
 

CITY COUNCIL AGENDA ITEM 

 
Date: March 28, 2023 
 
To:  Mark F. Miller, City Manager 
 
From: Robert J. Bruner, Assistant City Manager 
 R. Brent Savidant, Community Development Director 
 
Subject: PUBLIC HEARING – PRELIMINARY SITE PLAN REVIEW (File Number SP2022-0027) 

– Proposed Estates at Eckford (One Family Residential Cluster), South side of Eckford, 
West of Rochester (Parcels 88-20-15-252-028, -002, -036, -037, -004, -005), Section 15, 
Currently Zoned R-1C (One Family Residential) District. 

 
The petitioner Mondrian Properties submitted the above referenced Preliminary Site Plan application 
for a 26-unit One Family Residential Cluster on a 7.56-acre parcel. The development proposes to 
preserve 35% of dedicated open space. The petitioner is proposing homes which range in size from an 
1,990 square foot ranch to a 2,900 square foot colonial.  
 
City Council has the authority to approve these types of developments following a recommendation by 
the Planning Commission. The Planning Commission held a public hearing on this item on February 
14, 2023 and recommended approval of this item by a vote of 7-1. 
 
During the meeting the applicant offered to provide patios instead of decks for all homes. This 
eliminates the need for rear yard setback relief for decks for all 26 units. The applicant seeks setback 
relief from the 40-foot perimeter setback requirement for Unit 26, where only 32 feet is provided 
between the house and the property line to the south. 
 
A City Council public hearing has been scheduled for April 10, 2023.  
 
 
Legal Review 
 
This item was submitted to the City Attorney for review pursuant to City Charter Section 3.17. 
 
 
Attachments: 

1. Maps 
2. Report prepared by Carlisle/Wortman Associates, Inc. 
3. OHM Memo, dated January 31, 2023 
4. Minutes from February 14, 2023 Planning Commission Regular meeting (excerpt) 
5. Preliminary Site Plan Application 
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Resolution #2023-03-



Moved by 

Seconded 



WHEREAS, The City is in receipt of a proposed preliminary site plan application for

Estates of Eckford, a 26-unit detached single family condominium One Family Cluster development; and,



WHEREAS, The base density under the R-1C (One-Family Residential) District as

determined by the submission of a parallel plan is 20 units; and,



WHEREAS, In exchange for 6 additional units above the base density established by the parallel plan, the applicant is providing 35% open space, for a total of 26 units; and,



WHEREAS, The cluster development better protects the site’s natural resources than if the site were not developed as a cluster; and,  



WHEREAS, The cluster development better protects the adjacent properties than if the site were not developed as a cluster; and,  



WHEREAS, The cluster development is compatible with adjacent properties; and, 



WHEREAS, The site can be adequately served with municipal water and sewer; and, 



WHEREAS, The proposed cluster development was recommended for approval by the

Planning Commission by a 7-1 vote;



THEREFORE, BE IT RESOLVED, That Troy City Council hereby APPROVES the proposed Estates of Eckford Site Condominium, 26-units/lots, located south side of Eckford, west of Rochester, Section 15, currently zoned R-1C (One Family Residential) District, including providing regulatory flexibility for setbacks for unit/lot 26, as per Section 10.04.E.5, as recommended by the Planning Commission, subject to the following condition:

	

1. [bookmark: _GoBack]Submission and subsequent City Council approval of an irrevocable conveyance identifying the dedicated open space prior to obtaining final site plan approval. 



Yes: 

No: 



MOTION CARRIED/FAILED
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CC Resolution 04 10 2023.docx



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

data are hereby notified that the source information represented should be consulted for verification.
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Date: February 7, 2023 
 
 

Preliminary Site Condominium Cluster Review 

For 
City of Troy, Michigan 

 
 

 
Project Name: Estates of Eckford 
 
Plan Date: January 12, 2023 
 
Location: Southeast corner of Eckford Drive and Tallman Drive  
 
Zoning: R-1C, One-family Residential District 
 
Action Requested: Preliminary Site Condominium Cluster Approval 
 
 
PROJECT AND SITE DESCRIPTION 

 
We are in receipt of a preliminary site plan application for a twenty-six (26) unit detached 
single-family cluster development.  Nine (9) of the lots will accessed off Eckford, one (1) lot off 
Tallman, and the remaining sixteen (16) lots will be accessed from a new private road that is 
located off Tallman Drive.   The site is six (6) parcels and is a total of 7.56 acres.  The site is 
vacant but encumbered with wetlands and tree cover.  The development is directly across 
Eckford Drive from the recently approved Eckford Oaks cluster development.   
 
The applicant proposes a cluster development.  The base density base under the R-1C, One-
Family Residential as determined by the submission of a parallel plan is twenty (20) units.  See 
parallel plan section for more details.  The applicant is seeking six (6) additional units above 
the parallel plan density by providing 35% of the total site as open space, and preserving a 
significant amount of the onsite wetlands.  Furthermore, the applicant is also providing a 10-
foot-wide public bike path through their development.  The path is intended to continue the 
path that starts at the Daisy Knight Dog Park on Livernois through the DPW site just to the 
north.   
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The applicant is proposing a ranch, story and a half, and colonial option which range in size 
from a 1,990 sq/ft ranch with second floor option to a 2,900 sq/ft colonial.   
 
 

Figure 1. - Location and Aerial Image of Subject Site 
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Size of Subject Property: 
The parcel is 7.56 acres 
 
Proposed Uses of Subject Parcel: 
Twenty-six (26) detached single family condominium cluster development. 
 
Current Use of Subject Property: 
The subject property is currently vacant   
 
Current Zoning: 
The property is currently zoned R-1C, One-family Residential District.  
 
Surrounding Property Details: 
 

Direction Zoning Use 
North R-1C, Cluster Development   Single-family Cluster  
South R-1C, One-family Residential District Single-family homes  
East R-1C, One-family Residential District Single-family homes 
West R-1B, One-family Residential District Vacant (Troy Schools)  

 
 

NATURAL RESOURCES 
 
 
Topography: A topographic survey has been provided on sheet P-1.0.  The site slopes 

from the northwest to southeast.   
 
Wetlands:       The survey indicates onsite wetlands, primarily on the southeast and 

eastern portions of the site.  The application impacts onsite weltands. 
The applicant did not provide a wetland delineation report or a permit 
review from EGLE.   

 
Woodlands: A tree survey has been provided to inventory the natural features that 

exist onsite.   The survey identified a total of approximately 550 trees 
on site. The applicant is preserving a good amount of onsite trees.   Most 
are noted as good quality with only a few invasive species.  Full 
replacement and preservation details are shown in Table 2. 

 
Table 2. – Woodland Protection Ordinance  

 
Replacement Details 

Protected Tree Inches Removed Replacement Required 
Landmark 1590 inches 1590 inches 
Woodland 1530 inches 765 inches 
Preservation/Mitigation  Inches Preserved Credit 
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Landmark 831 inches 1662 inches 
Woodland 911 inches 1822 inches 
Total 0 inches required for replacement.  The number of inches 

preserved and credited exceed the mitigation required.    
 
Items to be addressed: Provide wetland delineation report and a permit review from EGLE.   
 
 

PARALLEL PLAN 
 
The parallel site plan provided by the applicant includes five (5) lots constructed atop the 
wetlands on the east and southeast portions of the site.  This includes lots 7, 9, 23, 24, and 25.    
Due to the presence of wetlands, development on these lots would require a permit from EGLE 
and may not be realistic.   Excluding these lots from the parallel site plan, we find the base 
density in the parallel plan to be twenty (20) lots.  
 
Based on 20 lots and 1.35 (based on 35% open space) the allowable number of units is 27 lots.   
The applicant is seeking approval of twenty-six (26) lots.  Even by reducing the parallel plan by 
five (5) lots, the applicant is still able to obtain the requested 26 units by providing 35% open 
space.   
 
Items to be addressed: none    
 
 

SITE ARRANGEMENT 
 
The proposed one-family cluster development consists of twenty-six (26) units.  Nine (9) of the 
lots will accessed off Eckford, one (1) lot off Tallman, and the remaining sixteen (16) lots will 
be accessed from a new private road that is located off Tallman Drive.  The smallest lot in size 
is 6,300 sq. ft and the average lot size is 7,086 sq. ft.   
 
The cluster option is offered as an alternative to traditional residential development. The 
cluster option is intended to:  

1. Encourage the use of property in accordance with its natural character. 
2. Assure the permanent preservation of open space and other natural features. 
3. Provide recreational facilities and/or open space within a reasonable distance of all 

residents of the Cluster development. 
4. Allow innovation and greater flexibility in the design of residential developments. 
5. Facilitate the construction and maintenance of streets, utilities, and public services 

in a more economical and efficient manner. 
6. Ensure compatibility of design and use between neighboring property. 
7. Encourage a less sprawling form of development, thus preserving open space as 

undeveloped land. 
8. Allow for design innovation to provide flexibility for land development where the 

normal development approach would otherwise be unnecessarily restrictive or 
contrary to other City goals  
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The applicant has submitted a parallel plan to establish a base density and portray the visual 
difference between traditional site design versus cluster development.  Based on a parallel 
plan of 20 units, the applicant is seeking six (6) additional units above the parallel plan density 
by providing 35% of the total site as open space, preserving a significant amount of the onsite 
wetlands, and providing a 10-foot path that provides a trail connection.   
 
Items to be addressed: Planning Commission shall determine if requirements are met to qualify 
for cluster development options and if the additional number of units is commensurate with 
open space being preserved.    
 
AREA, WIDTH, HEIGHT, SETBACKS and REGULATORY FLEXIBILITY 

 
The intent of the cluster development provisions is to relax the typical R-1C district bulk 
requirements in order to encourage a less sprawling form of development that preserves open 
space and natural resources.  As set forth in 10.04.E, the applicant is able to seek specific 
departures from the dimensional requirements of the Zoning Ordinance for yards and 
perimeter setback as a part of the approval process.    

 
Table 1. – Bulk Requirements 
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Lot 26, which is adjacent R-1C zoned lot, requires a 40-foot perimeter setback.  The applicant 
is encroaching 8 feet into the required 40-foot setback.  In addition, decks for all units extend 
15-feet from every home, and hence encroach 15-feet in to the required 25-foot setback.     
 
The City Council, based upon a recommendation from the Planning Commission, may waive 
the perimeter and rear lot provisions provided that the applicant has demonstrated innovative 
and creative site and building designs and solutions, which would otherwise be unfeasible or 
unlikely to be achieved absent this provision. The Planning Commission should consider the 
purpose and intent of the Cluster Development option in considering the setback deviations.    
 
Items to be addressed: Consider the deck encroachment into perimeter and rear buffer for lot 
26.  
 
 
 
 
 

 Required/Allowed Provided Compliance 

Density 

Overall density shall not exceed 
the number of residential cluster 

units as developed under a 
conventional site condominium, 
unless a density bonus has been 

granted by City Council. 

Base Density = 20 units 
+ Cluster bonus (35% 

bonus)   
= 27 units are allowed 

 
The applicant is seeking  

26 units. 

  
26 units are permitted with 

City Council approval. 

Perimeter 
Setback 

Equal to the rear yard setback 
requirement for the underlying 
zoning district of the property 

directly adjacent to each border =   
 

40-feet when adjacent to R1-C, 
otherwise 25-feet 

Lots 1-25 comply.  
Lot 26 is only 32-feet, 40-

feet required.   

Lot 26 does not comply.  See 
note below.   

Lot Size NA 
Range in size from 6,300 sq. 

ft. and 9,723 sq. ft. 
 

Complies with approval of 
Cluster by City Council  

Front Setback 
(building) 20 feet Varies between 20-feet and 

25-feet Compiles 

Rear Setback 
(building) 25-feet setback 20-feet/25-feet (Eckford) 

22-feet/27-feet (Internal)  
Decks encroach into rear 

yard.  See note below.   
Side Setback 

(building) 
7.5-feet setback 

15-feet total 
7.5-feet minimum 

15-feet total Complies 

Open Space 
Requirements: 

Minimum 
Percentage 

20% 
Proposing to preserve 2.7 
acres of the 7.56 acres, or 

35% for open space.  

Complies. Applicant must 
submit open space 

preservation covenant. 
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OPEN SPACE REQUIREMENTS 
 
A requirement of the Cluster Option is to provide at least one (1) of the following open space 
benefits: 
 

a. Significant Natural Features. Preservation of significant natural features contained on 
the site, as long as it is in the best interest of the City to preserve the natural features 
that might be negatively impacted by conventional residential development. The 
determination of whether the site has significant natural features shall be made by the 
City Council, after review of a Natural Features Analysis, prepared by the applicant, 
that inventories these features; or  
 

b. Recreation Facilities. If the site lacks significant natural features, it can qualify with the 
provision of usable recreation facilities to which all residents of the development shall 
have reasonable access. Such recreation facilities include areas such as a neighborhood 
park, passive recreational facilities, soccer fields, ball fields, bike paths, or similar 
facilities that provide a feature of community-wide significance and enhance 
residential development. Recreational facilities that are less pervious than natural 
landscape shall not comprise more than fifty (50) percent of the open space. The 
determination of whether the site has significant natural features shall be made by the 
City Council after review of a Site Analysis Plan, prepared by the applicant, that 
inventories these features; or 

 
c. Preservation of Common Open Space or Creation of Natural Features. If the site lacks 

significant natural features, a proposed development may also qualify if the 
development will preserve common open space or create significant natural features 
such as wetlands. The determination of whether the site has significant natural 
features shall be made by the City Council after review of a Site Analysis Plan, prepared 
by the applicant, which inventories these features. 

 
The site is approximately 7.5 acres, and the applicant is proposing to reserve 2.6 acres for 
common open space, or 35% of the total site.   Open space is provided around the existing 
wetlands along the eastern portion of the site and a significant open space buffer along the 
southern property line.  Within the southern buffer, the applicant is providing a 10-foot path 
that provides a trail connection.   
 
As part of the review, the Planning Commission is to consider and make a recommendation to 
City Council if the layout and open space plan meets the intent and standards of the Cluster 
provision and has the applicant creatively designed the site to either preserve significant 
natural resources (trees, wetland) or provide quality open space and site amenities. 
 
Guarantee of Open Space and Tree Preservation:  
 
The applicant shall provide documentation to guarantee that all open space portions of the 
development will be preserved and maintained as approved and that all commitments for 
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such preservation and maintenance are binding on successors and future owners of the 
subject property.  All such documents shall be subject to approval by the City Attorney. No 
structures (pools, sheds) or equipment (play structures, etc.) are permitted within the 
dedicated open space area.   
 
Items to be addressed:  Planning Commission is to consider and make a recommendation to 
City Council if the layout and open space plan, and/or natural features meet the intent of the 
Cluster provision and has the applicant creatively designed the site to either preserve 
significant natural resources (wetland, trees) or provide quality open space. 
 
SITE ACCESS AND CIRCULATION 

 
Vehicular 
Access to sixteen (16) lots will be from a single location off Tallman Drive. The development 
will be served by an internal twenty-eight (28) foot wide private road, located inside of a forty 
(40) foot roadway easement.   
 
Pedestrian  
The applicant proposes a six (6) foot wide concrete sidewalk along the perimeter of the private 
road.  In addition, the applicant is adding a sidewalk along Eckford Drive and Tallman Drive.  
 
The applicant is also providing a 10-foot wide public bike path through their development.  The 
path is intended to continue the path that starts at the Daisy Knight Dog Park on Livernois 
through the DPW site just to the north.   
 
Items to be Addressed:  None 
 
STORMWATER 

 
Stormwater will be managed by a regional detention system.   
 
Items to be Addressed:  None. 
 
LANDSCAPING 

 
One-Family Cluster development landscaping requirements are regulated by Section 
13.02.F.2.   
 

Table 2. – Landscaping Requirements 
 

Frontage Required Provided Compliance 

Proposed Private 
Rd. 

One (1) deciduous tree for 
every 50 lineal feet. 

1,795/50 = 36 trees = 36 
trees 

29 trees Complies 
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Eckford 

One (1) large evergreen 
tree per fifty (50) lineal 

feet. 
741 lf./30 lf = 25 evergreen 

trees 

Total of 39 new trees 
and 20 existing.  

Applicant notes they 
can not put all 

required trees along 
Eckford due to utilities 

and wetlands.  
However, they put 

additional trees and 
preserved trees on 

Tallman to 
compensate.   

Complies with 
PC approval   

Tallman  

One (1) large evergreen 
tree per fifty (50) lineal 

feet. 
447 lf./30 lf = 15 evergreen 

trees 

Overall 
Landscaping 20% 21.2% Complies  

 
Items to be Addressed:  None. 
 
ELEVATIONS AND FLOOR PLANS 

 
The applicant is proposing a ranch, story and a half, and colonial option which range in size 
from a 1,990 sq/ft ranch with second floor option to a 2,900 sq/ft colonial.  Materials were not 
indicated.    
 
Items to be Addressed:  Indicate materials.  
 
CLUSTER STANDARDS 

 
As set forth in section 10.04.I, the applicant shall demonstrate that through the use of the 
Cluster option, the development will accomplish a sufficient number of the following 
objectives, as are reasonably applicable to the site, providing: 
a. Long-term protection and preservation of natural resources, natural features, and open 

space of a significant quantity and/or quality in need of protection or preservation, and 
which would otherwise be unfeasible or unlikely to be achieved absent these regulations. 

b. Innovative and creative site design through flexibility in the siting of dwellings and other 
development features that would otherwise be unfeasible or unlikely to be achieved 
absent these regulations. 

c. Appropriate buffer and/or land use transitions between the Cluster development and 
surrounding properties.  

d. A compatible mixture of open space, landscaped areas, and/or pedestrian amenities. 
e. Sustainable design features and techniques, such as green building, stormwater 

management best practices, and low impact design, which will promote and encourage 
energy conservation and sustainable development. 

f. A means for owning common open space and for protecting it from development in 
perpetuity. 
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g. Any density bonus is commensurate with the benefit offered to achieve such bonus. 
h. The cluster development shall be adequately served by essential public facilities and 

services, such as: streets, pedestrian or bicycle facilities, police and fire protection, 
drainage systems, refuse disposal, water and sewage facilities, and schools. Such services 
shall be provided and accommodated without an unreasonable public burden. 

i. The architectural form, scale, and massing shall ensure buildings are in proportion and 
complementary to those of adjacent properties and the selected building materials are 
of high, durable quality. The garage shall not be the dominant feature of a residential 
building. 

  
RECOMMENDATIONS 

 
Planning Commission shall determine if requirements are met to qualify for cluster 
development option, if the required standards have been met, and if the additional number 
of units is commensurate with open space being preserved.    
 
Items to consider include:  

• Applicant is seeking following relief: 
o Lot 26, encroaches eight (8) feet into the required 40-foot setback along 

the southern property line.   
o Decks for all units extend 15-feet into the required 25-foot setback.     

• Indicate materials 
• Provide wetland delineation report and a permit review from EGLE.   

 
The Planning Commission may request that either the applicant address aforementioned 
items or make a recommendation for City Council consideration.    
 
 



memorandum

Date: January 31, 2023

To: R. Brent Savidant, AICP
Scott G Finlay, PE

From: Sara Merrill, PE, PTOE

Re: Estates of Eckford– Single Family Residential
Anticipated Traffic Impacts 

The purpose of this memorandum is to provide an overview of anticipated traffic impacts resulting from Estates 
of Eckford, a proposed site condominium development consisting of 26 single-family homes, developed under 
a cluster option and to be sited at the corner of Eckford drive and Tallman Drive. The development will provide 
access via a new residential street on the south side of Eckford Drive and via the connection to Tallman Drive. 
Eckford Drive is a two-lane local road, located east of Rochester Road between Wattles Road and Long Lake 
Road. 

The Institute of Transportation Engineers (ITE) Trip Generation Manual, 11th Edition, provides trip generation 
rates for numerous land uses, based on thousands of studies throughout the United States and Canada. This 
data can then be used to estimate the number of vehicle trips generated by a development. For residential 
housing, traffic impacts are usually most noticeable during the peak hour of adjacent street traffic – that is, 
during morning and evening peak commuter periods, 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 Eckford Oaks, based on 
the ITE Trip Generation Manual, 11th Edition, for Single-Family Detached Housing (ITE Land Use Code #210). 

Number of Site-Generated Trips

AM Peak Hour PM Peak Hour DailyLand Use

In Out Total In Out Total In Out Total
Single-Family 
Detached Residential
(26 units)

5 17 22 18 10 28 146 146 292

During the morning (AM) peak hour, the proposed Estates of Eckford development is expected to generate 22 
new trips:  5 inbound (entering the site), and 17 outbound (exiting the site).  During the evening (PM) peak 
hour, the proposed site is expected to generate 28 new vehicle trips:  18 inbound (entering the site) trips, and 
10 outbound (exiting the site).  This pattern coincides with residents typically leaving in the morning for work 
and returning home in the evening. 

Traffic volumes on residential streets are closely correlated with the number of residential units. While traffic 
on Eckford Drive will increase slightly over current conditions, the traffic volume will remain similar to many 
other residential streets. The traffic generated by the proposed development would be minimal, adding less 
than 30 vehicle trips during the peak (“busiest”) hour. This equates to approximately one vehicle every 2-3 
minutes during the peak hours. The traffic impact of this site on the adjacent road network is negligible and 
would be imperceptible to the majority of road users. 
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PRELIMINARY SITE PLAN APPROVAL 
 
5. PUBLIC HEARING - PRELIMINARY SITE PLAN REVIEW (File Number SP2022-0027) 

– Proposed Estates at Eckford (One Family Residential Cluster), South side of Eckford, 
West of Rochester (Parcels 88-20-15-252-028, -002, -036, -037, -004, -005), Section 15, 
Currently Zoned R-1C (One Family Residential) District 
 
Mr. Carlisle reviewed the Preliminary Site Plan application for the proposed Estates at 
Eckford cluster development. He addressed surrounding land uses and zoning, existing 
wetlands, applicant’s request to seek six (6) additional units above the parallel plan 
density by providing 35% of open space, preservation of significant area of onsite 
wetlands and provision of a 10-foot-wide public bike path that would connect with the 
Daisy Knight Dog Park on Livernois. 
 
Mr. Carlisle asked the Commission to consider the applicant’s request for relief of required 
setbacks along the southern property line (Lot 26) and required setbacks to accommodate 
decks on all units. He asked that the applicant indicate building materials and provide a 
wetland delineation report and a permit review from EGLE (Environment, Great Lakes & 
Energy). 
 
In summary, Mr. Carlisle said Planning Commission shall determine if requirements are 
met to qualify for a cluster development option, if required Cluster Standards (Section 
10.04.I) have been met and if the additional number of units is commensurate with the 
open space being preserved. 
 
Discussion among administration and Planning Commission: 
• Clarification on proposed relief of required rear and side yard setbacks. 
• Maintenance of trail. 
• Purpose of T-turnaround (stub street). 

 
Jim Eppink of J Eppink Partners, Inc. was present to represent Mondrian Properties. He 
addressed: 
• Wetland delineation application and permitting review with EGLE. 
• Proposed setbacks for Lot 26 and decks on all units; dimensional measurement of 

setbacks. 
• Alternative to provide at-grade patios instead of decks. 
• Density, as relates to parallel plan and by-right cluster development. 
• Preservation of 35% open space. 
• Intent to dedicate trail to the City of Troy. 
• Application meets Master Plan intent by offering missing middle housing. 
• Sidewalks and trail system through natural area. 
 
There was discussion, some comments related to: 
• Flexibility to offer homeowner patio or deck. 
• Lot 26, as relates to setbacks and trailhead. 
• Sustainable design features; preservation of quality wetlands, utilization of regional 

stormwater system by three neighborhoods. 
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• Process/application with EGLE to mitigate wetlands in three small pocket areas. 
• Building materials; first floor brick on four sides; above levels brick, stone and/or hardie 

board. 
• Building envelopes as relates to different home styles. 
• Configuration of lots as relates to number of driveways on Eckford. 
• Paving of entire gravel portion of Eckford; cost sharing among mutual developers. 
• Traffic calming options. 
• Trail material; asphalt. 
 
Mr. Eppink agreed to provide patios instead of decks to eliminate the request for relief of 
setback requirements on all 26 units. 
 
PUBLIC HEARING OPENED 
 
• Anthony Kapas, 501 Eckford; addressed concerns with increased density, traffic, 

water problems and destroying beautiful existing neighborhood. He said the City 
Council and Planning Department are not listening to concerns expressed by 
residents and said City should be held accountable for their actions. 

• Marilena Chis, 585 Thurber; expressed concerns with density, traffic, increase of 
students in Troy School District, and that green space is being destroyed, not 
preserved. She questioned perceived benefits of the development. 

• Gary Blanck, 655 Thurber; addressed concerns with losing the natural environment, 
increased traffic especially related to school activity, and asked about woodland 
buffer. 

• Deanna Tabar, 515 Thurber; addressed concerns with safety and privacy of nature 
trail, decrease in property values. 

 
PUBLIC HEARING CLOSED 

 
Mr. Carlisle addressed woodland buffer as relates to distance in feet to residential. 
 
Mr. Eppink addressed the trail as relates to safety, privacy, maintenance and property 
values. 
 
Mr. Savidant briefly reviewed the City Traffic Consultant OHM memorandum on 
anticipated traffic impacts that was included in the agenda packet. 
 
Several Board members addressed the benefit for an applicant to utilize the cluster 
development option so that wetlands and natural resources can be preserved. 
 
Resolution # PC-2023-02-013 
Moved by: Fox 
Seconded by: Faison 
 
RESOLVED, The Planning Commission hereby recommends to the City Council that 
the proposed Estates of Eckford Site Condominium (One Family Residential Cluster), 
26 units/lots, South side of Eckford, West of Rochester (Parcels 88-20-15-252-028, -
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002, -036, -037, -004, -005), Section 15, approximately 7.56 acres in size, Currently 
Zoned R-1C (One Family Residential) District, be approved for the following reasons: 
 
1. The cluster development better protects the site’s natural resources than if the site 

were not developed as a cluster. 
2. The cluster development better protects the adjacent properties than if the site were 

not developed as a cluster. 
3. The cluster development is compatible with adjacent properties. 
4. The site can be adequately served with municipal water and sewer. 
5. The cluster development preserves 35% open space, to remain open space in 

perpetuity. 
 
And approved with the following design considerations: 
1. That patios only are provided with no option for decks. 
2. That unit #26 be afforded flexibility of the 8-foot encroachment in the required 

perimeter setback. 
 
Discussion on the motion on the floor. 
 
Chair Lambert said he loves the trail and preservation of green space but expressed 
concern with the number of driveways going on Eckford. He said the City has been 
assured by the school superintendent in a written memorandum that the Troy School 
District can accommodate additional students. Chair Lambert stated the Planning 
Commission does not take into consideration tax revenues in its deliberation of proposed 
developments. 
 
Mr. Buechner said that all Board members live in the City of Troy and that he has lived in 
two homes located on different trailways in the City. He shared that his family has never 
experienced any issues with safety, privacy, or lack of trail maintenance. 

 
Mr. Krent said studies show property values increase for homes located on or near public 
trails and pathways. 
 
Vote on the motion on the floor. 
 
Yes: Buechner, Faison, Fox, Hutson, Krent, Perakis, Tagle 
No: Lambert 
Absent: Malalahalli 
 
MOTION CARRIED 
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To:  City of Troy, Planning Department 
From:  Mondrian Properties 
Re:  Estates of Eckford 
 
 
Dear Members of the Planning Commission, 
 
We are pleased and honored to present Estates of Eckford, a 26 Unit Single Family 
residential home community. At Mondrian Properties we pride ourselves on designing, 
developing and constructing premier homes and communities. In our two-decade-long 
history we have constructed more than 45 communities in Southeastern Michigan, many 
within the City of Troy. 
 
The Mondrian team is comprised of a strong group of professionals that truly understand 
the complexity of this project. We have deep experience and commitment to building High 
Quality Homes which we will offer in combination with open space and buffer zones on 
this site. We feel confident  that we will be able to manage this project with great respect, 
care and integrity for the surrounding community.   
 
Our plan intends to Preserve 2.7 Acres (35%) of open space. We will also be offering 
New Homes intended for Young families and Empty Nesters. Our goal for this site is 
to work closely with the surrounding community and strategically placing the new homes 
while also replanting new trees. We are excited about this project and the Open Space 
we have been able to save and integrate into the plan. 
 
As we are committed to being Good Neighbors to the community we have shared this 
information with our surrounding neighbors. Everyone received an informational package 
and were able to review the site plan and future home plans. We will continue to work in 
conjunction with the Surrounding Home Owners to ensure a smooth development and 
building process.  We believe and are confident that our plan meets the City of Troy’s 
intent for the Cluster Option while taking into consideration the surrounding community.  

 

Best Regards  
 
 
Joseph Maniaci 
Mondrian Properties 
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CITY OF TROY 
PRELIMINARY SITE PLAN APPLICATION 

ONE-FAMILY CLUSTER OPTION 
 

 

 
REGULAR MEETINGS OF THE CITY PLANNING COMMISSION ARE HELD ON THE SECOND AND FOURTH TUESDAYS OF 
EACH MONTH AT 7:00 P.M. AT CITY HALL.   
 
PLEASE FILE A COMPLETE PRELIMINARY SITE PLAN APPLICATION, TOGETHER WITH THE APPROPRIATE FEE, NOT LESS 
THAN THIRTY (30) DAYS PRIOR TO THE DATE OF THAT MEETING. 
  
 
1. NAME OF THE PROPOSED DEVELOPMENT:           
 
2. ADDRESS OF THE SUBJECT PROPERTY:           
 
3. ZONING CLASSIFICATION OF THE SUBJECT PROPERTY:          
 
4. TAX IDENTIFICATION NUMBER(S) OF SUBJECT PROPERTY:   ____________     
 
5. DESCRIPTION OF PROPOSED USE:            
 
  
 
6. APPLICANT: PROPERTY OWNER: 
 NAME   NAME   

 COMPANY   COMPANY   

 ADDRESS   ADDRESS   

 CITY   STATE           ZIP   CITY     STATE           ZIP  

 TELEPHONE   TELEPHONE        

 E-MAIL   E-MAIL        
 
7. THE APPLICANT BEARS THE FOLLOWING RELATIONSHIP TO THE OWNER OF THE SUBJECT PROPERTY: 
 
                
 
 
8. SIGNATURE OF APPLICANT          DATE    

 

9. SIGNATURE OF PROPERTY OWNER         DATE    

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

 

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

 

PRELIMINARY SITE PLAN REVIEW FEE 
$1,000.00 

ESCROW FEE 
$1,800.00 

ADMINISTRATIVE SITE PLAN REVIEW FEE 
$300.00 

kbuchner
Text Box
Estates of Eckford

kbuchner
Text Box
500, 510, 530, & 650 Eckford Dr.

kbuchner
Text Box
R1-C, one-family residential district 

kbuchner
Text Box
88-20-15-252-028, 002, 036, 037, 004, 005

kbuchner
Text Box
28 lot single family development.

kbuchner
Text Box
Joseph Maniaci

kbuchner
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Mondrain Properties

kbuchner
Text Box
50215 Schoenherr Rd.

kbuchner
Text Box
Shelby Twp.

kbuchner
Text Box
MI

kbuchner
Text Box
48315

kbuchner
Text Box
586.726.7350

kbuchner
Text Box
jmaniaci@mondrainproperties.com

kbuchner
Text Box
same

JOE MANIACI
8.17.22

JOE MANIACI
8.17.22
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PRELIMINARY SITE PLAN 
SUBMITTAL CHECKLIST 

 
 
THE FOLLOWING INFORMATION AND MATERIALS ARE NECESSARY FOR SUBMISSION: 
 

 REQUIRED FEE 
 

 ONE (1) FLASH DRIVE CONTAINING AN ELECTRONIC VERSION OF THE ENTIRE PRELIMINARY SITE 
PLAN APPLICATION (PDF Format) EMAIL SUBMITTALS ARE ACCEPTABLE 

 
 
 ONE (1) HARD COPY OF THE FOLLOWING: 
 

 COMPLETED CITY OF TROY PRELIMINARY SITE PLAN APPLICATION FORM 
 

 CERTIFIED BOUNDARY SURVEY 
 

 CERTIFIED TOPOGRAPHIC SURVEY 
 
 
 TWO (2) HARD COPIES OF THE FOLLOWING: 
 

 PRELIMINARY SITE PLAN SHOWING PROPOSED SITE LAYOUT AND USES 
 

 PARALLEL PLAN AS PER SECTION 10.04.C.1. 
 

 PRELIMINARY TREE PRESERVATION PLAN / TREE INVENTORY 
 

 PRELIMINARY LANDSCAPE PLAN 
 

 PRELIMINARY FLOOR PLANS 
 

 PRELIMINARY ELEVATIONS 
 

 PRELIMINARY GRADING PLAN 
 

 PRELIMINARY LIGHTING PLAN 
 

 WETLANDS DETERMINATION, IF REQUIRED 
 
 

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

PLANNING COMMISSION AGENDAS ARE ELECTRONIC 
 
 
 
 
G:\Applications & Forms\CURRENT PLANNING Applications\Preliminary Site Plan Application CLUSTER 2021 08 17.doc 



 

Estates of Eckford Fact Sheet 

Development 

• 7.56 +/- Acres Site 
• Zoning R-1C, Cluster Option 
• 26 Single Family Homes 
• Lot Sizes Approximately 60’ x 105’ 
• Ranch, Story & Half and Colonial Home Styles 
• Sizes from 1900 Square Feet and Above 
• Development Start Spring 2023 
• 30 Month Construction Period 
• Off Site Model Homes Initially 
• Main Road Access to the Site 
 
 

Open Space 

• Over 2.7 (35%) Acres of Open Space 
• Buffer Zones 
• Tree Replacement Plan  
• Part of Troy Community Walking Trails 

Contact Information 

• Anita Khzouz 
• E-mail: administration@mondrianproperties.com 
• Phone: 586-726-7340 
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MONDRAIN PROPERTIES
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