3.14 residences per acre
Home Sizes: Single Level Living Condo: 1,317 — 1,488 sf

Ranch with Lifestyle Space: 1,735 — 1,840 sf
Architecture: Award winning architectural style and building materials

Site Plan Features Include:
e  Community Park & Gathering Area;
e Pergola;
e Walking Trails;
e Internal External Sidewalks with Ability to Connect to Troy Trails;
e Exercise & Fitness Stations;
e Butterfly Gardens;
e Park Benches;
e Livernois Frontage Landscape & Decorative Stone Walls;
e Landscape Boundary Buffer;
e Plantings & Preservation of Natural Features;
e Significant Tree Plantings & Re-forestation & Stormwater Management;
e Creation of Detention Basin/Decorative Wet Pond.
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HOMESTEAD NEIGHBORHOOD MASTER PLAN T |

The Homestead neighborhood master plan places 6 beautiful condominium buildings at the western boundary closest to Livernois Road. The
30 residential units will front onto the new internal road and have direct access to Livernois. The development is just a short walk to The Troy
Community Center, restaurants along Big Beaver, or connections to internal trails and the Troy Trail system. Existing wooded wetlands and
the wooded Lane Drain will be maintained at the north and south respectively, and the rear center area will be land-balanced to accommodate
floodplain capacity. The rear area will be planted and maintained with native prairie grasses, two butterfly gardens, buffer plantings and tree
re-forestation plans, along with walking trails, fithess stations, and restful park bench areas.

Ranch Condominium with Lifestyle Space: Three “Ranch Condominiums with Lifestyle Space” buildings will be constructed within Homestead,
providing a total of 12 of these unit types. Almost all the living space, including the master and second bedroom, kitchen and living room will
be located on the ground floor. An additional flexible life-style space, which could be used as a home office, den, or media room, will be
located on the second floor. The total square footage of these homes will range between 1,735 — 1,840 sf.
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Single-Level Living Condominiums: Three “Single-Level Living Condominium” buildings will be constructed, providing a total of 18 of these
unit types. All living areas within each condo will be located on a single level providing a spacious, convenient, ranch-style home. The ground
floor of each building will house three units, with three additional individual units on the second floor. Each residence will have its own garage,
as well as dedicated driveway parking areas. The square footage of the single-level living homes will range from 1,317 — 1,488 sf.

At Tableau by Mondrian, we are proud to present the Homestead neighborhood and its ability to create an “Age-
in-Place,” “Missing-Middle” community that offers appropriately sized homes, beautiful architecture, functional
floor plans, amenities, an abundance of site features, 55% open space, and located within walking distance of
restaurants, trails, dog-parks, churches, offices, and the Troy Community Center. Our application requests a
conditional re-zoning based on the uses, merits, and details reviewed here, those within the site plan submission
documents, and as outlined in the accompanying application and conditional re-zoning narrative. We've worked
closely with the community, have studied the Troy Master Plan, and we believe this development, with its open
space, alternative housing choices, and walkability components, will meet the goals, intent, and spirit of the
Master Plan. We believe that Homestead will become a wonderful addition to the City of Troy.

The attached Preliminary Site Plan Submission document set provides the information required by the ordinance
and outlines the technical details of the development. We appreciate the opportunity to have the project reviewed
by the City Planning Department and related professionals and look forward to being placed on the next available
Planning Commission agenda to review and request a positive recommendation for the site plan and conditional
re-zoning to enable the project to move forward.
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SECTION 3: LANDSCAPE RENDERINGS
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SECTION 4: HOMESTEAD FLOOR PLANS
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SECTION 5: MATERIAL LIST & PICTURES

HOMESTEAD MATERIALS

A - Pewter Dimensional Shingles

B - Black Framed Windows and Doors

C - Black Metal Awnings & Roofs

D - Hardie Plank Horizontal & Vertical Siding
E - Black Lake Brick
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2430 Rochester Court, Suite 100
Troy, Ml 48083

844.813.2949
peagroup.com

SECTION 6: CONDITIONAL RE-ZONE LETTERS A & B:

PEA Project No: 2021-0451

Mr. Brent Savidant

Community Development Director
City of Troy Planning Department
500 W. Big Beaver

Troy, M|l 48084

RE: Conditional Rezoning Application
Parcel # 20-22-301-007, -008, -009
Livernois Road, north of Big Beaver Road
City of Troy, Oakland County, Michigan

Dear Mr. Savidant:

On behalf of Tableau by Mondrian, we respectfully request a change in the zoning for Parcels # 20-22-301-
007, -008, -009.

Pursuant to the provisions of the Michigan Zoning Enabling Act, P.A. 110 of 2006, as amended, and pursuant
to all applicable provisions of law, we are requesting the Zoning Map of the City of Troy be amended to
conditionally rezone Parcel Numbers 20-22-301-007, -008, -009, from R-1E One Family Residential District
to RT One Family Attached Residential District, in order to construct six attached single-family dwelling
buildings for a total of 30-units.

Location & Existing Conditions:

The property is located on the east side of Livernois Road just north of the Big Beaver Road intersection. The
parcel is 9.54 acres in size and currently has one house on the north property. Surrounding uses include
single-family dwellings to the south and east. To the north is a PUD development (senior living). To the west
is the City of Troy Community Center. The Lane Drain runs along the southerly property line. The site is
largely encompassed with floodplain and there is also an area of wetlands in the northwest corner of the site.

Existing Zoning & Future Land Use:

The site is currently zoned R-1E (One Family Residential District). (See Exhibit A). According to the Master
Plan of 2008 and as Amended in 2016, The Future Land Use for the subject parcel is Single Family
Residential, Social Neighborhood.

TROY, MI = BRIGHTON, MI u WASHINGTON, MI s DETROIT, Ml " HOUSTON, TX
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CONDITIONAL REZONE - PARCELS #20-22-301-007, -008, -009
TROY, Ml

PEA #21-0451

Proposed Use & Site Plan:

Under the proposed rezoning (see Exhibit B), the site would be zoned RT One Family Attached Residential
District. The proposed condos will be for lease and with an option to purchase. The floodplain area would be
amended thru the LOMR process. Detention would outlet to the Lane Drain. The proposed development (see
Site Plan Sheets: Cover Sheet, P-1.1 Topographic Survey - West, P-1.2 Topographic Survey - East, P-
2.0 Preliminary Site Plan, P-3.0 Preliminary Grading Plan, P-4.0 Preliminary Utility Plan, L-1 Landscape
Planting Plan, L-2 Landscape Details, T-1.0 Tree Preservation Plan-West, T-1.1 Tree Preservation
Plan-East, T-1.2 Tree Preservation List, T-1.3 Tree Preservation List, T-1.4 Tree Preservation List),
shall be limited to six (6-) total buildings and thirty (30) total units. There are two building types proposed:
ranch style and single level living. Each unit will be 1,317 to 1,840 square feet and each will include an
attached 1 or 2-car garage. The building materials shall consist of a mix of brick, asphalt shingles, plank
siding, with variety of color palates and durable low-maintenance materials.

Voluntary Conditions:

Under Section 405 of the Zoning Enabling Act (MCL 125.3405), the petitioner voluntarily offers uses and
restrictions of the property as a condition to rezoning the land. The following conditions are provided
voluntarily as conditions of rezoning approval:

1. The Site Plan is a condition of approval;

2. Conform to RT Zoning;

3. Development shall be limited to a maximum of 6-buildings with 30 total units;

4. Maximum Building Height shall not exceed 2 stories or 30’ in height;

5. Maximum % of Lot Area Covered by Buildings will be thirty percent (30%);

6. Building Materials shall be a mix of brick, asphalt shingles, plank siding, with variety of color
palates and durable, low-maintenance materials;

7. Each Unit shall have a minimum of a one-car garage on the first level of each unit;

8. Additional Features & Amenities:

Community Park & Gathering Area;

Walking Trails Internal & External Sidewalks;

Ability to Connect to Troy Trails;

Exercise & Fitness Stations;

Butterfly Gardens;

Park Benches;

Livernois Frontage Landscape & Decorative Stone Walls;

Landscape Boundary Buffer Plantings & Preservation of Natural Features;

9. Slgnlflcant Tree Plantings & Re-forestation;

10. No exterior refuse containers shall be used. Individual waste and recycling containers shall be
stored in each unit’s garage and placed at the curb on collection days in accordance with City
ordinances;

11. Minor modifications to the site plan shall be reviewed, and if appropriate, administratively
approved by the Community Development Director (Any such minor changes are those that in the
City’s discretion would not adversely or substantially affect the conditions of the re-zoning or the
site plan).

,Te@moo0To
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CONDITIONAL REZONE - PARCELS #20-22-301-007, -008, -009
TROY, Ml

PEA #21-0451

Re-zoning Standards:

As set forth in Section 16.03.C, the Planning Commission shall consider the following:
1. The proposed rezoning is consistent with the Master Plan. If the current zoning is in the material conflict
with the Master Plan, such conflict is does to one of the following:

a. A change in City policy since the Master Plan was adopted.

b. A change in conditions since the Master Plan was adopted.

c. An error in the Master Plan.

e The City of Troy Master Plan designates the subject parcel as Single Family Residential,
Social Neighborhood.

2. The proposed re-zoning will not cause nor increase any non-conformity.

¢ Re-zoning to RT will not materially alter the view-shed that is currently visible from Livernois Road,
so there would be very minimal impact and even that will be remedied through landscaping.

3. Public services and facilities affected by a proposed development will be capable of accommodating
service and facility loads caused by use of the development.

e The proposed number of multiple-family dwelling units is compatible with surrounding uses and zoning
in terms of: Environment; Density; Traffic volumes; Aesthetics; Infrastructure; and Potential influence
on property values.

e All public utilities are available at the property and sized to accommodate the develop.

e Livernois Road is capable of safely and efficiently accommodating expected traffic volumes generated
by the proposed number of multiple-family dwelling units.

4. The re-zoning will not impact public health, safety, or welfare.

e The capacity of public utilities and services is sufficient to accommodate the proposed number of
multiple-family dwelling units without compromising the city's health, safety, and welfare.

5. The rezoning will ensure compatibility with adjacent uses of land.

e Rezoning to RT is constant with the Future Land Use Map in terms of being a Social Neighborhood.

e The proposed number of multiple-family dwelling units is consistent with the characteristics of
surrounding buildings and uses.

e The Condominium development will provide a transition between the Senior Living Development and
the Single-Family District.
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CONDITIONAL REZONE - PARCELS #20-22-301-007, -008, -009
TROY, Ml

PEA #21-0451

Re-zoning Standards/Reasons of Recommendation:

A.

B.

E.

F.

The site's physical and other environmental features are compatible with the proposed number of
multiple-family dwelling units.

The proposed number of multiple-family dwelling units is compatible with surrounding uses and zoning
in terms of the environment, density, traffic volumes, aesthetics, infrastructure, and potential influence
on property values.

The street system is capable of safely and efficiently accommodating expected traffic volumes
generated by the proposed number of multiple-family dwelling units.

The capacity of public utilities and services is sufficient to accommodate the proposed number of
multiple-family dwelling units without compromising the city's health, safety, and welfare.

There is an apparent demand in the City for this type of multiple-family dwelling units in relation to the
amount of land in the city currently zoned and available to accommodate the demand.

The rezoning of the property does not unreasonably impact the adjacent properties.

The proposed re-zoning will allow the site to be developed in a manner consistent with the City of Troy’s
Master Plan and maintain the intended open space buffer between proposed condominium and the existing
single-family homes.

Thank you for your consideration,

PEA Group, Inc.

John B. Thompson, PE
Senior Project Manager

Cc:

Joe Maniaci, Tableau by Mondrian

Attachment: Application
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CONDITIONAL REZONE - PARCELS #20-22-301-007, -008, -009
TROY, Ml

PEA #21-0451

EXHIBIT A
EXISTING ZONING
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CONDITIONAL REZONE - PARCELS #20-22-301-007, -008, -009
TROY, Ml

PEA #21-0451

EXHIBIT B
PROPOSED ZONING
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PERMIT / APPROVAL SUMMARY

DATE SUBMITTED ~ DATE APPROVED

PERMIT / APPROVAL

DESIGN TEAM

SECTION 7: PDF OF SITE PLAN FOR SUBMIT:

OWNER/APPLICANT/DEVELOPER

TABLEAU BY MONDRIAN
50215 SCHOENHERR
SHELBY TWP., MI 48315
CONTACT: _JOE MANIACI
PHONE: 586.726.7350

EMAIL: JMANIACI@MONDRIANPROPERTIES. COM

ARCHITECT

MARTINI SAMARTINO DESIGN GROUP
920 E. LONG LAKE ROAD, SUITE 200
TROY, MI 48085

CONTACT:  PAUL SAMARTINO
PHONE: 248.524.0445

EMAIL: PSAMARTINO@HOTMAIL.COM

CIVIL ENGINEER

PEA GROUP
2430 ROCHESTER COURT, STE. 100
TROY, MI 48083-1872

CONTACT: JOHN B. THOMPSON, PE
PHONE: 844.813.2049

EMAIL: JTHOMPSON@PEAGROUP.COM

LANDSCAPE ARCHITECT LANDSCAPE ARCHITECT

PEA GROUP J EPPINK PARTNERS, INC.
45 W. GRAND RIVER AVE., STE. 501 9336 SASHABAW ROAD
DETROIT, MI 48226 CLARKSTON, MI 48348

CONTACT: KIMBERLY DIETZEL, RLA
PHONE: 844.813.2949
EMAIL: KDIETZEL@PEAGROUP.COM

CONTACT: JIM EPPINK
PHONE:248.922.0789
EMAIL: JIM@JEPPINK.COM
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LIVERNOIS ROAD
(WIDTH VARIES — PUBLIC)

9

LEGAL DESCRIPTION
(Per Oakiand County On—line tox assessing)

PARCEL ID 20-22-301-007

T2N, RHE. SECTION 21 & 22 SUPERVISOR'S PLAT NO.
26, SOUTH 1/2 OF LOT 22 EXCEPT WEST 20 FEET

PARCEL 1D 20-22-3011

008
T2N. RIIE, SECTION 21 & 22 SUPERVISOR'S PLAT NO.

26, LOT 71 EXCEPT WEST 20 Fi
PARCEL 1D 20-22-3011

T2N, R1IE, SECTION 21 & 22 SUPERVISOR'S PLAT NO.

26, LOT 20 EXCEPT WEST 20 FEET

#3392
LIVERNOIS RD

BENCHMARKS
(GPS DERIVED — NAVDSS)

BM 4304
ARROW ON HYDRANT, EAST SIDE OF LIVERNO:
ROAD, I\ FRONT OF ADDRESS 3552 ANMOLG0Y

OF TROY,
ELEV. - 67311

4305
ROW ON HYORANT, APPROX. 240" EAST OF
SiDi

BM 634 (GTY)

ARROW ON HYDRANT, NORTHWEST CORNER OF
TOWN_CENTER DR AND LIVERNOIS ROAD, IN
FRONT OF AMBER TOWN CENTER TOWNHOMES

ELEV. - 674.25

BM 635 (GTY)
ARROW ON HYGRANT,

H ., WEST S
ROAD, DIRECTLY ACROSS FROM TROY TRALS AND

ELEV. — 676.73

DQ‘

FLOODPLAIN:
(Per Flood Insurance Rate Nap Number 26125C0S34F.
effective Dote September 29, 2006)

SPEGIAL FLOOD HAZARD AREKS SUBJECT TO INUNDATION BY THE 17 ANNUAL CHANCE FLOOD
annusl chonce food (100 year flood), iso known s the base food,

chance of heing aqudd o xcseded In any oven yea'. The Speck lazard Ar t
O Tocdna iy i 1Rl hance. (bod, Acuen o Spenin Food Hetord s Somes A Ex Atk Ao AR,
488,V and VE. The Bose Fload Elevation s the water-surface elevation of the 1% annul chonce fload.

ZONE AE — Boss Flood Elevotions dstermined.

FLOODWAY AREAS IN ZONE AE

The floodway Is the channel of streom plus any adocent floodplaln areas that must be kept free of
i ba carried without substantial inereases i fload

encroachment so that the 1% annual chanca flood oa
elat

QTHER FLO0D AREAS

E X — Arao of 0.2% annuol chancs flaod; oraas of 1
T 1 ool o win dranage.arces Tess Tnan 1 sauere mies and e protected by evees rom 1% annl

chance flood,

TR AReRS

Area 1o be determined outside of the 0.2% annual chance floodplain,
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N 1/2 107 22
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13

LEGAL DESCRIPTION
(Per Oakiand County On—line tox assessing)

PARCEL ID 20-22-301-007
T2N, RHE. SECTION 21 & 22 SUPERVISOR'S PLAT NO.
26, SOUTH 1/2 OF LOT 22 EXCEPT WEST 20 FEET

PARCEL 1D 20-22-301-008
T2N. RIIE, SECTION 21 & 22 SUPERVISOR'S PLAT NO.
26, LOT 71 EXCEPT WEST 20 Fi

PARCEL 1D 20-22-3011
T2N, R1IE, SECTION 21 & 22 SUPERVISOR'S PLAT NO.
26, LOT 20 EXCEPT WEST 20 FEET

PARCEL 1D
20-22-301-012
N 1/2 LoT 22

BENCHMARKS
(GPS DERIVED — NAVDSS)

BM 4304
ARROW ON HYDRANT, EAST SIDE OF LIVERNO:
ROAD, I\ FRONT OF ADDRESS 3552 ANMOLG0Y
OF TROY,

ELEV. - 67311

W ON HIDRANT, APPROX. 240" EAST OF
SIDE OF PARKING LOT

BM

ARROW ON HYDRANT, NORTHWEST CORNER OF

TOWN CENTER DR AND LIVERNOIS ROAD, IN
ONT OF AMBER TOWN CENTER TORNHOMES

AND LOFTS,

ELEV. — 674,25

Bu 4635
ARROW ON HYDRANT, WEST SIDE OF LIVERNOIS
ROAD, DIRECTLY ACROSS FROM TROY TRALS AND

ELEV. — 676.73

&

FLOODPLAIN:
(Per Flood Insurance Rate Nap Number 26125C0S34F.
effective Dote September 29, 2006)
SPECIAL FLOOD HAZARD AREAS SUBJECT TO INUNDATION BY THE 1% ANNUAL CHANGE FLOOD

ual chance flood r flood), ciso known_cs the base flood, 1s the fload that has o 1%

chance of being aqualed or excaeded in any given year. The Special Flood Hazard Area is ihe area subject
to flooding by the 1% annual chance flood. Areas of Special Fiood Hazard include Zones A, AE, AH, A, AR,
'V and VE. The Bose Flood Elevation is the water—surface elevation of the 1% annuol chonce flood.

ZONE AE — Boss Flood Elevotions dstermined.

FLOODWAY AREAS IN ZONE AE
The floodway Is the channel of streom plus any adocent floodplaln areas that must be kept free of
encroachment so that the 1% annual chance flood can ba carried without substantial increases n fload
elat
QTHER FLO0D AREAS
E X — Arao of 0.2% annuol chanca flaod; oracs of 1% annuol chanca fload with averaga dapth:
T 1 ool o win dranage.arces Tess Tnan 1 sauere mies and e protected by evees rom 1% annl
chance

a of lass

TR AReRS

Area 1o be determined outside of the 0.2% annual chance floodplain,

rd Fs
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S \PROECTS\2021\aE1 0461 HEAESTEAD\ONG\STE FLAS\(—2) STE- 7106105
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AL YORK WTHIN THE LINERNOTS ROAD
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LANDSCAPE PLAN.
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OODPLAN:
(Per Flood Insuronce Rote Mop Number 2812500534F.
effective Date September 29, 2006)

SPECIAL FLOOD HAZARD AREAS SUBJECT TO INUNDATION BY THE 1% ANNUAL CHANCE FLOOD
base flood, s the food that has o 1%
s, e o0 sbiect
flood, AE, AH, AC, AR,
50 04 ¥ e Boas Fooa Biovetion: o ths wetor Teutiscs.aoveion of ha. 1% anmc chance flesd

ZONE AE — Bose Flood Elevotions determined.

FLOODWAY AREAS IN ZONE AE
The floodway is ihe channel of stream plus any adjacent floodplain areas that must be kept. free of
encroachment so that the 1% annual chonce flaod Can be corried without substantial increses i flood
helghs

QTHER FLOOD AREAS

~ rea of 0.0% annuol chance flood; areos of 1% onnual chance flood with average depths of less
B 10 5w ranoge.orcch Tess Trom 1" Saere s on e prateciod by evecs o 1% mnc
chance

OTHER AREAS
ZONE X — Area 1o be determined outside of the 0.2% annual chance floodplain.

SITE_DATA:

SIZE_OF PROPERTY: 9.54 ACRES

DENSITY:

REQURED: 8 UNITS PER ACRE
PROVIDED: 5 UNITS PER ACRE

| surrRoUNOING PROPERTY DETALS:

15 FOOT TOTAL

MAXIMUM HEIGHT 30 FEET, 2.5 STORY

LOCATION OF PROJECT:
EAST SIE OF LIVERNOIS ROAD, NORTH OF BIG BEAVER ROAD

PROPOSED USE OF PROPERTY: THIRTY (30) ATTAGHED, SINGLE FAMLY HOMES
|CURRENT ZONNG:  R~1E, ONE-FAMILY RESIDENTIAL DISTRICT
BROPOSED: RT. ONE-FAMLY ATTACHED RESIDENTIAL DISTRICT, CONDITIONAL REZONE

ZONNG.
NORTH PUD, PLANNED UNIT DEVELOPMEN:
SouTH RolE, ONE-FAMLY RESDENTIAL DsTRCT
EAST —1E, ONE-FAMLY RESDENTIAL DISTRICT
VEST 55, 86 BEAVER RN

CF. CONMUNITY FAGILITIES DISTRICT
REQUIRED AND PROVIDED LOT DIMENSIONS:

BEQURED:

FRONT 25 FOOT SETBACKs
REAR 35 FOOT SETBACK
sioes 5 FOOT M. (ONE),

COMAITY CENTER

BROVIDED:

25 FOOT SETBACK
35 FOOT SETBACK
22 FOOT TOTAL

30 FEET, 2.5 STORY

pRoEer A
PROROSED LONSTRUSTON OF A-30-UNIT T SNGLE FAMLLY ATTACHED SITE CONDOUNIM PROLECT ON THE
EAST S OF LIVERNOIS ROAD, NORTH OF Bio. BEAVER ROAD. AGCESS To AL UNTS WL BE V.
EONNECTON T0' LVERNGIS ROKD. THE PROPOSED. RESDENTAL USE 15 PERMITTED BY-MEHT N THE R—1E
DISTRICT. THE SITE IS CURRENTLY PRIVATE RESIDENCES AND UNDEVELOPED LAND.

SITE_ARRANGEMENT.
THE PROPOSED SITE CONDOMINIUM CONSISTS OF 30-UNITS WITH A UNIT SIZE OF 1,317 T0 1,840 SQUARE
FEET. ALL UNITS FRONT ON A NEW PRIVATE STREET. THE PROPOSED UNITS ALLOW FOR ADEQUATE
SETBACKS, AND PERUT SUFFCIENT SPACE FOR THE HOUES AND INGRESS AND EGRESS FOR EAGH UNIT
ACCORDING TO RT STANDARD:

NAIURAL RESQURGES:.
THE SITE CURRENTLY s LARGELY COVERED IN FLOCDPLAN AND TREES. WETLANDS ARE ALSO PRESENT IN
THE NE PORTION OF THE SI

FLOODPLAIN:
THE PROPERTY IS LOCATED WITHIN THE FLOOD HAZARD AREA NDICATED BY FLOOD INSURANGE RATE
NUMBER 26125C0534F DATED SEPTEMBER 29, 2006.

ACCESS AND CIRCULATION:

VEHICULAR ACCESS AND CRCULATION:

VEHICULAR ACCESS TO ALL UNITS WILL BE VIA A NEW STREET LOCATED OFF LIVERNOIS ROAD. THE NEW,
ROADWAY WILL HAVE A FORTY (40) FOOT WIDE PRIVATE EASEMENT.

PEDESTRIAN ACCESS AND CIRCULATION:
5-FOOT WDE SIDEWALK IS PROVIDED AT BOTH SDES OF THE NEW ROADWAY.

UILTES:
UTLITIES ARE PLACED WTHIN EASEMENTS APPROVED AS TO SIZE AND LOCATION BY THE CITY ENGINEER.

ALL SITES ARE SERVED BY PUBLIC WATER, SANITARY SEWER, STORM WATER AND DETENTION/RETENTION
SYSTEMS CONSTRUCTED TO CITY STANDARDS, AT THE EXPENSE OF THE DEVELOPER. EASEMENTS OVER
THESE SYSTEMS SHALL BE CONVEVED AND RECORDED BEFORE OCCUPANCY PERMITS ARE ISSUED F
DWELLING UNITS,
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LANDSCAPE REQUIREMENTS

LANDSCAPE PLANTING NOTES

PLANT LIST

MANTAN oF M';'a,\
Per City of Troy Zoning Ordinance; R-1C 1. rac sible for contacting and coordinating with all pertinent utility companies 72 hours in advance of any digging to ?' '
172" BELOWTOP mkemmmmm‘?’ammuwaewﬁaum.ue e e T e 980 e QTY] DESCRIPTION SIZE / ROOT QTY.| DESCRIPTION SIZE /ROOT s TN
Per Article 13 Table 13.02-A: Landscape Screening Alternatives: g:.‘g;u:wi‘i” GRADE ‘:,
South Property Line Between Land Uses 08 lesigr
Existing vegetation which is located on the property to be developed wihin the area of the BASE COURSE et e ohe atorion of e O assume ul 23 |Picea gaua B | e e e e o, 2qal Gontainer
proposed screen, is in good condition, and meets the size and type requirements in the 1% BL0PE HAND TAMP EDGES i cation. White Spruce Japanese Blood Grass Red Baron’, 2 ga
various screening alteratives may be counted toward meeting screening requirements. TYPICAL ooy 3 1 fild onditions shall be rep Failreto 27 | s sirbus 5 | pnex cetﬂaz Everion” Container
= ot any ite Pine verlow Yew, 2 ga
;
Aternative 2 is chosen: 1 tree per 10 insal foet - 4 Conacer 27| Picea abies 0| Vibumum carlesi
Required: 1,227 LF / 10 = 123 Trees z FINISH GRADE Norway Spruce Korean Spice Viburnurm, 5 gal. Container
Provided: 66 Trees @ 1 Tree / 20 LF with existing vegetation credit. 5. Contractor shal provide and maintain posiive surface drainage. T4 | Malus sargenti 3" cal. B&B Jo | Buddieja davidi p—"
a0 R (T symbol on plan = Ropi. o 6. Cont Sargent Crab Butterfly bush, 5 gal ontainer
ree Replacement (RT symbol on plan = Replacement Tree) Pyrus calleryana " Fibiscus syracus
Required: (37) 3" Cal. Deciduous Trees 7. Soo Plant & Matl © | Cleveland et Pear Feal. 858 2 | Roso of Sharon. s gl Container
Provided: (38) 3" Cal. Deciduous Trees. /™ DECOMPOSED STONE PATH B Alteesshal S~ e rbrum o Bz PP P p—
" cal, B&8 .
Per Article 13 Table 13.02-D: Greenbelt Standards Landscaping NOT TO SCALE 9. 4 ree varefios and 3 “ e the Oune plar Autumn Blaze Maple cal., B&
The greenbelt shall be landscaped with a minimurm of one (1) deciduous tree for every Sproved S0 bS5 On SvAISEy o nurseres L SR 3" cal., B&B
thirty (30) inea fee, or fraction thereof. o fronage abutting a pubicroad right-of-way. ° ; SEED MIX DATA
Dec\duoustmes ‘within a greenbelt shall be a minimum caliper of two and a half (2 1/2) inches. 10.The fant matedl shallb preted from plant st Final 4 | Fagus sylvatica ' Purpurea Tricolor 3 cal, B&B
reater and evergreen trees shall be a minimum of five (5) to six (6) feet in height. subject to approva from the Owner's Representative. eej
Rhino Low GrowlLow Profile Widflower Mix (Seed Mix A)
oot Tree Length= ater in" and fetize al planting. Betula nigra N .
Romiest 23 | Belula nigr 3" cal., B&B Great performing mix of annuals and perennials. Grows. 12'-16" tall. Seed at 8 12 #/ Acre
Providet V3 o Deciduous Trass 2. Thocontacirshall qataree s, sy, ground cover and other pant materil for o years o e date of sialtn, iver Bi Seed varieties:
(14) Evergreen Trees. including labor and removal and disposalof dead materal. 6 | P FIPE"" % baop 3" cal,, BSB Bachelor Buton dwt, Siberan Walflower, Farewsi o Spring dwt, Crinese Huusas, Lance
5L  Fontage, park e Fioverng Cabappo Leaf C. dwi.. Plains Coreopsis dwf., Chinese, Forget Me Not, Sweet Wil
Per Article 13 Table 13.02-F: Subdivision and Site Condominium Land DesigniBuid basis. 14| Tita corda 3" cal., B&B Aftican Daisy, Galifornia Poppy, Baby's Breath, Candylu, Blue Flax, Swest A\yssum‘ N
The frontage of all infernal public or private streets shall be landscaped with the eavalent 14. Contractor shallinstall 3" depth Shrecded Hardwo beds a areas unless Litle-Leaf Linden Baby Blue Eyes, California Bluebells, Catchly J EPPINK PARTNERS, INC
ofne (1 e cxer it (6 e, o ot v e oot 7 G covsBari o ot et 5 |atanis ocdenals > cal, 828 Urban Deston Studio
e Deciduous Tress . T Gikgo bioba e Rhino Midwest Wildflower Mix (Seed Mix B)
B (0] o ol Deciuous Troes frvieli Ginkeo cal., Annuals and Perennials: Seed at 8-12#/Acre  Urpan Rotail Design
16. All diseased, damaged, Cornus florida New England Aster, Comnfl 3 Sbe W |m Lar Traditional Town Planmng
i . onractor shall achers o al i osion preventon methods s dieco vithincivl angineering rawings and Muncpa Orinance . R 35540
Stacked Stone or Approved Equak shallbe consirucied witin/mest City of Troy induding mataning st i nd ansling it Sl S and other et 1 preventsd fom 1S S o enlonng e rans, sewer 15 | Amelanchier arborea 3 cal, 888 Furlo Gonallover,Persnial ailrde, Anual Gallrda. EE
olor o be chosen by Owner eneancs sn tandadsan Rqramert s, roaks or el ar Downy Serviceberry : Annual Baby's Breath, Blus Flax, Perennial Lupine, Dwarl
| . o | Comus aiba Sibirca” 838 Evening Primrose, Com Poppy, Prairie Coneflower,
UL\__J Sedeon Red Twig Dogwood Clasping, Coneflower, Black Eyed Susan, Catchily
D . muleh beds or . 38 Jumpev:‘sncm"e"s‘s v sargents &8 The Idacs nd design concepte sxpresasd
. 0. Intend lati 15 and November 15, N\D\am materials shall be guaranteed for 2 years. A Calamagrostis x acutifiora Karl Forester e o i ically displayed
% o 8 cre om0 Sy o A e 2 [ Pyl Container ST S e
(: 21 No. 1 grade. y o0 18| Hydrangea querciolia Comaner PIoE G ore e e roperty o1
Calleal Hycrangon, Sqal___ or Greclonura. or e idasy o deagn
i occidentalis Yellow Ribbon St oSy Sropmeaty
| velow Ron orvze e A gt T TR
1 frough dhe preancd witten consent
ENTRY WALL DETAIL PERGOLA STRUCTURE - INTENDED DESIGN o 20z 3 thmnK PARTIERS, Mo
NOT 70 SCALE NOT T0 SCALE
OVERALL LANDSCAPE PLANTING PLAN 1" = 40'
Pronct
LIVERNOIS ROAD (WIDTH VARIES — PUBLIC) 3364 LIVERNOIS ROAD
||| oMo
|
o tandsca ks ro ) . |
Enlargement .
. . — - / Norvay Spruce ) " ———potential Trail Connection / Extension -
| e . to City of Troy Regional Trails — 3
Norwzy’sm@(a) ~—Vinite Pine (31~ e Spriice (5) kgo (6)  of Troy Regi g
| 5 N sovsrare sasaos
R REEER o ) ' 3 3
et 34 ‘:::ﬁ Conversation Crle wr LM Flowering 1 |
E ‘mﬂ e Ser\i sy 1) Flowering Flowering F\wwanng Enlargement X - Dogwood (1)
| e oo Dogwond (1) Bogwoo o \
B __Doguood (1) o9 — | _ ergola 7 o Exis. Vegetation o remain |
| LA @ Easement may be granted by
Ry ' K !‘;“('. & White Pine (2) ‘Applicant for access (o from City
| h ‘ <3 y %\ | Building foundations will — Serviceberry (2) Cleveland Select Pear (3) of Troy Regionl Trall System
< e B R 51— Prafriefire Flowgering Crabapple (3) be landscaped at Wetland Boundar Butterfly Garden 1. .
\ ‘ T BES T be landscaped oL \ y e 5 With Docomposed Stone Path
| kE s Embedded Bench Little Leaf Linden (3) | |
o i Serviceberry (2) R mbedded Bent Suterty Garden 24 o
O B ' ‘ @ versation]Cii Seed
& i | Enlargems - ! |
U 8 Nofway Spru (4 ‘ River Birch (12). ' ]ll leau
4 A, 3 Little Leaf Linden (7)  Landscape Screening Shall be Provided B
: 1 S— — Ginfao 9 vargaald Pyple Bpech (1) long Eastom Boungon L wiha ‘ I soets scroenvers
I e i \ Combination of New Landscape Plantings SHELBY TOWNSHIP, M1 48315
[/ ‘ w i T m i T \ and Exist. Vegetation to Remain ‘
| gl — ——— —+F — z .
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Ui — FARML cT. T evon R i
/ = v Butterfly Garden ‘Sheet:
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| Agpmn BlzelMapp (1) =12 ngopPrain Exercise Station 1 Flowerin || Landscape
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NN b White Sprucs (1) 1| Planting Plan
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LOUIS AVENUE

HELENA STREET..
(50" WIDE — PUBLIC)

Landscape Screening Shall be Provided
along Southern Boundary Line with a
Combination of New Landscape Plantings
and Exist. Vegetation to Remain

FRANKTON DRIVE
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CALL MISS DIG

1-800-482-7171
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TRADITIONAL CLUSTER MAILBOX UNIT - BLACK FINISH
Wanufacturer: Brandon Indusiries NOT 10 SCALE
Phi (872) 542-3000

Email: Info@Brandonindustries.com
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Embedded Bench
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- et Profect:
el e ©
(1) missotmastcomse = = HOMESTEAD
Red Baron Gr " f— . P
e Baen ore — AT 3364 LIVERNOIS ROAD
| = R E it
| e ntaron DO NOT PRUNE TERMINAL LEADER OR BRANCH TIPS
L b PRUNE AWAY DEAD OR BROKEN BRANCHES ONLY
Safgents — o - - REMOVE NURSERY APPLIED TREE WRAP, TAPE OR
Saper 17 4 e e STRING FROV TREE TRUNK AD, CROMN.  REVOVE
S R Tacs OR LrgELS
\ PRUNE SuckERs oFF
° SET ROOTBALL LEVEL TO GRADE OR SLIGHTLY ABOVE
Situp Banch ZPersan Lag Press GRADE IF N CLAY SOIL
WULCH 3 DEEP LEAVNG 3° CIRCLE OF BEAR SOIL
—— : sl e MeSlo TR0k oF TREE
R TR FOLD_ DOWN OF PULL BACK STRING, BURLAP OF
| o o S8, e s, ST B
el NON_DEGRADMBLE WATERALS. D0 NOT REMOVE
- : S FRon Rootaall
. BREAK UP (SCARIFY) SIDES OF PLANTNG HOLE
| e e b R ROOTBAL I PLANTING HOLE. LEAVE BOTTOM
- s oy OF PLANTING HOLE FIW-. 0O NOT ANEND Sl tnigss | | o
. . 855 PLANTING IN POGR OR SEVERELY DISTURBED SOIL GR
Wy BUILDING RUBBLE. USE WATER TO SETTLE SOIL AND P
E REUOVE AR POCKETS AND FIRULY SET TREE. | GENTLY 7 Tableau

essbn g e s Lol
) e 31 BALL DIA. M. SHELBY TOWNSHIP, M1 48315
Kl Foerster Gragg (3)
T . | MULTI-STEM TREE PLANTING, TYP.
WoT 70 SGALE
St
Landscape
Details
00 NOT PRUNE TERMINAL LEADER OR BRANCH TS
)VICTOR STANLEY, INC.® VICTOR STANLEY, INC.# PRUNE AWAY DEAD OR BROKEN BRANCHES ONLY
VICTOR STANLEY, INC NEDVIGTOR STANLEY, INC 50 NOT PRUNE TERMNAL LEADER OR SRANCH TS

M;L A REMQVE NURSERY APPLIED TREE WRAP, TAPE OR
STRING RO TREE TRUNK AND CROMN.  REMOVE

ANY TAGS OR LABELS

PRUNE AWAY DEAD OR BROKEN BRANCHES ONLY

REMOVE NURSERY APPLIED TREE WRAP, TAPE OR
STRING FROM TREE TRUNK AND CROWN. REMOVE
ANY TAGS OR LABELS.

L DI B 5 D05 s 1o
S T I 0

LS. oS B2

MO

lesues / Revisions

* STAKE WITH 2X2°_ HARDWOOD STAKES OR APPROVED
EQUAL DRVEN 6-8" OUTSIDE OF RODTBALL.

* LOOSELY STAKE TREE TRUNK TO ALLOW FOR

TRUNK FLEXING.

* STAKE TREES JUST BELOW FIRST BRANCH WITH 23"
WIDE BELT-LIKE, NYLON, PLASTIC STRAPS, OR WIRE

(2 PER TREE ON OPPOSITE SIDES OF TREE, CONNECT
FROM TREE TO STAKE HORIZONTALLY. DO NOT USE
ROPE OR WIRE THROUGH A HOSE)

* REMOVE ALL STAKING MATERIALS AFTER ONE YEAR

— STAKE WITH 2x2" HARDWOOD STAKES OR APPROVED
EQUAL DRIVEN 6-5" OUTSIDE OF ROGTBALL.
— LOOSELY STAKE TREE TRUNK TO ALLOW FOR

— STAKE TREES WTH 2-3"
WIDE BELT-LIKE, NYLON, FLASTIC STRAPS, OR WIRE
(2 PER TREE ON OPPOSITTE SIDES OF TREE, CONNECT
FROM TREE TO STAKE HORIZONTALLY DO NOT USE

ROPE OR WIRE THROUGH A HOSE.)

~ REMOVE ALL STAKING MATERIALS AFTER ONE YEAR

“

——
frert
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“

|
 ErEE

PRUNE SUCKERS OFF

SET ROOTBALL LEVEL TO GRADE OR SUIGHTLY ABOVE
GRADE IF IN CLAY SOLL

MULCH 3" DEEP LEAVING 3" CIRCLE OF BARE SOIL
ARQUND TRUNK OF TREE

FOLD DOWN OR PULL BACK STRING, BURLAP OR

SET ROOTBALL LEVEL TO GRADE OR SLIGHILY ABOVE
GRADE IF N CLAY SOIL

MULCH 3" DEEP LEAVING 3" CIRCLE OF BEAR SOIL
AROUND TRUNK OF TREE

F OV SECeRE WERAS 56 o e o e A e ——
CENTER-T0-(ENTER BISTAMES ME APAIIWTE ) SOIL FROM ROQTBALL. T rawn by
By BREAK UP (SCARIFY) SIDES OF PLANTING HOLE Ej BREAK UP (SCARIFY) SIDES OF PLANTING HOLE e,
E CENTER ROOTBALL N PLNTING OLE LENE soTon - Cg CENTER, ROOTBALL IN PLANTING HOLE. LEA 50O TE
¥ o PLANTING N ROOR OF SEVERELY DISTURBED SOIL OR ™ OF PLANTING HOLE FIRM. DO NOT AMEND SOL UNLESS —_—
SAGR 1 0T GBS 55 - BULDNG RUBBLE. USE WATER To SEMLE SOL AND = PLANTING IN POOR DR SEVERELY DISTURBED SOL OR Date
ot aovm REVOVE AIR POCKETS AND FIRMLY Ser TREE  GENTLY BUILDING RUBBLE. _USE WATER TO SETTLE SOIL AND April 18, 2022
TAMP IF NEEDED. TAMP IF NEEDED. Seals
AS NOTED
VICTOR STANLEY FMBF-214 BACKLESS BENCH @ CONVERSATION CIRCLE VICTOR STANLEY FS-50 BENCH @ BUTTERFLY GARDENS DECIDUOUS TREE PLANTING, TYP. EVERGREEN TREE PLANTING DETAIL, TYP. S
e e T 76 SCAE E T e oTTo SCAHE NOT 70 SCALE 6T 70 SOALE
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memorandum

OHM

Date: June 15, 2022

To: Bill Huotari, PE
From: Sara Merrill, PE, PTOE

3364 Livernois Road — Homestead Tableau by Mondrian

Re: Anticipated Traffic Impacts

The purpose of this memorandum is to provide an overview of anticipated traffic impacts resulting from
Homestead, a proposed residential development consisting of 30 attached single-family homes spread
across five buildings. The development is located on the east side of Livernois Road, north of Big Beaver
Road and just south of Town Center Drive. Access to the development is proposed via a private road. In
the immediate vicinity of the site, Livernois Road is a 5-lane roadway, with two through lanes in each
direction and a two-way center turn lane.

The Institute of Transportation Engineers (ITE) Trip Generation Manual, 11t 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. For residential housing, traffic impacts are usually most noticeable during the peak hour of
adjacent street traffic — that is, during morning and evening “rush hour”, when traffic on the roads is most
congested. 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 proposed development, based
on the ITE Trip Generation Manual for Single-Family Attached Housing (ITE Land Use Code #215).

Number of Site-Generated Trips

Number of AM Peak Hour PM Peak Hour Daily
Dwelling Units
In Out Total In Out Total In Out Total
30 Units 3 7 10 8 6 14 89 89 178

During the morning (AM) peak hour, the proposed Homestead Tableau development is expected to
generate 10 new trips: 3 inbound (entering the site), and 7 outbound (exiting the site). During the
evening (PM) peak hour, the proposed site is expected to generate 14 new vehicle trips: 8 inbound
(entering the site) trips, and 6 outbound (exiting the site). This pattern coincides with residents typically
leaving in the morning for work and returning home in the evening.

The traffic generated by the proposed development is minimal, adding fewer than 20 vehicle trips during
the peak (“busiest”) hour. The traffic impact of this site on the adjacent road network is negligible and
would be imperceptible to the majority of road users.

As a point of comparison, traffic counts taken in January 2022 on Livernois Road (between Big Beaver
Road and Wattles Road) indicate this segment carries approximately 20,000 vehicles per day, and
roughly 1,600 vehicles during the PM peak hour. Amongst typical weekdays, traffic volumes during the
peak hours alone often vary by 10%+ from one day to the next. These day-to-day fluctuations result in
peak hour traffic volumes that vary by hundreds of vehicles. The proposed subdivision is expected to
generate only 14 vehicles during the peak hour.

OHM Advisors’
34000 PLYMOUTH ROAD T 734.522.6711
LIVONIA, MICHIGAN 48150 F 734.522.6427 OHM-Advisors.com



500 West Big Beaver
[0 Troy, i 48084 MEMORANDUM
“ troymi.gov
MICHIGAN
Date: July 20, 2022
To: Brent Savidant, Community Development Director
From: G. Scott Finlay, Deputy City Engineer
Cc: William Huotari, City Engineer

Benjamin Carlisle, AICP

Subject: Homestead — Preliminary Site Plan - Floodplain

In addition to local approval, developing property in a floodplain may require state and/or federal
agency approvals depending on the size of the drainage area and what is being proposed in the
floodplain. First the floodplain is accurately located on the property with a detailed topographic
survey. The drainage shed area is determined and a detailed flood study is performed with the
proposed changes to the floodplain. The proposed changes cannot cause the floodplain elevation
upstream or downstream to change more than 0.10°’. The amount of floodplain storage cannot
decrease either, you can change where the floodplain storage is on the property by filling one area
and cutting another.

The preliminary site plan for Homestead has provided the detailed topographic survey with the
existing floodplain shown as well as the proposed locations for cutting and filing in the floodplain.
This information along with the drainage shed area and detailed flood study will be reviewed during

the detailed engineering review and any other agency approvals will need to be obtained prior to the
proposed development obtaining final site plan approval.

Sincerely,

G. Scott Filay

G. Scott Finlay, P.E.

G:\Projects\Projects - 2022\22.910.3 - Homestead Condominiums\Floodplain Memo.docx



DATE: July 21, 2022

TO: Planning Commission

FROM: R. Brent Savidant, Planning Director

SUBJECT: POTENTIAL PLANNED UNIT DEVELOPMENT (PUD) APPLICATION — Concept
Plan discussion, East of Livernois, North of Square Lake (PIN 88-20-03-301-088,

88-20-03-301-025, -024, -023), Section 35, Currently Zoned NN (Neighborhood
Node “Q”) and R-1B (One Family Residential) Districts.

The owner of the subject parcel, GFA, is interested in developing a mixed use (residential only)
PUD on the site. Planning Department was provided a conceptual site plan describing the
potential project.

The site is 5.48 acres in area. Three single family homes presently sit on the property. A PUD
would provide the applicant with some flexibility with potential project uses moving forward. The
attached memo summarizes the project.

A formal application has not been submitted. The applicant seeks input and direction from the
Planning Commission on this matter, prior to moving forward. Formal action is not required.

Please be prepared to discuss this item at the July 26, 2022 Regular meeting.

Attachments:
1. Maps
2. Memo from Carlisle/Wortman Associates, Inc.
3. Miscellaneous information provided by applicant

G:\PUDs\Potential Project\GFA Livernois & Square Lake\PC Memo 07 26 2022.docx

PC 2022.07.26
Agenda Item # 6
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Carlisle | Wortman

ASSOCIATES, INC.

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

To: Troy Planning Commission
Brent Savidant, Community Development Director

From: Ben Carlisle, AICP
Date: July 19, 2022

RE: GFA Square Lake Concept Review

A concept plan has submitted a Planned Unit Development (PUD) for adjacent to the northeast
corner of the intersection of Square Lake and Livernois. The concept plan includes a total of fifty-
one (51) units with a mix of housing types. Additional amenities include preservation of two

existing homes on site, Fop
homes with first floor
master, stormwater
management, and small
play area. The part of this
site that is zoned FB,
Form-Based was approved
for a fourteen (14) unit
attached townhome
project. See section
below for more
information. This project
has been expanded to
include  four  parcels
currently zoned R-1B.




GFA Square Lake Concept Plan
July 19, 2022

Housing Types

As noted, the project proposes a mix of housing types:

Type Number | Notes
Preservation of Existing 2 Existing homes on site
Single-Family Homes
Single Family Ranch Homes 4 First Floor Master
Two-Story Attached 10 First Floor Master
Three-Story Attached 35
Total 51

Zoning

The site includes a mix of Form-based zoning and R-1B. The preservation of the single-family
homes, the inclusion of the new homes, and the mix of other housing products require this site
to be developed as a Planned Unit Development.

~ development

project.

Four parcels added to the

_ Part of site approved for fourteen
(14) unit attached townhome




GFA Square Lake Concept Plan
July 19, 2022

Master Plan

The site is designated as | |
Neighborhood Node on the future Y @:L ~ @
land use plan. The Neighborhood |
Node master plan designation is
not parcel specific, but rather
shown as a concentric circle
approximately within a 1,000 foot
radius of the intersection.

SQUARE LA

Elements of neighborhood node
include:

e Neighborhood Nodes are
the concentrated,
commercial and mixed-use
centers situated at major
intersections of Troy
thoroughfares.

e Development will be denser
and taller than the
surrounding area, encouraging visual prominence to signal a gathering space.

e Nodes should be generally confined to a 1,000 foot radius from a major intersection.

e The nodes provide uses and spaces that attract and welcome neighborhood residents.

e Buildings should be separated from the right-of-way line by a landscaped greenbelt, one
lane of off-street parking or a pedestrian walk, or a combination of these.

e Primary parking areas will be located within rear or interior side yards.

e Off-street parking should be screened from the public right-of-way by a knee wall or low
decorative fence with a hedge of plantings.

e Walks will connect adjacent developments and the public sidewalks.

e Well-defined crosswalks with timed signalization will permit safe crossings.

e Flexible use of space allowing modest outdoor gathering spaces, such as plazas, will be
encouraged.

e Buildings should be between two and three stories, although one—story structures
accommodating gas stations or other special situations may be permitted.

e One-story buildings should have a minimum exterior height of sixteen feet.

e A ground level story should have a minimum height of twelve feet from finished floor to
finished ceiling.

e Facades facing major thoroughfares will be treated as fronts and should have a minimum
of half transparent glass and special architectural design treatments.

e Fenestration (the arrangement of windows and doors) should be highlighted through the
use of awnings, overhangs or trim detailing.




GFA Square Lake Concept Plan
July 19, 2022

e Lighting will be carefully managed so as not to encroach on adjacent residential areas.
Please note that Planning Commission is considering amendments to the Master Plan section for
neighborhood node, including modifying many of these elements.

Previous Plan

As noted the following 14-unit townhome development was approved in 2018.

——

i i
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2018 approved 14-unit site plan
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GFA Square Lake Concept Plan
July 19, 2022

PUD Standards

A Planned Unit Development project is viewed as an integrated development concept. To that
end, the provisions of this Article are not intended to be used as a device for avoiding the zoning
requirements that would otherwise apply, but rather to allow flexibility and mixture of uses, and
to improve the design, character and quality of new development. The use of a Planned Unit
Development to permit variations from other requirements of this Ordinance shall only be
approved when such approval results in improvements to the public health, safety and welfare
in the area affected, and in accordance with the intent of this Article.

As set forth in Section 11.01, the intent of the Planned Unit Development option is to permit
flexibility in the design and use of residential and non-residential land which, through the
implementation of an overall development plan, when applicable to the site, will:

1. Encourage developments that will result in a long-term contribution to social,
environmental and economic sustainability in the City of Troy.

2. Permit development patterns that respond to changing public and private needs.

3. Encourage flexibility in design and use that will result in a higher quality of development
and a better overall project than would be accomplished under conventional zoning, and
which can be accommodated without sacrificing established community values.

4. Provide for the long-term protection and/or preservation of natural resources, natural
features, and/or historic and cultural resources.

5. Promote the efficient use and conservation of energy.

6. Encourage the use, redevelopment and improvement of existing sites where current
ordinances do not provide adequate protection and safeguards for the site or its
surrounding areas, or where current ordinances do not provide the flexibility to consider
redevelopment, replacement, or adaptive re-use of existing structures and sites.

7. Provide for enhanced housing, employment, recreation, and shopping opportunities for
the citizens of Troy.

8. Ensure the compatibility of design and use between various components within the PUD
and with neighboring properties and uses. 9. Ensure development that is consistent with
the intent of the Master Plan.

Details:

The concept plan is very conceptual. Details such as architectural quality, elevations, material
selection, building height, and onsite amenities are very important and will be reviewed in detail
if this project moves forward.

Questions for the Planning Commission Consideration

1. Isthe proposed plan consistent with the Master Plan?

2. Does the Planning Commission support the proposed mix of housing types? Are there
additionally types or changes in types that the Planning Commission thinks should be
considered?
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3. Isthe proposed plan consistent with the PUD standards?

4. Are there site plan changes that the applicant should consider?

5. Are there other considerations that should be discussed with the applicant?
| look forward to discussing this plan at your June 28" meeting.
Sincerely,

_,B‘M(ﬂ—' Celn

CARLISLE/ ‘WURTI"I.I’IAN ASSOC,, INC.
Benjamin R. Carlisle, LEED AP, AICP
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WATER VALVE BOX/HYDRANT VALVE BOX, SERVICE SHUTOFF
MAILBOX, TRANSFORMER, IRRIGATION CONTROL VALVE
UNIDENTIFIED STRUCTURE

P =\

GROUP

t: 844.813.2949
WWW.peagroup.com

SPOT ELEVATION
CONTOUR LINE 671
FENCE —X: X: X—
GUARD RAIL -o— 0o O O
STREET LIGHT -:é:.
SIGN -
4 4 A
CONCRETE
STD HEAVY R.O.W.
DUTY DUTY ONLY
ASPHALT N -
STD HEAVY DEEP
DUTY DUTY STRENGTH
GRAVEL SHOULDER
WETLAND

NOT FOR CONSTRUCTION

NORTH
0 25 50 100
SCALE: 1" =50'
Know what's below.

o  Gall before youdig.

CAUTION!

THE LOCATIONS AND ELEVATIONS OF EXISTING UNDERGROUND
UTILITIES AS SHOWN ON THIS DRAWING ARE ONLY
APPROXIMATE. NO GUARANTEE IS EITHER EXPRESSED OR
IMPLIED AS TO THE COMPLETENESS OR ACCURACY THEREOF.
THE CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE FOR
DETERMINING THE EXACT UTILITY LOCATIONS AND ELEVATIONS
PRIOR TO THE START OF CONSTRUCTION.
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TROY, MI 48083
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