
NOTICE:People with disabilities needing accommodations for effective participation in this meeting should contact the City 
Clerk by e-mail at clerk@troymi.gov or by calling (248) 524-3317 at least two working days in advance of the meeting.  An 
attempt will be made to make reasonable accommodations 
 
Televised Live, Government Channel WTRY  (10 WideOpenWest and 17 Comcast) Replayed Wednesdays 3:00 pm, 6:00 pm and 11:00 pm 

PLANNING COMMISSION 
MEETING AGENDA 

  REGULAR MEETING 
 

David Lambert, Chairman, Marianna Perakis, Vice Chairman 
 Toby  Buechner, Carlton Faison, Tyler Fox, Michael W. Hutson, Tom Krent,  

Lakshmi Malalahalli and John J. Tagle 
   
July 11, 2023 7:00 P.M. Council Chambers    

 
1. ROLL CALL 
 
2. APPROVAL OF AGENDA 
 
3. APPROVAL OF MINUTES – June 27, 2023  
  
4. PUBLIC COMMENT  – For Items Not on the Agenda 
 

 
PRELIMINARY SITE PLAN APPROVAL 

 
5. PRELIMINARY SITE PLAN REVIEW (File Number SC JPLN2023-0007) – Proposed 

Estates of Eckford Site Condominium, 22 units/lots, 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 

 
 

OTHER ITEMS 
 
 
6. PUBLIC COMMENT- For Items on the Agenda 
 
7. PLANNING COMMISSION COMMENT 
 
8.  ADJOURN 
. 

 
 

248.524.3364 
planning@troymi.gov 

mailto:clerk@ci.troy.mi.us
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Chair Lambert called the Regular meeting of the Troy City Planning Commission to order 
at 7:00 p.m. on June 27, 2023, 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 
Tyler Fox 
Michael W. Hutson 
Tom Krent 
David Lambert 
Lakshmi Malalahalli 
Marianna Perakis 
John J. Tagle 
 
Also Present: 
Ben Carlisle, Carlisle Wortman & Associates 
R. Brent Savidant, Community Development Director 
Julie Quinlan Dufrane, Assistant City Attorney 
Kathy L. Czarnecki, Recording Secretary 
 

2. APPROVAL OF AGENDA 
 
Mr. Fox requested to add Request for Report as Agenda item #8. 
 
Resolution # PC-2023-06-035 
Moved by: Fox 
Support by: Malalahalli 
 
RESOLVED, To approve the Agenda as amended. 
 
Yes: All present (9) 
 
MOTION CARRIED 

 
3. APPROVAL OF MINUTES – June 13, 2023 

 
Resolution # PC-2023-06-036 
Moved by: Buechner 
Support by: Faison 
 
RESOLVED, To approve the minutes of the June 13, 2023 Regular meeting as submitted. 
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Yes: Buechner, Faison, Fox, Hutson, Krent, Lambert, Perakis, Tagle 
Abstain: Malalahalli 
 
MOTION CARRIED 

 
4. PUBLIC COMMENT – For Items Not on the Agenda 

 
There was no one present who wished to speak. 

 
STREET VACATION 

 
5. PUBLIC HEARING - STREET VACATION REQUEST (SV JPLN2023-001) – Request to 

vacate an unconstructed alley, approximately 18-feet wide by 115-feet long, West of John 
R and south of Larchwood, Abutting PIN 88-20-26-433-021 (1980 Larchwood) to the 
west, PIN 88-20-26-433-020 to the south and PIN 88-20-26-433-019 to the east, Platted 
as part of John R Garden Subdivision, Located between Lot 259 to the west and Lots 65 
through 70 to the east, in Section 26 
 
Mr. Savidant gave an overview of a street vacation application process and conveyed how 
the subject paper alley materialized. He said the request to vacate the alley relates to the 
following agenda item for a proposed Kroger Fuel Station. 
 
PUBLIC HEARING OPENED 
 
Matthew Pisko, representative of the Kroger Company of Michigan, said the request to 
vacate the alley is to allow for the construction of a Kroger Fuel Station. Mr. Pisko 
addressed the 12-foot-wide public utility easement on site. 
 
PUBLIC HEARING CLOSED 
 
There was discussion, some comments related to: 
• Public utility easement on site. 
• Ownership of alley. 
• Allocation of property should request be granted. 
• Mix of zoning districts and uses. 
 
Resolution # PC-2023-06-037 
Moved by: Fox 
Seconded by: Malalahalli 
 
RESOLVED, That the Planning Commission hereby recommends to the City Council that 
the street vacation request to vacate an unconstructed alley approximately 18-feet wide 
by 115-feet long, abutting PIN 88-20-26-433-021 (1980 Larchwood) to the west, PIN 88-
20-26-433-020 to the south and PIN 88-20-26-433-019 to the east, Platted as part of John 
R Garden Subdivision, Located between Lot 259 to the west and Lots 65 through 70 to 
the east, in Section 26, be approved. 
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Yes: All present (9) 
 
MOTION CARRIED 

 
SPECIAL USE AND PRELIMINARY SITE PLAN APPROVAL 

 
6. SPECIAL USE APPROVAL AND PRELIMINARY SITE PLAN REVIEW (SU JPLN2023-

0002) - Proposed Kroger D-463 Fuel Station, West side of John R, South of Larchwood 
(PIN 88-20-26-435-029, 88-20-26-433-019, -020 and -021), Section 26, Currently Zoned 
IB (Integrated Industrial and Business) District 
 
Mr. Carlisle reviewed the Special Use Approval and Preliminary Site Plan application for a 
Kroger Fuel Station. He said the application was considered and a Public Hearing was held 
at the May 9, 2023 Planning Commission Regular meeting. Mr. Carlisle reported the 
application was postponed allowing the applicant the opportunity to seek the vacation of the 
alley. He stated the applicant was also asked to reduce the lighting intensity on site and to 
consider additional landscaping. 
 
Mr. Carlisle reported the application does not show additional landscaping. He said the 
applicant reduced the lighting candles from 53.9 to 47.9 candles but noted the lighting 
intensity is still 2.5 times more than pole lighting. Mr. Carlisle noted conditions can be placed 
on approval of the application because it is a Special Use Approval. Mr. Carlisle addressed 
the Special Use Standards and Site Plan Review Design Standards. 
 
There was discussion, some comments related to: 
• Landscaping as relates to Zoning Ordinance requirements. 
• Additional landscaping along property lines. 
• Light intensity; shielding of lighting. 
 
Matthew Pisko, representative of the Kroger Company of Michigan, stated an EV parking 
space has been added. Mr. Pisko addressed the mitigation of lighting intensity. He said 
all lighting would be shielded and it is Kroger’s preference to keep the canopy well-lit for 
safety reasons. He said the hours of operation would be from 6 a.m. to 10 p.m. and the 
lights would be manually turned off at store closing. 
 
Mr. Pisko said they would continue the hedge row landscaping along the southern and 
western property lines. He shared a concern that a line of trees along the southern 
property line would hinder vehicular circulation on site. 
 
Discussion continued: 
• Signage. 
• Concerns with diesel truck traffic, environmental impact, safety. 
• Shielding, directional flow of canopy and building lighting. 
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Chair Lambert opened the floor for public comment. 
 
Greg Jamian, 1941 Woodslee, stated opposition to the application because of the impact 
on his property that abuts to the south. He expressed concerns with environmental and 
health impact, potential increase in crime, store operating hours, alcohol sales, loitering 
and littering. 
 
Chair Lambert closed the floor for public comment. 
 
Mr. Carlisle cited a few of a wide range of by-right uses in the IB zoning district; residential, 
retail, drive-through lane, bank, pharmacy, office, light manufacturing, truck terminal 
facility. Mr. Carlisle reported the retention pond on site is a requirement of the Engineering 
Department to manage stormwater flow. 
 
Mr. Pisko said there would be no alcohol sales. He apologized that he misstated the hours 
of operation, noting hours would be from 6 a.m. to 11 p.m. to accommodate the time 
needed by employees to close. He said the lights would go off as close to 10 p.m. as 
possible, depending on customers being serviced near closing time. 
 
Resolution # PC-2023-06-038 
Moved by: Perakis 
Seconded by: Fox 
 
RESOLVED, That Special Use Approval and Preliminary Site Plan Approval for the 
proposed Kroger D-463 Fuel Station, West side of John R, South of Larchwood (PIN 88-
20-26-435-029, 88-20-26-433-019, -020 and -021), Section 26, Currently Zoned IB 
(Integrated Industrial and Business) District, be granted, subject to the following 
conditions: 
 
1. Approval is subject to alley vacation. 
2. Require an additional landscape buffer particularly along the western and southern 

property lines as discussed. 
3. Reduce the lighting intensity along property lines pursuant to Zoning Ordinance. 
4. Restrict the hours of operation from 6 a.m. to 11 p.m. 
 
Yes: All present (9) 
 
MOTION CARRIED 
 

OTHER ITEMS 
 
7. PLANNING COMMISSION BYLAWS 

 
Ms. Dufrane presented revisions to the Planning Commission Bylaws that were reviewed 
and considered at the Planning Commission April 11, 2023 meeting. 
 
After discussion, it was the consensus of the Board to adopt changes to the Bylaws as 
presented with the following two revisions: 
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• Article IV, Section 7.E. – Omit the words “Chairperson or” in the second sentence. 
• Article VII, Section 5.D. – Replace the word “consensus” with “majority”. 
 
Resolution # PC-2023-06-039 
Moved by: Fox 
Seconded by: Malalahalli 
 
RESOLVED, To adopt the Bylaws as amended. 
 
Yes: All present (9) 
 
MOTION CARRIED 

 
8. REQUEST FOR REPORT 

 
Mr. Fox asked for input from Board members in its consideration of a proposed fact-
finding Resolution requesting City staff to formally draft a report of ordinance changes 
implemented in neighboring communities that require or incentivize developers to 
implement low impact development, or other forms of green building. 
 
Discussion followed, some comments related to: 
• Various types of green building. 
• Positive interest and broader range toward sustainability. 
• Setting a time goal to present report. 
 
Mr. Savidant said he would charge Salim Huerta Jr., the City’s Commercial Project 
Collaborator, with the assignment. 
 
Resolution # PC-2023-06-040 
Moved by: Fox 
Seconded by: Perakis 
 
RESOLVED, To request City Staff to formally draft a report of ordinance changes 
implemented in neighboring communities to specifically require or incentivize developers 
to implement low impact development or other forms of green building including but not 
limited to the installation of power installations that utilize green energy. It is requested 
that this report be presented to the Planning Commission no later than the second 
meeting of August 2023. 
 
Yes: All present (9) 
 
MOTION CARRIED 

 
9. PUBLIC COMMENT – For Items on the Agenda 

 
There was no one present who wished to speak. 
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10. PLANNING COMMISSION COMMENT 
 
Mr. Carlisle reported on the Special City Council meeting held on June 26 in which the 
Master Plan was discussed. He said the City Council expressed some concerns but 
overall, the Master Plan was well received. Mr. Carlisle said the administration would act 
quickly on the revisions and present the item again to the City Council at their next 
available meeting. 
 
Mr. Carlisle said concerns expressed by City Council relate to: 
• Correcting typographical errors. 
• Big Beaver land use designation. 
• Executive summary to compare 2016 adoption to current plan. 
• Brief history of Neighborhood Nodes; creation and locations. 
 
Mr. Savidant thanked Mr. Carlisle for standing in at the City Council meeting. 
 
Brief comments were made on previous sustainability resources implemented by the City. 
 
Mr. Fox reported on the June 20, 2023 Zoning Board of Appeals (ZBA) meeting. 
• 4928 Park Manor; approved to allow construction of deck. 
• Thanked Mr. Carlisle for standing in at the ZBA meeting. 
 
Mr. Fox encouraged the City’s involvement in MIGreenPower, a DTE program that 
promotes renewable energy. 
 

11. ADJOURN 
 
The Regular meeting of the Planning Commission adjourned at 8:41 p.m. 

 
Respectfully submitted, 
 
 
 
 
        
David Lambert, Chair 
 
 
 
 
       
Kathy L. Czarnecki, Recording Secretary 
 
https://d.docs.live.net/2f7ed4fe5f664ea8/Documents/Kathy/COT Planning Commission Minutes/2023/2023 06 27 Draft.docx 



 
 

ITEM #5 



  PC 2023.07.11 
  Agenda Item # 5 
 

 
 
 
DATE: July 5, 2023 
 
TO: Planning Commission 
 
FROM: R. Brent Savidant, Community Development Director 
 
SUBJECT: PRELIMINARY SITE PLAN REVIEW (File Number SC JPLN2023-0007) – 

Proposed Estates of Eckford Site Condominium, 22 units/lots, 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 22-unit site condominium, comprised of one family detached homes. The 
Planning Commission is responsible for providing a recommendation to City Council for this item.  
 
The attached report prepared by Carlisle/Wortman Associates, Inc. (CWA), the City’s Planning 
Consultant, summarizes the project. CWA prepared the report with input from various City 
departments including Planning, Engineering, Public Works and Fire. City Management supports 
the findings of fact contained in the report and the recommendations included therein. 
 
 
Attachments: 

1. Maps 
2. Report prepared by Carlisle/Wortman Associates, Inc. 
3. OHM Memo, dated July 5, 2023 
4. EGLE Wetland Identification Report, dated August 15, 2002 
5. Preliminary Site Plan Application 

 
G:\SUBDIVISIONS & SITE CONDOS\SC_JPLN2023-0007_ESTATES OF ECKFORD_SITE CONDO\PC Memo 2023 07 11.docx 



PROPOSED RESOLUTION 
 
 
PRELIMINARY SITE PLAN REVIEW (File Number SC JPLN2023-0007) – Proposed 
Estates of Eckford Site Condominium, 22 units/lots, 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. 
 
Resolution # PC-2023-07- 
Moved by:  
Support by:  
 
RESOLVED, The Planning Commission hereby recommends to the City Council that 
the proposed Estates of Eckford Site Condominium 26 units/lots, South side of Eckford, 
West of Rochester (Parcels 88-20-15-252-028, -002, -036, -037, -004, -005), Section 
15, approximately 7.56 acres in size, Currently Zoned R-1C (One Family Residential) 
District, be (granted, subject to the following conditions): 
 

1. Applicant to obtain EGLE wetland permit prior to Final Engineering Approval.  
2. Applicant flip the driveway location of unit/lot 5 to not conflict with the proposed 

pedestrian crossing of Eckford. 
3. Applicant to provide site and rear elevations and building materials. 

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

 
MOTION CARRIED 
 
G:\SUBDIVISIONS & SITE CONDOS\SC_JPLN2023-0007_ESTATES OF ECKFORD_SITE CONDO\Proposed PC 
Resolution 2023 07 11.doc 



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

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

data are hereby notified that the source information represented should be consulted for verification.
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Benjamin R. Carlisle, President   Douglas J. Lewan, Executive Vice President   John L. Enos, Vice President 
David Scurto, Principal   Sally M. Elmiger, Principal   R. Donald Wortman, Principal 

Paul Montagno, Principal,   Megan Masson-Minock, Principal,    Laura Kreps, Senior Associate 
Richard K. Carlisle, Past President/Senior Principal 

 

Date: July 5, 2023 
 

 Preliminary Site Condominium   

For 
City of Troy, Michigan 

 
 

 
Project Name: Estates of Eckford 
 
Plan Date: May 25, 2023 
 
Location: Southeast corner of Eckford Drive and Tallman Drive  
 
Zoning: R-1C, One-family Residential District 
 
Action Requested: Preliminary Site Condominium Approval 
 
 
PROJECT AND SITE DESCRIPTION 

 
We are in receipt of a preliminary site plan application for a twenty-two (22) unit detached 
single-family development.  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 applicant is developing 6.26 acres 
of the site and maintaining 1.3 acres of the site as undeveloped wetland preserve area.  The 
development is directly across Eckford Drive from the recently approved Eckford Oaks cluster 
development.   
 
The applicant is also providing a 10-foot-wide public bike path/sidewalk along Tallman Drive 
and Eckford Drive.  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.   
 
The applicant is proposing multiple two-story options which range in size from a 3,245 to 3,650 
sq/ft.   
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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-two (22) detached single family condominium cluster development. 
 
Current Use of Subject Property: 
The subject property currently has four (4) single family homes.  
 
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 applicant has provided a wetland 
delineation report review from EGLE and the wetlands are regulated by 
EGLE.  If the preliminary site plan is approved, the applicant would be 
required to obtain an EGLE wetland permit prior to final site plan 
approval.   

 
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. 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 1887 inches 1887 inches 
Woodland 1782 inches 891 inches 
Preservation/Mitigation  Inches Preserved Credit 
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Landmark 551 inches 1102 inches 
Woodland 687 inches 1374 inches 
Total 302 inches required for replacement.   
 
Tree mitigation is shown on the landscape plan.  
 
Items to be addressed: Obtain EGLE wetland permit prior to final site plan approval.    
 
 

PREVIOUS PLAN 
 
A twenty-six (26) unit cluster development was previously submitted for the site.   
 

 
 
The previously submitted cluster plan was recommended for approval by the Planning 
Commission on a vote of 7-1.  However, it was denied by the City Council on a vote of 7-0.  
 
 

SITE ARRANGEMENT 
 
The proposed one-family cluster development consists of twenty-two (22) units.  Eight (8) of 
the lots are accessed off Eckford, and the remaining fourteen (14) lots are accessed from a 
new private road that is located off Tallman Drive.   The wetland along the eastern boundary 
is being preserved.  The smallest lot in size is 9,625 sq. ft and the average lot size is 10,602 sq. 
ft.  Applicant should flip the driveway location of lot 6 to not conflict with the proposed 
pedestrian crossing of Eckford. 
 
Items to be addressed: Flip the driveway location of lot 6 to not conflict with the proposed 
pedestrian crossing of Eckford. 
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AREA, WIDTH, HEIGHT, SETBACKS and REGULATORY FLEXIBILITY 

 
    
Table 4.06.C establishes the requirements for the R-1C District. The requirements and the 
proposed dimensions are as follows: 
 

*Applicant applying lot averaging as set forth in section 10.01 
 
The proposed site condominium meet all R-1C calculations.  
 
Items to be addressed: None  
 
SITE ACCESS AND CIRCULATION 

 
Vehicular 
Eight (8) of the lots are accessed off Eckford, and the remaining fourteen (14) lots are accessed 
from a new private road that is located off Tallman Drive.   The new private road is within a 
60-foot right-of-way.  
 
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 10-foot wide bike path/ sidewalk along all of 
Tallman Drive and most of Eckford Drive. 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.   
 

  Required: Provided: Compliance: 
Front 30 feet 30 feet Complies 

Rear 40 feet 40 feet Complies 

Side 10 feet / 20 feet 10 feet / 20 feet Complies 

Average Lot Size per 
Unit* 

10,500 sq.ft w.sewer / 9,450 
sq.ft w.lot averaging 

Average 10,602  /  Minimum 
9,625 sq.ft 

Complies 

Lot Width* 85 feet / 76.5 min with lot 
averaging  

85 feet average / 77 feet lot 
minimum  

Complies 

Maximum Height 2 ½ stories Complies  Complies  

Maximum Lot Area 
Covered by Buildings 

30% Complies Complies  

Minimum Floor Area 
per Unit 

1,400  sq/ft Complies Complies  
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Items to be Addressed:  None 
 
 
 
 
STORMWATER 

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

 
Landscaping requirements are regulated by Section 13.02.F.2.   
 

Frontage Required Provided Compliance 

Proposed Private 
Rd. 

One (1) deciduous tree for 
every 50 lineal feet. 
1432/50 = 29 trees  

29 trees Complies 

Eckford 

One (1) large evergreen 
tree per fifty (30) lineal 

feet. 
741 lf./30 lf = 25 evergreen 

trees Total of 35 new trees 
and 16 existing.   Complies  

Tallman  

One (1) large evergreen 
tree per fifty (30) lineal 

feet. 
447 lf./30 lf = 15 evergreen 

trees 
Overall 

Landscaping 20% 21.2% Complies  

Tree replacement 302 inches  302 inches Complies 

 
Items to be Addressed:  None. 
 
ELEVATIONS AND FLOOR PLANS 

 
The applicant is proposing multiple housing options which range in size from a 3,245 to 3,650 
sq/ft.  Front elevations were not provided.   However, side and rear elevations and materials 
were not provided.  
 
Items to be Addressed:  Provide side and rear elevations and materials.  
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SUBMITTAL REQUIREMENTS 

 
Section 10.02 sets forth the intent and standards for site condominium projects.   
 
1. Intent:  The intent of this Section is to regulate site condominium projects to ensure 
compliance with this Ordinance and other applicable standards of the City, to provide 
procedures and standards for review and approval or disapproval of such developments, and 
to insure that each project will be consistent and compatible with other developments in the 
community. 
 
The proposed site condominium project is consistent and compatible with other 
developments in the community.  The proposed development meets the intent of the Site 
Condominium section of the ordinance.  The development meets all zoning requirements.   
 
Section 10.02.E. regulates physical improvements associated with condominium projects.  It 
requires the following:  
 
1. Principal access and circulation through a site condominium shall be provided by public 
streets constructed to City standards, within sixty (60) foot wide rights-of-way. Secondary 
access and circulation through such developments, on which some of the residential parcels 
may have their sole frontage, may be provided by twenty-eight (28) foot wide streets 
constructed to City public street standards, within forty (40) foot private easements for public 
access. The applicant has provided a 60-foot wide public right-of-way.   All lots front on the 
new 60-foot right-of-way or front on the existing Eckford Drive.   
 
2. Principal access to site condominium of five (5) acres or less in area may be provided by way 
of twenty-eight (28) foot wide streets constructed to City public street standards, within forty 
(40) foot private easements for public access, when in the opinion of the City Council the 
property configuration is such that the provision of conforming dwelling unit parcels is 
impractical. Not applicable. 
 
3. All entrances to major or secondary thoroughfares shall include deceleration, acceleration 
and passing lanes as required by Engineering Standards of the City of Troy. Not applicable. 
 
4. Sidewalks shall be constructed, in accordance with City Standards, across the frontage of all 
dwelling unit parcels. Utilities shall be placed within street rights-of-way, or within easements 
approved as to size and location by the City Engineer. Satisfied. 
 
5. All shall be served by public water, sanitary sewer, storm sewer and detention/retention 
systems constructed to City standards, at the expense of the developer. Easements over these 
systems shall be conveyed and recorded before occupancy permits are issued for dwelling 
units. The applicant has proposed full utilities, but all proposed configurations and 
easements are subject to approval by the City engineering department. 
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As noted above, all condominium projects are subject to Section 8.05.A.7, which establishes 
the requirements for a preliminary site plan submittal.  Three additional requirements are 
specifically identified for residential projects. The three additional requirements, identified in 
8.05.A.7.o, include: 
 
i. Calculation of the dwelling unit density allowable and a statement of the number of dwelling 
units, by type, to be provided. Satisfied. 
 
ii. Topography on site and fifty (50) feet beyond, drawn at two (2) foot contour intervals, with 
existing drainage courses, flood plains, wetlands, and tree stands indicated. Satisfied. 
 
iii. The typical floor plans and elevations of the proposed buildings, with building height(s). 
Satisfied. 
 
Items to be Addressed: Planning Commission to consider if the site condominium standards 
have been met. 
 
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.  
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.  
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d. Design roofs that are appropriate to the architectural style of the building and 
create an appropriate visual exterior mass of the building given the context of 
the site.  

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

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

3. Enhance the character, environment and safety for pedestrians and motorists. 
a. Provide elements that define the street and the pedestrian realm.  
b. Create a connection between the public right of way and ground floor activities.  
c. Create a safe environment by employing design features to reduce vehicular 

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

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

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

 
Planning Commission to consider if the site plan standards and site condominium standards 
have been met. 
 
If the Planning Commission approves the preliminary site plan we recommend the following 
conditions:  

1. Applicant obtains EGLE wetland permit.  
2. Applicant flip the driveway location of lot 6 to not conflict with the proposed 

pedestrian crossing of Eckford. 
3. Applicant provides site and rear elevations and materials. 

 
 
 



 

memorandum 
 

 

Date: July 5, 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 22 detached single-family homes, 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).  
 

Land Use 

Number of Site-Generated Trips 

AM Peak Hour PM Peak Hour Daily 

In Out Total In Out Total In Out Total 

Single-Family  
Detached Residential 
(22 units) 

5 14 19 15 9 24 125 126 251 

 
During the morning (AM) peak hour, the proposed Estates of Eckford development is expected to generate 19 
new trips:  5 inbound (entering the site), and 14 outbound (exiting the site).  During the evening (PM) peak 
hour, the proposed site is expected to generate 24 new vehicle trips:  15 inbound (entering the site) trips, and 
9 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.  



STATE OF MICHIGAN

DEPARTMENT OF 
ENVIRONMENT, GREAT LAKES, AND ENERGY

LANSING

CONSTITUTION HALL • 525 WEST ALLEGAN STREET • P.O. BOX 30473 • LANSING, MICHIGAN 48909-7973 
Michigan.gov/EGLE • 800-662-9278 

GRETCHEN WHITMER
GOVERNOR

LIESL EICHLER CLARK
DIRECTOR

August 15, 2022 

VIA EMAIL AND U.S. MAIL 

Joe Maniaci 
Mondrian Properties 
50215 Schoenherr Road 
Shelby Township, Michigan 48315 

Dear Joe Maniaci: 

SUBJECT: Wetland Identification Report 
MiWaters Site Name: 63-500 Eckford Dr-Troy 
MiWaters WIP Application Submission Number: HPJ-VJ35-MN35Z 

The Department of Environment, Great Lakes, and Energy's (EGLE) Water Resources 
Division (WRD) conducted a Level 3 Wetland Identification Program (WIP) review of an 
assessment area consisting of approximately eight acres on property located in Town 
02N, Range 11E, Section 15; Troy (Figure 1) during August 4, 2022.  The review was 
conducted in accordance with Part 303, Wetlands Protection, of the Natural Resources 
and Environmental Protection Act, 1994 PA 451, as amended (NREPA); and Rule 4(1), 
Wetland Identification and Assessment (R 281.924), of the Administrative Rules for  
Part 303.  This is a report of our findings in response to your WIP application. 

Staff from the WRD reviewed pertinent information such as historical aerial imagery, 
topographic mapping data, soils survey data, and surface hydrology data.  The on-site 
investigation was conducted with your wetland consultant present and included a review 
of plants, hydrology, and soils.   

Staff confirm the wetland boundary lines delineated by your consultant. The site map 
(Figure 2) of the WIP assessment area was created by combining information from your 
consultant and the WRD.  The new map identifies areas containing regulated wetland 
and non-wetland (upland). 

All wetlands (i.e., Wetlands A, B, C, AA, BB), within the assessment area are regulated 
by the WRD because of wetland size and/or contiguity to a pond, lake, or stream.  For 
the areas [approx. 1.12 acres total on site] identified as regulated wetland on the site 
map Figure 2), please be advised that any of the following activities require a permit 
under Part 303:  

a) Deposit or permit the placing of fill material in a regulated wetland. 
b) Dredge, remove, or permit the removal of soil or minerals from regulated 

wetland. 



Joe Maniaci, Mondrian Properties 
Page 2 
August 15, 2022 

c) Construct, operate, or maintain any use or development in a regulated 
wetland. 

d) Drain surface water from a regulated wetland. 

For those areas identified as non-wetland (upland) on the site map (Figure 2), the WRD 
lacks jurisdiction under Part 303 for activities occurring there. 

This Wetland Identification Report is limited to findings pursuant to Part 303 and does 
not constitute a determination of jurisdiction under other programs administered by 
EGLE.  Any land use activities undertaken within the assessment area may be subject 
to regulation pursuant to the NREPA under the following programs: 

Part 91, Soil Erosion and Sedimentation Control 
Floodplain Regulatory Authority found in Part 31, Water Resources Protection 

Please be aware that this Wetland Identification Report does not constitute a 
determination of the jurisdiction under local ordinances or federal law.  The United 
States Army Corps of Engineers (USACE) retains regulatory authority over certain 
wetlands pursuant to Section 404 of the federal Clean Water Act (CWA), and 
specifically those wetlands associated with traditionally navigable waters of the state.  
Navigable waters are generally the Great Lakes, their connecting waters, and river 
systems and lakes connected to these waters.  In other areas of the state, the WRD is 
responsible for identification of wetland boundaries for purposes of compliance with the 
CWA under an agreement with the United States Environmental Protection Agency.  
Your assessment area is unlikely to be within those areas also regulated by the 
USACE.  Additional information may be obtained by contacting the USACE at 
313-226-2218. 

You may request the WRD reassess the wetland boundaries and regulatory status of 
wetlands within any portion of the assessment area, should you disagree with the 
findings, within 60 days of the date of this report.  A written request to reassess the 
Wetland Identification assessment area must be accompanied by supporting evidence 
with regard to wetland vegetation, soils, or hydrology that are different from, or in 
addition to, the information relied upon by WRD staff in preparing this report.  The 
request should be submitted to: 

Wetland Identification Program 
Department of Environment, Great Lakes, and Energy  
Water Resources Division 
P.O. Box 30458 
Lansing, Michigan 48909-7958 

Please use the MiWaters submission number assigned to this project site if submitting a 
permit application or otherwise corresponding with our office. 



Joe Maniaci, Mondrian Properties 
Page 3 
August 15, 2022 

The findings contained in this report do not convey, provide, or otherwise imply approval 
of any governing act, ordinance, or regulation, nor does it waive the obligation to 
acquire any applicable federal, state, county, or local approvals.  This Wetland 
Identification Report is not a permit for any activity that requires a permit from EGLE. 

The findings contained in this report are binding on EGLE until August 15, 2025, a 
period of three years from the date of this Wetland Identification Report unless a 
reassessment has been conducted.  Please contact me at GyekisK@Michigan.gov; 
517-243-5002; or EGLE, P.O. Box 30458, Lansing, Michigan 48909-7958, if you have 
any questions regarding this report. 

Sincerely, 

Keto Gyekis 
Wetland Identification Program Coordinator 
Water Resources Division 

Enclosures 
cc: Oakland County Soil Erosion Enforcement Agent (CEA) 

Oakland County Health Department 
Troy Clerk 
Dana Knox, ASTI Environmental 
Andy Hartz, EGLE  
Sue Tepatti, EGLE 
Patrick Durack, EGLE 
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Sources: Esri, HERE, Garmin, USGS, Intermap, INCREMENT P, NRCan, Esri Japan, METI, Esri China
(Hong Kong), Esri Korea, Esri (Thailand), NGCC, (c) OpenStreetMap contributors, and the GIS User
Community

Map created: August 2022
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Estates of Eckford Fact Sheet 

Development 

• 7.56 +/- Acres Site 
• Zoning R-1C  
• 22 Single Family Homes 
• Colonial Home Styles 
• Sizes from 3200 Square Feet and Above 
• Development Start Winter/Spring 23/24 
• 30 Month Construction Period 
• Off Site Model Homes Initially 

 
 

Green Space 

• Preservation of 1.3 Acres of Natural Features 
• Wetland Protection Plan 
• Buffer Zone to the East 
• Tree Replacement Plan  
• Part of Troy Community Walking Trails 

Contact Information 

• Anita Khzouz 
• E-mail: administration@mondrianproperties.com 
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Builder reserves the right to make changes in prices, specification, materials, floor plans or elevations without notice. All dimensions are 
approximate. All floor plans and elevations have copy rights. Renderings are conceptual and may vary. Revised 6.30.23

*ALL BAY WINDOWS ARE OPTIONAL 



 

THE HALLMARK & RESERVE 

 

FRONT ELEVATION #7   

 

FRONT ELEVATION #8  

Builder reserves the right to make changes in prices, specification, materials, floor plans or elevations without notice. All dimensions are 
approximate. All floor plans and elevations have copy rights. Renderings are conceptual and may vary. Revised 6.30.23

*ALL BAY WINDOWS ARE OPTIONAL 



RESERVE
3,245 sq.ft

Builder reserves the right to make changes in prices, speci�cation, materials, �oor plans or elevations without notice. 
All dimensions are approximate. Garage sizes may very per home site. All �oor plans and elevations have copy rights. 

Renderings are conceptual and may vary. Revised 5.10.23
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Builder reserves the right to make changes in prices, speci�cation, materials, �oor plans or elevations without notice. 
All dimensions are approximate. Garage sizes may very per home site. All �oor plans and elevations have copy rights. 

Renderings are conceptual and may vary. Revised 5.10.23

RESERVE
HALLMARK
3,335 sq.ft.
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TYPICAL REAR & SIDE ELVEATIONS



 

HALLMARK,RESERVE & HIGH PARK
MATERIALS LIST FOR ESTATES of ECKFORD

 

 

 

Builder reserves the right to make changes in prices, specification, materials, floor plans or elevations without notice. All dimensions are 
approximate. All floor plans and elevations have copy rights. Renderings are conceptual and may vary. Revised 6.30.23

*ALL BAY WINDOWS ARE OPTIONAL 

Mondrian is proud to locally sourced products and materials when possible 
in building our new homes. We o�er many selection in every catagory to 
allow our homes to be customized to our clients taste. Below is what will 
be provided on every home in the Estates of Eckford.
 

BRICK:   First Floor-Various Types

BRICK & 
STONE:  Front Elevation Per Plan-Various Types

Siding:   Second Floor Sides & Rear: Hardi Plank 
   Siding-Various Colors

Roof:   Dimensional Shinlges-Various Colors

Trim:   Throughout-Wood-Various Colors

Window:   Thoughout-Vinyl-Various Colors 

Accents:   Metal
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