
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 

   

August 8, 2023 7:00 P.M. Council Chambers 
   

 
1. ROLL CALL 
 
2. APPROVAL OF AGENDA 
 
3. APPROVAL OF MINUTES – July 11, 2023  
  
4. PUBLIC COMMENT  – For Items Not on the Agenda 
 

 
PRELIMINARY SITE PLAN APPROVAL 

 
5. PRELIMINARY SITE PLAN REVIEW (File Number SP JPLN2023-0014) – Proposed 

Estates of Brook Hollow No. 2 Site Condominium, 3 units/lots, South of Lamb Road, East 
of Rochester (Parcels 88-20-14-351-104 and 88-20-14-376-047), Section 14, Currently 
Zoned R-1C (One Family Residential) District 

 
6. PRELIMINARY SITE PLAN REVIEW (File Number SP JPLN2023-0001) – Proposed New 

Tower Troy Office Building Elevations, East side of Troy Center Drive, South of Big 
Beaver, 755 Big Beaver Road (PIN 88-20-28-101-067), Section 28, Currently Zoned BB 
(Big Beaver) District 

OTHER ITEMS 
 
 
7. PUBLIC COMMENT- For Items on the Agenda 
 
8. PLANNING COMMISSION COMMENT 
 
9.  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 July 11, 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 
Alan Motzny, Assistant City Attorney 
Kathy L. Czarnecki, Recording Secretary 
 

2. APPROVAL OF AGENDA 
 
Resolution # PC-2023-07-041 
Moved by: Krent 
Support by: Buechner 
 

RESOLVED, To approve the Agenda as prepared. 
 

Yes: All present (9) 
 

MOTION CARRIED 
 
3. APPROVAL OF MINUTES – June 27, 2023 

 
Chair Lambert announced that at the June 27, 2023 Planning Commission meeting Article 
VII, Section 5.D., of the Planning Commission Bylaws was revised. With a majority vote 
of the Planning Commission members present and under appropriate circumstances, 
public speaker(s) are allowed an additional time to speak above the limited three (3) 
minutes rule. 
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Resolution # PC-2023-07-042 
Moved by: Fox 
Support by: Malalahalli 
 

RESOLVED, To approve the minutes of the June 27, 2023 Regular meeting as submitted. 
 

Yes: All present (9) 
 

MOTION CARRIED 
 
4. PUBLIC COMMENT – For Items Not on the Agenda 

 
There was no one present who wished to speak. 

 
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 
 
Mr. Carlisle reviewed the Preliminary Site Plan application for Eckford Site Condominium. 
Mr. Carlisle said the application is for a by-right site condominium project and meets all 
requirements of the Zoning Ordinance. He addressed the number of proposed units, 
range of square footage and style of homes, existing wetland and tree mitigation and 
access and circulation. Mr. Carlisle said the applicant is providing a 10-foot-wide bike 
path/sidewalk along Tallman Drive and Eckford Drive that would continue the path that 
starts at the Daisy Knight Dog Park on Livernois through to the Department of Public 
Works (DPW) to the north. Mr. Carlisle said the applicant must obtain an EGLE 
(Environment, Great Lakes & Energy) wetland permit before Final Site Plan approval. He 
reported the applicant submitted six different elevations and, as requested, side and rear 
elevations and building materials in a late submittal to the Planning Department. 
 
Mr. Carlisle said the applicant was before the Planning Commission on February 14, 2023 
for consideration of a Cluster development application for the same parcels, at which time 
the Planning Commission forwarded to City Council a recommendation of approval. The 
City Council unanimously denied the Cluster development application at their April 10, 
2023 meeting. 
 
Mr. Carlisle asked the Planning Commission to consider in its deliberation if the Site Plan 
Review Design Standards and Site Condominium Standards have been met. He 
recommended the following conditions should the Planning Commission grant approval 
of the Preliminary Site Plan application: 

• The applicant obtains an EGLE wetland permit. 

• The applicant flips the driveway location of Lot 6 to not conflict with the proposed 
pedestrian crossing of Eckford. 
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The Board acknowledged receipt of a written communication from resident at 613 Thurber 
expressing potential negative impact on his property as relates to the wetland 
designation, orientation of the cul-de-sac, existing standing water and preservation of an 
existing 200+ year-old landmark oak tree. 
 
There was discussion among administration, some comments related to: 

• Preservation of existing 200+ year-old landmark oak tree. 

• Opportunity to improve storm water management on site. 

• Confirmation on lot number to be flipped for pedestrian path (Lot 6). 

• Administration acknowledged no concerns communicated from either EGLE or DPW 
regarding traffic or number of driveways. 

• Orientation of cul-de-sac as relates to wetland. 

• Percentage/acreage of green space, wetland. 

• Comparison of previously considered Cluster development plan as relates to 
percentage of wetland preserved, open space, number of lots. 

 
Mr. Carlisle briefly reviewed the process for which the applicant would pursue to obtain a 
permit from EGLE. He said the City does not control or mitigate wetlands. 
 
Mr. Savidant explained non-regulated and State regulated wetlands. He said it is his 
understanding that EGLE will hold a public hearing on the wetland permit request should 
residents want to comment on the application. Mr. Savidant also stated that should EGLE 
make modifications to the plan, the applicant would come back to the Planning 
Commission for consideration. 
 
Jim Eppink of J Eppink Partners, Inc. was present to represent Mondrian Properties. Mr. 
Eppink addressed the EGLE permit process for mitigation of the existing wetland. He said 
a permit was granted for the proposed Cluster development plan and assumes one will 
be granted for this application because it is similar in nature. Mr. Eppink said EGLE would 
most likely ask the developer to buy credits for certified wetland banks to obtain a permit. 
Mr. Eppink addressed lot sizes, style of homes and the 10-foot-wide sidewalk/path as a 
site amenity. He said the developer is agreeable to flip the driveway on Lot 6. He assured 
the Board that the 200+ year-old landmark oak tree would be preserved and not impacted 
by construction on site. 
 
There was discussion, some comments related to: 

• Style of homes; two-story, no ranches. 

• Adding a reference sign to the 200+ year-old landmark oak tree. 

• Site Plan Review Design Standards as relates to amenities provided by applicant. 

• EV charging stations; developer might be amenable to provide at point of home 
purchase. 

• Differences between previously considered Cluster development plan and subject 
application, as relates to number of lots, size of lots, density, home square footage, 
percentage of open space. 
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Mr. Carlisle said the list of amenities in the Site Plan Review Design Standards apply to 
all applications but are sometimes based on the type of development. He said the 
applicant is not required to provide an amenity but has offered to provide the 
sidewalk/path. 
 
Chair Lambert opened the floor for public comment. 
 

• Anthony Kapas, 501 Eckford; asked for confirmation application meets all 
requirements, expressed concerns with negative impact on neighborhood during 
construction phases. 

• Greg Schaff, 613 Thurber; said cul-de-sac is further south and affects more wetland 
than pointed out by administration; addressed potential negative impact on 
neighborhood, cul-de-sac and existing wetland; addressed concerns with existing 
standing water and damage to root structure of landmark oak tree. 

• Russell Crawshaw, 627 Thurber; addressed overlay of wetland as relates to Lots 9 
and 22; expressed concerns with destruction of trees, existing standing water and 
noise from the cul-de-sac. 

 
Chair Lambert closed the floor for public comment. 
 
Mr. Carlisle confirmed the application requires no variances of the Zoning Ordinance 
requirements and that the applicant must obtain an EGLE permit prior to Final Site Plan 
approval. 
 
Mr. Savidant addressed concerns expressed during the development construction 
phases. He said the City Engineering department determines management of 
construction traffic and monitors site conditions. Mr. Savidant informed residents that 
construction hours are Monday through Saturday, 7 a.m. to 8 p.m. Mr. Savidant assured 
residents that appropriate measures will be taken by the project landscape architect and 
project civil engineer to preserve the landmark tree. He said it is a Zoning Ordinance 
requirement that development cannot negatively impact surrounding neighbors, and 
there’s potential that the development might correct any existing drainage problems. 
 
In response to a question by Mr. Fox, Mr. Eppink said the developer did not consider a 
redraft of a Cluster development plan. He said after much discussion by the City Council 
in its deliberation of the Cluster development application, it was clear to the developer 
that going for a straight site plan condominium application would be best. Mr. Eppink said 
they will do proper engineering but noted the wetland will continue to be a functioning 
wetland and remain wet. 
 
Ms. Perakis shared her perspective of the City Council consideration of the Cluster 
development application. 
 
Several members shared disappointment that the Cluster development plan did not get 
approved. 
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Resolution # PC-2023-07-043 
Moved by: Krent 
Seconded by: Faison 
 

RESOLVED, That Preliminary Site Condominium Approval, pursuant to Article 8 and 
Section 10.02 of the Zoning Ordinance, as requested for the 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, approximately 7.56 acres in 
size, Currently Zoned R-1C (One Family Residential) district, be granted, subject to the 
following conditions: 
 

1. The applicant is to obtain the EGLE wetland permit prior to Final Engineering 
Approval. 

2. The applicant is to flip the driveway on unit/lot 6 so it is less in conflict with the 
proposed pedestrian crossing of Eckford. 

 

Yes: All present (9) 
 

MOTION CARRIED 
 

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

There was no one present who wished to speak. 
 
7. PLANNING COMMISSION COMMENT 

 
Mr. Savidant said so far Board members Lambert, Krent and Fox signed up to attend the 
Michigan Association of Planning Annual Conference in October. He asked other 
members to let him know if they have an interest in attending. 
 
Mr. Savidant reported there are no items to be placed on the regularly scheduled July 25, 
2023 Planning Commission meeting agenda and suggested the Board might consider 
canceling the meeting. 
 
Resolution # PC-2023-07-044 
Moved by: Buechner 
Seconded by: Perakis 
 

RESOLVED, To cancel the July 25, 2023 Regular meeting. 
 

Yes: All present (9) 
 

MOTION CARRIED 
 
There was a brief discussion on whether to reconsider including calculations of regulated 
wetlands within the open space requirement for Cluster developments. 
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8. ADJOURN 

 
The Regular meeting of the Planning Commission adjourned at 8:14 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 07 11 Draft.docx 



 

 

ITEM #5 



  PC 2023.08.08 
  Agenda Item # 5 

 

 
 
 
DATE: July 31, 2023 
 
TO: Planning Commission 
 
FROM: R. Brent Savidant, Community Development Director 
 
SUBJECT: PRELIMINARY SITE PLAN REVIEW (File Number SP JPLN2023-0014) – 

Proposed Estates of Brook Hollow No. 2 Site Condominium, 3 units/lots, South of 
Lamb Road, East of Rochester (Parcels 88-20-14-351-104 and 88-20-14-376-047), 
Section 14, Currently Zoned R-1C (One Family Residential) District 

 
The petitioner Mondrian Properties submitted the above referenced Preliminary Site Plan 
application for a 3-unit site condominium, comprised of one family detached homes (plus a lot to 
be used for stormwater detention). The Planning Commission is authorized to approve Preliminary 
Site Plans for site condominiums.  
 
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. 

 
G:\SITE PLANS\SP_JPLN2023-0014_ESTATES OF BROOK HOLLOW NO. 2\PC Memo 2023 08 08.docx 



PROPOSED RESOLUTION 
 
 
PRELIMINARY SITE PLAN REVIEW (File Number SP JPLN2023-0014) – Proposed 
Estates of Brook Hollow No. 2 Site Condominium, 3 units/lots, South of Lamb Road, 
East of Rochester (Parcels 88-20-14-351-104 and 88-20-14-376-047), Section 14, 
Currently Zoned R-1C (One Family Residential) District 
 
Resolution # PC-2023-08- 
Moved by:  
Support by:  
 
RESOLVED, That Preliminary Site Condominium Approval, pursuant to Article 8 and 
Section 10.02 of the Zoning Ordinance, as requested for the proposed Estates of Brook 
Hollow Condominium 3 units/lots, South of Lamb, East of Rochester (Parcels 88-20-14-
351-104 and 88-20-14-376-047, Section 14, approximately 1.305 acres in size, 
Currently Zoned R-1C (One Family Residential) District, be (granted, subject to the 
following conditions): 
 

1. Stamp landscape plan by licensed Landscape Architect. 
2. Stamp tree survey by licensed Landscape Architect or certified Arborist.  

 
__________________________________________________________) 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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 Date:  July 19, 2023 
 
 

Preliminary Site Plan Approval for a  
Site Condominium Plan 

For 
City of Troy, Michigan 

 
 
 

 
Applicant: Mondrian Homes 
 
Project Name: Estates of Brook Hollow Phase 2 Addition  
 
Plan Date: July 4, 2023 
  
Location: South of Lamb Road and north of Wattles Road  
 
Zoning: R1-C, One-Family Residential District 
 
Action Requested: Preliminary Site Condominium Approval 
 
 
PROJECT AND SITE DESCRIPTION 

 
In November 2016, the Planning Commission approved a twenty-nine (29) lot single family site 
condominium site plan.  As part of that approved plan, Bloomingdale Drive was stubbed to allow for future 
development.  The applicant is seeking to extend Bloomingdale Drive to add an additional three (3) 
housing lots and one (1) lot for detention.   It is not clear if this development will have its own homeowners 
association or be part of an existing one.  
 
The proposed four (4) lots are on a 1.3-acre parcel.  The property is zoned R1-C, One-Family Residential 
and the proposed site condominium use is permitted by-right.  The lots meet all R1-C district 
requirements.   
 
The applicant has identified a total of 15 trees on the site, or within grading the area of the site.   Of the 
15 trees, two (2) are regulated including two (2) landmark trees. The applicant is removing one (1) and 
providing 21 inches of new trees for mitigation. 
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Location of subject site: 
 
 

 
Size of subject property: 
1.3 acres in area 
 
Current use of subject property: 
Vacant 
 
Proposed use of subject site: 
The proposed use is single-family residential site condominium 
 
Current Zoning: 
The property is currently zoned R-1C, One Family Residential District. 
 
Surrounding Property Details: 
 

Direction Zoning Use 
North R-1C, One-family Residential District Single-family homes 
South R-1C, One-family Residential District Single-family homes 
East R-1C, One-family Residential District Single-family homes 
West R-1C, One-family Residential District Single-family homes 
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NATURAL RESOURCES 

  
Topography - The site is flat.   
 
Woodlands/Landmark Trees – The applicant has identified a total of 15 trees on the site, or within grading 
area of the site.   Of the 15 trees, 2 are regulated including two (2) landmark trees. The applicant is 
removing one (1) tree and providing 21 inches of new trees for mitigation.  The Woodland Plan must be 
stamped by a certified landscape architect/ or arborist.  

Wetlands/Flood Plain – There are no wetlands on the site.  The site does not lie within the 100-year 
floodplain.  
 
Items to be Addressed: None. 
 
SITE ARRANGEMENT, ACCESS, AND CIRCULATION 

 
All lots meet the minimum lot area for the R-1C district, are regular in shape, allow for adequate setbacks, 
and permit sufficient space for the homes and ingress and egress for each unit.   All lots are accessed off 
the extension to the approved Bloomingdale Drive.   A five (5) foot sidewalk is located adjacent to the new 
lots and will connect internally to the previously approved site condominium.   
 
The extended Bloomingdale Drive will be stubbed to allow for future development to the west.  
 
Items to be Addressed:  None 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Estate of Brook Hollow Phase 2 
July 19, 2023 

4 

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

*to be confirmed by the building department through the building permit process.   
 
The proposed site condominium meets all R-1C calculations.  
 
Items to be addressed: None  
 
SITE ACCESS AND CIRCULATION 

 
Vehicular 
Bloomingdale Drive will be extended.  
 
Pedestrian  
The extended Bloomingdale Drive will have five (5) foot sidewalk on both sides.   
 
Items to be Addressed:  None 
 
LANDSCAPING 

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

Frontage Required Provided Compliance 

Bloomingdale Drive  One (1) deciduous tree for 
every 50 lineal feet. 8 trees Complies 

  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 10,530  /  Minimum 
9,581 sq.ft 

Complies 

Lot Width 85 feet / 76.5 min with lot 
averaging  

95 feet average / 80.5 feet lot 
minimum  

Complies 

Maximum Height 2 ½ stories Must Comply* Must Comply* 

Maximum Lot Area 
Covered by Buildings 

30% Must Comply* Must Comply* 

Minimum Floor Area 
per Unit 

1,400  sq/ft Must Comply* Must Comply* 
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381/50 = 8 trees  

Mitigation  21 inches 24 inches  Complies  

 
Landscape plan must be stamped by licensed landscape architect.  
 
Items to be Addressed:  Stamp landscape plan by licensed landscape architect. 
 
ELEVATIONS AND FLOOR PLANS 

 
The applicant has provided two (2) elevation types.   
 
Items to be Addressed:  None 
 
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, and more importantly adjacent properties.  The proposed development 
meets the intent of the Site Condominium section of the ordinance.  
 
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.    
 
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. Road 
to be extended as a City public street that meets all requirements.   
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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. 
 
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.  
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c. Building design shall achieve a compatible transition between areas with different 
height, massing, scale, and architectural style. 

 
2. Development shall incorporate the recognized best architectural building design practices. 

a. Foster a lasting impact on the community through the provision of high quality 
design, construction, and detailing.  

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

c. Develop buildings with creativity that includes balanced compositions and forms.  
d. Design roofs that are appropriate to the architectural style of the building and 

create an appropriate visual exterior mass of the building given the context of the 
site.  

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

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

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

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

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

 
Items to be Addressed: Planning Commission to consider if 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 should clarify if this development will have its own homeowners association or 
be part of an existing one.  

2. Stamp landscape plan by licensed landscape architect. 
3. Stamp tree survey by licensed landscape architect or certified arborist.  
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V 

Estates of Brookhollow No. 2



 
 
 
 
To:  City of Troy, Planning Department 
From:  Mondrian Properties 
Re:  Estates of Brookhollow No. 2 
 
 
Dear Members of the Planning Commission, 
 
We are pleased and honored to present Estates of Brookhollow No. 2, 3 Unit Single 
Family residences. Our plan intends to extend Estates of Brookhollow to include 3 
additional homesites.  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 projects. We feel confident that we will be able to manage this project 
with great respect, care, and integrity for the surrounding community.   
 

Best Regards,  
 
 
Joseph Maniaci 
Mondrian Properties 
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THE HALLMARK & RESERVE 

 
FRONT ELEVATION # 1   

 

FRONT ELEVATION #2   

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 #3  

 

FRONT ELEVATION #4  

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 



TYPICAL REAR & SIDE ELVEATIONS



 

HALLMARK & RESERVE 
MATERIALS LIST FOR BROOK HOLLOW II

 

 

 

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 

allow our homes to be customized to our clients taste. Below is what will 
be provided on every home in the Brook Hollow II.
 

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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  Agenda Item # 6 

 

 
 
 
DATE: July 31, 2023 
 
TO: Planning Commission 
 
FROM: R. Brent Savidant, Community Development Director 
 
SUBJECT: PRELIMINARY SITE PLAN REVIEW (SP JPLN2023-0001) - Proposed New 

Tower Troy Office Building Elevations, East side of Troy Center Drive, South of 
Big Beaver, 755 Big Beaver Road (PIN 88-20-28-101-067), Section 28, Currently 
Zoned BB (Big Beaver) District 

 
On May 23, 2023, the petitioner PEA Group was granted Preliminary Site Plan application for 
New Tower Troy, a proposed 7-story office building and 4-story parking deck located on the PNC 
Bank site. The approval resolution included the following condition:  
 

“The applicant intends to return to the Planning Commission regarding the architectural 
design of the building in compliance with Zoning Ordinance Section 5.04 E. Big Beaver 
Design Standards and Section 8.06 Site Plan Review Standards”. 

 
Project Architect Robert Szantner of Yamasaki submitted the following office building elevations 
and color rendering for Planning Commission consideration. 
 
 
Attachments: 

1. Maps 
2. Elevations and renderings 
3. Minutes from May 23, 2023 Planning Commission Regular meeting (excerpt) 
4. Preliminary Site Plan (approved May 23, 2023) 

 
G:\SITE PLANS\SP_JPLN2023-0001_NEW TROY TOWER\PC Memo 2023 08 08.docx 



PROPOSED RESOLUTION 
 
 
PRELIMINARY SITE PLAN REVIEW (SP JPLN2023-0001) - Proposed New Tower Troy Office 
Building Elevations, East side of Troy Center Drive, South of Big Beaver, 755 Big Beaver Road 
(PIN 88-20-28-101-067), Section 28, Currently Zoned BB (Big Beaver) District 
 
Resolution # PC-2023-08- 
Moved by: 
Seconded by: 
 
RESOLVED, That Preliminary Site Plan Approval, pursuant to Article 8 of the Zoning 
Ordinance, as requested for the proposed New Tower Troy Office Building Elevations, located 
on the East side of Troy Center Drive, South of Big Beaver, Section 28, Zoned BB (Big 
Beaver) District, be granted (subject to the following): 
 
 ) or 
 
(denied, for the following reasons:  ) or 
 
(postponed, for the following reasons:  ) 

 
Yes: 
No: 
 
MOTION CARRIED/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.

1,148

1:

Feet1,1480 574



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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REVISIONS

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

NORTH

--

PROJECT TITLE

CLIENT

NEW TOWER
TROY
755 W BIG BEAVER ROAD
CITY OF TROY, OAKLAND COUNTY, MI

YAMASAKI, INC.
3011 WEST GRAND BOULEVARD
CITY OF TROY, OAKLAND COUNTY, MICHIGAN

ORIGINAL ISSUE DATE:
APRIL 28, 2023
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