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MICHIGAN

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

September 12, 2023 7:00 P.M. Council Chambers

1. ROLL CALL

2. APPROVAL OF AGENDA

3. APPROVAL OF MINUTES - August 22, 2023

4. PUBLIC COMMENT - For Items Not on the Agenda

REZONING

5. PUBLIC HEARING — REZONING REQUEST (File Number Z JPLN2023-0016) —
Proposed Encore Development Rezoning, East side of Todd, south of Big Beaver (PIN
88-20-29-226-019 & -020), Section 29, From R-1C (One Family Residential) and P
(Vehicular Parking) to BB (Big Beaver) Zoning District.

OTHER ITEMS

6. PUBLIC HEARING — REVISED PRELIMINARY SITE PLAN AND AMENDMENT TO
CONDITIONAL REZONING AGREEMENT (JPLN2023-0018) — Proposed Homestead Site
Condominiums, East side of Livernois, north of Big Beaver (PIN 88-20-22-301-007, -008 & -
009), Section 22, Zoned RT (One Family Attached Residential) Zoning District.

7. PUBLIC COMMENT- For Items on the Agenda

8. PLANNING COMMISSION COMMENT

9. ADJOURN

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

Televised Live, Government Channel WTRY (10 WideOpenWest and 17 Comcast) Replayed Wednesdays 3:00 pm, 6:00 pm and 11:00 pm


mailto:clerk@ci.troy.mi.us

PLANNING COMMISSION REGULAR MEETING - DRAFT

Chair Lambert called the Regular meeting of the Troy City Planning Commission to order
at 7:00 p.m. on August 22, 2023, in the Council Board Room 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:

R. Brent Savidant, Community Development Director
Salim Huerta Jr., Commercial Project Collaborator
Julie Quinlan Dufrane, Assistant City Attorney

Kathy L. Czarnecki, Recording Secretary

APPROVAL OF AGENDA

Resolution # PC-2023-08-049
Moved by:  Fox
Support by:  Krent

RESOLVED, To approve the Agenda as prepared.
Yes: All present (9)
MOTION CARRIED

APPROVAL OF MINUTES — August 8, 2023

Resolution # PC-2023-08-050
Moved by:  Perakis
Support by: Buechner

RESOLVED, To approve the minutes of the August 8, 2023 Regular meeting as

submitted.
Yes: All present (9)
MOTION CARRIED

AUGUST 22, 2023



PLANNING COMMISSION REGULAR MEETING - DRAFT AUGUST 22, 2023

4, PUBLIC COMMENT - For Items Not on the Agenda

Chair Lambert acknowledged there was no one present from the public to speak.
REPORT

5. NEIGHBORING COMMUNITY SUSTAINABILITY REPORT

Mr. Savidant referenced Resolution #PC-2023-06-040 passed at the June 27, 2023 Planning
Commission Regular meeting to generate the Neighboring Community Sustainability Report.
He addressed what the administration understood the intent of the Resolution to be, the
approach taken and the scope of the report. Mr. Savidant identified the neighboring
communities used in the comparison of Troy’s Zoning Ordinance.

Mr. Savidant introduced Salim Huerta Jr. who was tasked with the assignment.

Mr. Huerta addressed the color legend of the table summarizing the report findings,
general trends within Best Management Practices (structural and non-structural), Low
Impact Development Manual provided by SEMCOG, definitions of various terms used in
the report and the relationship between the Zoning Ordinance and Building Codes. Mr.
Huerta stated the City cannot place stricter requirements on construction above the
Building Code requirements but can incentivize certain practices beyond the minimum
requirements of the Building Codes.

Mr. Savidant addressed the City’s Sustainable Design Review Committee (SDRC) and
gave examples of Sustainable Design Projects (SDP) reviewed and approved since the
inception of the committee.

There was discussion, some comments related to:

Alternative resources outside of the Zoning Ordinance.

Best Management Practices.

Cluster development option incentive commonly utilized.

Hypothetical examples of what might be considered incentives.

Time and costs associated with sustainable elements.

The administration encourages developers to incorporate sustainable elements during
pre-application meetings.

Relationship of specific sustainable elements and justification of their outcomes.

City participation in going green would encourage going green throughout the community.
Potential for green-friendly municipal buildings in future.

City Council Special Meeting, September 11, 2023, to discuss sustainability plan.
EECBG (Energy Efficiency and Conservation Block Grant) application.

Participation in/relationship to State legislative green elements.

Potential to invest in consulting services to provide the City with sustainability plan.
Incentives as relates to diverse geographic settings.



PLANNING COMMISSION REGULAR MEETING - DRAFT AUGUST 22, 2023

e Incentives relating to repurposing vacant buildings.
e Grid/point system applied to Site Plan applications.
e SDRC engagement to promote sustainability.

Mr. Savidant said he would update members on the City Council Special Meeting
scheduled for September 11.

Board members commended Mr. Huerta for an outstanding report and presentation.

OTHER ITEMS

6. PUBLIC COMMENT - For Items on the Agenda

Chair Lambert acknowledged there was no one present from the public to speak.

7. PLANNING COMMISSION COMMENT

There were general comments, some relating to:

e Protecting riparian buffer areas; natural vegetation along the Rouge River.

e Reminder of MAP (Michigan Association of Planners) gathering on August 24, 2023
at Northern Lights Lounge in Detroit.

e Planning Commission Regular meeting dates.

¢ Nameplates for Members Fox, Buechner and Malalahalli.

Mr. Savidant announced that City Council granted the release of the Draft Master Plan
for the 63-day review period at their August 21, 2023 meeting. He addressed minor
changes that the City Council made to the draft document.

8. ADJOURN

The Regular meeting of the Planning Commission adjourned at 8:22 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 08 22 Draft.docx
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DATE: September 6, 2023
TO: Planning Commission
FROM: R. Brent Savidant, Community Development Director

SUBJECT: PUBLIC HEARING — REZONING REQUEST (File Number Z JPLN2023-
0016) — Proposed Encore Development Rezoning, East side of Todd,
south of Big Beaver (PIN 88-20-29-226-019 & -020), Section 29, From R-
1C (One Family Residential) and P (Vehicular Parking) to BB (Big Beaver)
Zoning District.

The applicant Encore Big Beaver, LLC seeks rezoning of the subject parcel from R-1C
(One Family Residential) and P (Vehicular Parking) to BB (Big Beaver) Zoning District.
The parcel is 1.49 acres in area.

The Master Plan classifies the parcels as Big Beaver Road.

The attached report prepared by Carlisle/Wortman Associates, Inc. (CWA), the City’s
Planning Consultant, summarizes the rezoning request. CWA prepared the report with
input from various City departments including Planning, Engineering, Public Works and
Fire Department. City Management supports the findings of fact contained in the report
and agrees with the recommendation.

Attachments:
1. Maps
2. Report prepared by Carlisle/Wortman Associates, Inc.
3. Rezoning application

PC 2023.09.12
Agenda ltem #5



PROPOSED RESOLUTION

PUBLIC HEARING — REZONING REQUEST (File Number Z JPLN2023-0016) —
Proposed Encore Development Rezoning, East side of Todd, south of Big Beaver (PIN
88-20-29-226-019 & -020), Section 29, From R-1C (One Family Residential) and P
(Vehicular Parking) to BB (Big Beaver) Zoning District.

Resolution # PC-2023-09-
Moved by:
Seconded by:

RESOLVED, That the Planning Commission hereby recommends to the City Council
that the R-1C and P to BB rezoning request, as per Section 16.03 of the City of Troy
Zoning Ordinance, located on the east side of Todd, south of Big Beaver (PIN 88-20-29-
226-019 & -020), within Section 29, being approximately 1.49 acres in size, be
GRANTED for the following reasons:

1. The proposed rezoning is consistent with the Master Plan

2. The proposed rezoning does not appear to cause or increase any nhon-
conformity.

3. If rezoned the property will be capable of accommodating service and facility
loads caused by use of the development.

4. The rezoning does not appear to impact public health, safety, or welfare.
5. The rezoning will ensure compatibility with adjacent uses of land.

Yes:
No:

MOTION PASSED / FAILED



e

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.

574 Feet




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.

574 Feet
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ASSOCIATES, INC.

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

Date: August 22, 2023

Rezoning Analysis
For
City of Troy, Michigan

Applicant: Jason Hamama

Project Name: Encore Development

Location: Northeast corner of Todd Drive and Butterfield Road
Zoning: R-1C, One-family residential and P, Parking district
Action Requested: Rezone to BB, Big Beaver district

SITE/PROJECT DESCRIPTION/CURRENT USE

The applicant is requesting to rezone two parcels at the northeast corner of Todd Drive and
Butterfield Road to BB, Big Beaver District. The site is just south of Big Beaver, west of Crooks.
The two parcels are currently zoned R-1C, One-family residential and P, Parking district. The
applicant also owns the three parcels to the north that abut Big Beaver (southeast corner of Big
Beaver and Todd). We note that the two parcels seeking a rezoning are adjacent to an O, Office
zoned parcel. The O, Office zoned parcel is not owned by the applicant and is not considered
part of the rezoning.

The applicant has been before the Planning Commission for a concept plan to develop the parcels
requested for rezoning in combination with the parcels adjacent to Big Beaver. However, a
formal application for the redevelopment of these sites has never been submitted.

For this application, the applicant is seeking a straight rezoning to BB, Big Beaver district and has
not indicate the intended future use of the property.



Encore Development
August 22, 2023

| D Parcels requested for rezoning

Parcels owned by same owner as
those requested for rezoning
(currently zoned BB)

D O, Office zoned parcel, not
owned by same owner and not

requested for rezoning

NEIGHBORING ZONING AND LAND USE

Zoning Apphcaﬂon City of Troy - Michigan - GIS Online

S

Enter Address Q, :

hd

About

Legend
Zoning

[C_1(PUD) Planned Unit Development

] (cF) Cammunity Facilities District

B (EP) Environmental Protection District
- (BB) Big Beaver Road (Form Based)
B (MR) Maple Road (Form Based)

I () Neighborhood Nodes (A-U)

I (CB) Commurity Business

[ (GB) General Business

I (8) Integrated Industrial Business District
[ (0) office Building District

[ (oM) Office Mixed Use

Bl () venicular Parking District

1 (rR-14) One Family Residential District
[1(r-1B) One Family Residential District
|:] (R-1C) One Family Residential District
[ (R-1D) One Family Residential District
[ (R-1E) One Family Residential District
{sii| (RT) One Family Attached Residential District

pH pPoL

B Esti Communit



Encore Development

August 22, 2023

The following chart compares zoning, future land use designation, and existing land use

surrounding the subject parcel.

Table 1. Neighboring Zoning and Land Use

Zoning Existing Land Use Future Land Use
(Master Plan)

Subject R-1C, One-family residential Vacant Big Beaver
Parcel

P, Parking district
North BB — Big Beaver Road FBC | Office / Restaurant / | Big Beaver

Parking

South MEF-Multiple Family Multiple Family Big Beaver
East MF-Multiple Family Multiple Family Big Beaver
West BB — Big Beaver Road FBC Parking / Stormwater Big Beaver

MASTER PLAN

The site and the

surrounding area are |

master planned for
Big Beaver.

We find that the
proposed rezoning is
consistent with the
City’s adopted

policies including the | I
Master Plan and the

Big Beaver Corridor
Study.

DEVELOPMENT POTENTIAL

Current Zoning

The current zoning of R-1C, One-family residential and P, Parking district would permit single
family residential, and parking for an associated use.
inconsistent with the Master Plan.

The existing zoning is limiting and




Encore Development
August 22, 2023

Proposed Zoning

The applicant has requested a straight rezoning. If the rezoning is approved, the site would be
allowed all the uses permitted in the BB, Big Beaver zoning district. The Big Beaver (BB) District
is intended to implement the policies set forth in the Big Beaver Corridor Study, Big Beaver
Design Guidelines, and the City’s Master Plan.

SITE PLAN

While the future use of the site is unknown, if the rezoning is approved, a future site plan would
be reviewed by the Planning Commission.

FINDING FOR REZONING

According to Rezoning Procedures in Section 16.03C, a rezoning may only be approved upon a
finding and determination that all of the following are satisfied:

1) The proposed rezoning is consistent with the Master Plan. If the current zoning is in
material conflict with the Master Plan. If the current zoning is in material conflict with the
Master Plan, such conflict is due to one of the following:

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

2) The proposed rezoning will not cause nor increase any non-conformity.

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

4) The rezoning will not impact public health, safety, or welfare.

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

RECOMMENDATIONS

Planning Commission should hold a public hearing, consider public testimony, consider the
standards for rezoning set forth in Section16.03, and make a recommendation to the City Council.




Encore Development
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CITY OF TROY
REZONING REQUEST APPLICATION

CITY OF TROY PLANNING DEPARTMENT REZONING REQUEST APPLICATION
500 W. BIG BEAVER $1,800.00

TROY, MICHIGAN 48084

248-524-3364 ESCROW FEE

FAX: 248-524-3382 $1,500.00

E-MAIL: planning@troymi.gov

NOTICE TO THE APPLICANT
REGULAR MEETINGS OF THE TROY PLANNING COMMISSION ARE HELD ON THE SECOND AND FOURTH TUESDAY
OF EACH MONTH AT 7:00 P.M. AT CITY HALL.

APPLICATIONS SHALL BE FILED NOT LATER THAN THIRTY (30) DAYS BEFORE THE SCHEDULED DATE OF THE
MEETING.

A PLANNING COMMISSION PUBLIC HEARING SHALL BE SCHEDULED FOLLOWING A DETERMINATION BY THE
PLANNING DEPARTMENT THAT THE APPLICATION IS COMPLETE.

PLEASE COMPLETE THE FOLLOWING:

1. NAME OF THE PROPOSED DEVELOPMENT: __Encore Development
(1) 1936 Butterfield; (2) No Address

2. ADDRESS OF THE SUBJECT PROPERTY:

3. CURRENT ZONING CLASSIFICATION: __R-1C and P
4 PROPOSED ZONING CLASSIFICATION: __BB (Big Beaver)
5. TAX ID NUMBER(S) OF SUBJECT PROPERTY:__88-20-29-226-019 and -020

6. APPLICANT FOR REZONING: OWNER OF THE SUBJECT PROPERTY:
NAME Jason Hamama NAME Same as Applicant
company Encore Big Beaver, LLC COMPANY
AppRess_ 1985 Big Beaver ADDRESS
city _Troy STATE_MI zIp 48083 cITY STATE ZIP
TELEPHONE __248.509.4773 TELEPHONE
e-malL  Jason@encoredevco.com E-MAIL
7 THE APPLICANT BEARS THE FOLLOWING RELATIONSHIP TO THE OWNER OF THE SUBJECT PROPERTY:
Same pa
“"_’_._—--'"-,

8. SIGNATURE OF THE PROPERTY OWNER:
BY THIS SIGNATURE, THE PROPERTY OWNER AZFFIORIZES PLACEMENT OF A SIGN ON THE PROPERTY
TO INFORM THE PUBLIC AS TO THIS REQUEST FOR REZONING.

9. SIGNATURE OF THE APPLICANT: L—

Rev. AUG 2021



REZONING APPLICATION CHECKLIST

A COMPLETE REZONING APPLICATION SHALL INCLUDE THE FOLLOWING:

[X] REQUIRED FEE

[X] ONE (1) HARD COPY OF THE SIGNED APPLICATION FORM

X] ONE (1) HARD COPY OF A CERTIFIED BOUNDARY SURVEY OF THE PROPERTY TO BE REZONED,
WHICH SHALL INCLUDE A LEGAL DESCRIPTION AND A SCALE DRAWING, PREPARED BY A
LICENSED LAND SURVEYOR

[] ONE (1) HARD COPY OF A PROPOSED SITE PLAN INDICATING THE SUBJECT PROPERTY AND THE

BUILDINGS / USES PROPOSED TO BE CONSTRUCTED
No development plan has been prepared

@ ONE (1) HARD COPY OF A STATEMENT INDICATING WHY, IN THE OPINION OF THE APPLICANT, THE
REZONING REQUESTED IS CONSISTENT WITH THE MASTER PLAN, AND WHY SUCH A REZONING IS
CONSISTENT WITH ADJACENT ZONING DISTRICTS AND USES, AND WILL NOT BE DETRIMENTAL TO THE
PROPERTY OF OTHER PERSONS LOCATED IN THE VICINITY

@ ONE (1) FLASH DRIVE CONTAINING AN ELECTRONIC VERSION OF THE COMPLETE REZONING
APPLICATION- EMAIL SUBMITTALS ARE ACCEPTABLE

NOTICE TO APPLICANT

PUBLIC HEARING NOTICES REGARDING REQUESTS FOR REZONING REQUESTS WILL BE SENT TO PROPERTY
OWNERS WITHIN 300 FEET OF THE SITE INVOLVED IN THE REQUEST. THE OPINIONS OF ADJACENT PROPERTY
OWNERS ARE TAKEN INTO CONSIDERATION BY THE PLANNING COMMISSION AND THE CITY COUNCIL IN THE
COURSE OF THEIR PUBLIC HEARINGS.

Rev. AUG 2021



Responses to Section 16.03C:

1. The proposed rezoning is consistent with the Master Plan. If the current zoning is in
material conflict with the Master Plan.

The future land use map and master plan designates this area for Big Beaver

District.

2. The proposed rezoning will not cause nor increase any non-conformity.
The proposed rezoning for R-1C and P will not cause nor increase any non-
conformity.

3. Public services and facilities affected by a proposed development will be capable of

accommodating service and facility loads caused by use of the development.

The proposed use will not have a significant increase on public services and
facilities created by the proposed development of the subject parcels.

4. The rezoning will not impact public health, safety, or welfare.
The rezoning will not impact public health, safety or welfare.
5. The rezoning will ensure compatibility with adjacent uses of land

The proposed permitted uses in the Big Beaver District will be consistent with the
existing surrounding uses.
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SKETCH OF SURVEY

LEGAL DESCRIPTIONS:

PARCEL 20—-29-226-019

Land in the Northeast 1/4 of Section 29, T. 02 N., R. 11 E., City of Troy, Oakland County,
Michigan, being the south 200 feet of Lot 34 of "Supervisior's Plat of Butterfield Farm"
as recorded in Liber 48, Page 44 (Oakland County Records) described as follows:

BEGINNING at the southwest corner of said Lot 34 at the intersection of the north line of
Butterfield Road (60 ft wide) and the east line of Todd Drive (60 feet wide), thence
NO1°27'00"W 200.00 feet along the west line of Lot 34, also being the east line of said
Todd Drive (60 feet wide); thence N88°10'00"E 106.00 feet to the east line of said Lot
34; thence along said east line S01°27'00"E 200.00 feet to the southeast corner of said
Lot 34 on the north line of Butterfield Road; thence along the south line of Lot 34 and
the north line of Butterfield Road S88°10'00"W 106.00 feet to the POINT OF BEGINNING.
Containing 0.494 acres.

PARCEL 20—-29-226-020

Land in the Northeast 1/4 of Section 29, T. 02 N., R. 11 E., City of Troy, Oakland County,
Michigan, being all of Lot 33 of "Supervisior's Plat of Butterfield Farm" as recorded in
Liber 48, Page 44 (Oakland County Records) described as follows:

COMMENCING at the southwest corner of Lot 34 of "Supervisior's Plat of Butterfield Farm",
at the intersection of the north line of Butterfield Road (60 ft wide) and the east line of

Todd Drive (60 feet wide), thence N88°10'00"E 106.00 feet along the south line of Lot 34
to the east line of said Lot 34 and the west line of Lot 33 and the POINT OF BEGINNING;

thence along said west line of Lot 33 NO1°27'00"W 411.00 feet; thence N88°10'00"E
106.00 feet along the north line of said Lot 33 to the east line of said Lot 33; thence
along said east line S01°27'00"E 411.00 feet to the southeast corner of said Lot 33 on
the north line of said Butterfield Road; thence along the south line of Lot 34 and the
north line of Butterfield Road S88°10'00"W 106.00 feet to the POINT OF BEGINNING.
Containing 1.00+ acres.

P=A

GROUP
ENCORE BIG BEAVER, LLC SHEET 2 OF 2
1985 W. BIG BEAVER JUNE 8, 2023 18448132949
TROY, MICHIGAN 48083 22-1263 Www.peagroup.
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DATE: September 6, 2023
TO: Planning Commission
FROM: R. Brent Savidant, Community Development Director

SUBJECT: PUBLIC HEARING — REVISED PRELIMINARY SITE PLAN AND AMENDMENT
TO CONDITIONAL REZONING AGREEMENT (JPLN2023-0018) — Proposed
Homestead Site Condominiums, East side of Livernois, north of Big Beaver (PIN 88-
20-22-301-007, -008 & -009), Section 22, Zoned RT (One Family Attached
Residential) Zoning District.

The applicant Tableau by Mondrian seeks to amend the Conditional Rezoning Agreement and
revise the Preliminary Site Plan that were approved by City Council on September 19, 2022. City
Council approved the rezoning of the 9.54-acre subject parcel from R-1E (One Family
Residential) to RT (One Family Attached Residential District). The applicant had voluntarily
offered a number of conditions, including a site plan proposing a total of 30 units within 6
buildings. The applicant seeks approval of a revised Conditional Rezoning Agreement, including
a revised site plan proposing only 14 single family detached homes. The RT zoning classification
will remain.

The applicant is voluntarily offering a number of conditions, including the following:

1. The Site Plan is a condition of approval.
2. Conform to RT Zoning
3. Development shall be limited to a maximum of 14 detached single-family
condominiums.
4. Maximum Building Height shall not exceed 2.5 stories or 30’ in height.
5. Maximum % of Lot Area Covered by Buildings will be thirty percent (30%).
6. Building Materials shall be a mix of brick, asphalt shingles, plank siding, with variety
of color palates and durable low-maintenance materials.
7. Each Unit shall have a two (2) car garage.
8. Additional Features & Amenities:
a. 55% open space.
b. Community Park and Gathering area.
c. Walking trails and internal and external sidewalks.
d. Ability to connect to Troy Trails
e. Butterfly gardens
f. Park benches
g. Livernois frontage landscape
h. Landscape boundary buffer plantings and preservation of natural features.

PC 2023.09.12
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The Planning Commission is a recommending body for this application.

The attached report prepared by Carlisle/Wortman Associates, Inc. (CWA), the City's Planning
Consultant, summarizes the project. CWA prepared the report with input from various City
departments including Planning, Engineering, Public Works and Fire. City Management supports
the findings of fact contained in the report and the recommendations included therein.

Attachments:
1. Maps
2. Report prepared by Carlisle/Wortman Associates, Inc.
3. Minutes from July 26, 2022 Regular Planning Commission meeting (excerpt).
4. Minutes from September 19, 2022 City Council meeting (excerpt).

PC 2023.09.12
Agenda Item #6



POTENTIAL RESOLUTION

PUBLIC HEARING — REVISED PRELIMINARY SITE PLAN AND AMENDMENT TO
CONDITIONAL REZONING AGREEMENT (JPLN2023-0018) — Proposed Homestead
Site Condominiums, East side of Livernois, north of Big Beaver (PIN 88-20-22-301-007, -
008 & -009), Section 22, Zoned RT (One Family Attached Residential) Zoning District.

Resolution # PC-2023-09-
Moved by:
Seconded by:

RESOLVED, That the Planning Commission hereby recommends to the City Council
that the proposed request to amend the conditional rezoning agreement and site plan,
located on the east side of Livernois, north of Big Beaver, within Section 22, being
approximately 9.5 acres in size, be GRANTED for the following reasons:

1. The request complies with the Master Plan.

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

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

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

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

Provide conditional rezoning agreement prior to City Council consideration.

Provide dedicated guest parking.

Identify location of fire lane and install signage.

Confirm material of the trail.

Clarify if the community park is open to the general public or only for the use of

the residents of the development. If open to the general public an easements will

need to be provided.

6. If it is open to the general public, the applicant should clarify the accessibility of
the park.

7. Provide long-term maintenance plan for community park.

8. Provide Photometric Plan.

arwnE

Yes:
No:

MOTION PASSED / FAILED



Note: The information provided by this application has been compiled from recorded deeds, plats, tax
maps, surveys, and other public records and data. It is not a legally recorded map survey. Users of this
data are hereby notified that the source information represented should be consulted for verification.
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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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Date: September 5, 2023

Rezoning Analysis
For
City of Troy, Michigan

Applicant: Modrian Development

Project Name: The Homestead

Location: East side of Livernois, north of Big Beaver

Zoning: Conditionally rezoned RT, One Family Attached

Action Requested: Amend Conditional Rezoning and amended Site Plan Approval

SITE/PROJECT DESCRIPTION/CURRENT USE

In 2022, a Conditional Rezoning was approved for a 9.5-acre site to construct 30-one-family
attached units. The 9.5-acre site included 3 parcels, and is located on the east side of Livernois,
just north of Big Beaver. The site was conditionally rezoned from R-1E to to RT, One-family
attached, with the condition of the site plan.

The applicant is seeking approval to maintain the conditional rezoning of RT, One Family
Attached, but amend their conditional rezoning to change building type from attached to
detached and reduce the number of units from 30 to 14. The applicant provided a detailed
rationale for the change in concept in their submittal. One-family detached is a permitted use in
the RT, One Family Attached zoning district. The proposed home sizes are 1,900 square feet with
an optional 392 square feet second floor bedroom and bath.

Due to a proposed change in character of the development and change in the site plan, the
proposed amendment constitutes a major amendment and requires a public hearing. The
Planning Commission is to hold a public hearing and make a recommendation to the City Council.
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2022 Approval

HOMESTEAD NEIGHBORHOOD MASTER PLAN vea ]

2023 Amendment

Updated amended 2023 Homestead site plan:

Differences Between 2022 and 2023 Plans

The noted differences between the 2022 and 2023 plans are as noted:

Reduction in units from 30 to 14

Change in unit type from attached single-family to detached single-family
Change from for-rent to for-sale

Loss of neighborhood park (was located in north-central part of site)
Reduction of 2,000 sqf/t of impervious surface

Reshaped detention pond
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Planning Commission should consider if they support amending the housing type from attached
single-family to detached single-family. The Planning Commission spent a considerable amount
of time during the application process to discuss the housing type and desire for “missing middle”
housing. Through the recent Master Planning process, the Planning Commission has discussed
the need for missing middle housing, especially in appropriate locations such as along major mile
roads. The applicant claims this should still be considered missing middle housing by providing
smaller home sizes with first floor master bedroom and bath.

NATURAL FEATURES

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

Wetlands: There is a state regulated wetland at the northeast corner of the site. The
applicant proposes to maintain the wetland.

Floodplain: Most of the site is located within the floodplain. In addition, the Lane Drain
runs along the south side of the property.

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

[ ] Wetland

The proposed development will require “cut and fill” in the floodplain. Balanced cut and fill
means that if fill material is placed within the floodplain that an equal amount of material must



Homestead Development
September 5, 2023

be removed so that flood storage capacity is not decreased. The applicant proposes to add fill
in the buildable area and cut in the rear of the site so not to reduce flood storage capacity.

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

From the FEMA website:

Conditional Letter of Map Revision (CLOMR)

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

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

Engineering notes that permits will be required from EGLE to work in the flood plain and
wetlands, and an Oakland county permit is required to discharge to the Lane Drain.

Woodlands: The cut and fill requires regarding in the floodplain and removal of existing
vegetation. A tree inventory and replacement plan has been provided on
Sheet T.1.0-T.1.4. The applicant surveyed a total of 809 trees on site. The
site includes numerous invasive trees including silver maples, box elder,
black walnut, elm, and cottonwood. Of the 809 trees they are saving 407,
many which are not protected by the woodland ordinance. Of the 809
trees surveyed 57 were protected trees. The applicant surveyed 55
woodland trees, preserving 8 and 2 landmark trees, preserving none.

Replacement Details

Protected Tree Inches Removed Replacement Required
Landmark 32 inches 32 inches

Woodland 473 inches 237 inches

Protected Tree Inches Preserved Credit

Landmark 0 inches 156 inches

Woodland 78 inches 0 inches




Homestead Development
September 5, 2023

Protected Replacement Required 269 Inches
Preservation Credit 156 Inches
Total 113-inches

Total Tree Mitigation

113 trees / 3 inches = 38 3-inch trees

= = \“'-"- =, S g & -
P v e "éﬂ;":',' g s T

D Area of Trees to be Preserved

Items to be addressed: none

CONDITIONS

The following conditions have been voluntarily offered by the applicant:

Conform to RT Zoning

O LA WLWNR

The Site Plan is a condition of approval.

Development shall be limited to a maximum of 14 detached single-family condominiums.
Maximum Building Height shall not exceed 2.5 stories or 30’ in height.

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

Building Materials shall be a mix of brick, asphalt shingles, plank siding, with variety of

color palates and durable low-maintenance materials.

N

8. Additional Features & Amenities:

Livernois frontage landscape

Each Unit shall have a two (2) car garage.

Walking trails and internal and external sidewalks.

a. 55% open space.

b. Community Park and Gathering area.
C.

d. Ability to connect to Troy Trails

e. Butterfly gardens

f.  Park benches

g.

h.

Landscape boundary buffer plantings and preservation of natural features.
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9. Significant tree plantings and reforestation.

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

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

If the Conditional Rezoning is recommended for approval by the Planning Commission, a
Conditional Rezoning agreement will be drafted between the applicant and the City Attorney’s
office prior to consideration by the City Council.

REZONING STANDARDS

According to Rezoning Procedures in Section 16.04C, a conditional rezoning may only be
approved upon a finding and determination that all of the following are satisfied:

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

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

1. A change in City policy since the Master Plan was adopted.
2. A change in conditions since the Master Plan was adopted.
3. Anerror in the Master Plan.

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

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

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

The applicant is proposing to construct fourteen (14) units. The 14-units will be accessed from a
private road which is accessed off Livernois. The rear of the site will remain undeveloped in the
form of a retention pond, community park, and preserved wetlands.

Items to be addressed: None.

AREA, WIDTH, HEIGHT, SETBACKS

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

table.
Required Provided Compliance
Front (Livernois) 50-feet 50-feet Complies
Side (north) >-feet /1.5-feet 35-feet Complies
combined
Side (south) 5-feet /15-feet 35-feet Complies
combined
35-foot minimum .
Rear (South) More than 35-feet Complies
setback
Lot Width 40 feet 328 feet Complies
2.5-stories, 30 feet in .5-stori i
Building Height ! 2:5 storles., 30 feetin Complies
height. height
Lot Coverage (Building) 30% Under 30% Complies
Minimum Open Space 20% 55% Complies
. . Cannot be located in | Parking lots not in front .
Parking Location Complies

front yard

yard

Items to be addressed: None

Section 13.06.G of the Zoning Ordinance requires:

Required

Provided

Residential (General):
2 spaces per unit

14 units = 28 spaces

28 spaces
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Barrier Free 0 0
Bicycle Parking 2 Internal to building
Loading 0 0
Total 28 spaces 28 spaces

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

Items to be Addressed: Provide dedicated guest parking.

SITE ACCESS AND CIRCULATION

The units will be accessed from a private road that is accessed off Livernois. The private road
includes a T-turnaround for vehicular turnaround. The Fire Department notes that the location
of the fire lanes has not been identified and Fire Lane signs need to be installed in accordance
with City requirements.

Items to be addressed: Identify location of fire lane and install signage.

LANDSCAPING

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

Required: Provided: Compliance:
Greenbelt Planting
Livernois: 1 tree every 30 feet 328/30=11 18 trees Complies
Internal Road: 1 tree every 50 feet 543/50 = 22 23 trees Complies
Southern property line:
Landscape buffering: 1,227 /10=123 | 68 new trees + | Complies with
Required buffering between two | trees existing Planning
differentiating land uses. vegetation Commission
Alternative 1 or 2. consideration
1 large evergreen every 10 feet or 1 narrow
evergreen every 3 feet.
Alternative screening method may be
considered by the Planning Commission.
Overall
Site landscaping: 20% Over 20% Complies
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A minimum of twenty percent (20%) of the
site area shall be comprised of landscape
material. Up to twenty-five percent (25%)
of the required landscape area may be
brink, stone, pavers, or other public plaza
elements, but shall not include any parking
area or required sidewalks.

Mitigation 38 3-inch trees 47 trees Complies

Community Park and Trail Access:

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

The applicant should clarify if the community park is open to the general public or only for the
use of the residents of the development. If open to the general public an easement(s) will need
to be provided. In addition, a long-term maintenance plan should be provided. For example, are
the future homeowners expended to maintain park or is the City?

Lastly, due to lack of guest parking and elimination of the small neighborhood park, it is unclear
how accessible the park will be other than walking from Livernois.

Items to be Addressed: 1). Confirm material of the trail; 2). Clarify if the community park is open
to the general public or only for the use of the residents of the development. If open to the general
public an easements will need to be provided; 3). If it open to the general public, the applicant
should clarify the accessibility of the park; and 4). Provide long-term maintenance plan for
community park.

PHOTOMETRICS
Applicant did not provide photometric plan. Provide photometric plan.

Items to be Addressed: Provide Photometric Plan.

FLOOR PLAN AND ELEVATIONS

Floor plans and elevations have been provided. The elevations provided show architectural
details, variations in material and pattern (brick, stone, composite siding, and metal and asphalt
shingle roof), as well as general color scheme.

Items to be Addressed: None
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SITE PLAN REVIEW STANDARDS

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

Section 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.

b.

Building design shall enhance the character of the surrounding area in relation to
building and parking placement, landscape and streetscape features, and
architectural design.

Street fronts shall provide a variety of architectural expression that is appropriate
in its context and prevents monotony.

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.

b.

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

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.

Develop buildings with creativity that includes balanced compositions and forms.
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.

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.

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.
b.
c.

o

Provide elements that define the street and the pedestrian realm.

Create a connection between the public right of way and ground floor activities.
Create a safe environment by employing design features to reduce vehicular and
pedestrian conflict, while not sacrificing design excellence.

Enhance the pedestrian realm by framing the sidewalk area with trees, awnings,
and other features.

Improve safety for pedestrians through site design measures.

11
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SUMMARY

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

If the Planning Commission recommends approval of the amended conditional rezoning, the
following site plan items should be addressed by the applicant:

Provide dedicated guest parking.

Identify location of fire lane and install signage.

Confirm material of the trail.

Clarify if the community park is open to the general public or only for the use of the
residents of the development. If open to the general public an easements will need to be
provided.

5. Ifitis open to the general public, the applicant should clarify the accessibility of the park.
Provide long-term maintenance plan for community park.

7. Provide Photometric Plan.

PwwnNpE

o

Sincerely,

P et

CARLISLE}’WDRTMAN ASSOC,, INC,
Benjamin R. Carlisle, LEED AP, AICP

12
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CONDITIONAL REZONING

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

Mr. Carlisle reviewed background information on the Conditional Rezoning application for
Homestead Condominiums. He addressed the proposed development as relates to
existing natural features, floodplain, wetlands, tree cover and the Lane Drain. Mr. Carlisle
stated the development would be constructed outside of the wetlands and floodplain.

Mr. Carlisle identified amenities offered by the applicant. He asked the applicant to
address guest parking and the community park and trail connection to the existing
regional trailways, specifically if the trail would be open to the public, maintenance
responsibility and if access easements would be required.

Mr. Carlisle said review of traffic by the City’s engineering consultant, OHM, indicated
traffic generated by the proposed development would be minimal, adding fewer than 20
vehicle trips during the peak hour. Mr. Carlisle addressed renderings, building materials,
elevations and housing types proposed by the applicant.

Mr. Carlisle asked Planning Commission members to take into consideration public
comments expressed at the Public Hearing this evening and to consider if the plan meets
Conditional Rezoning Standards and Site Plan Design Standards.

Discussion among administration and Planning Commission:

e Building height; measurement, height of typical two-story house.
Community park trail connection to regional trailways; maintenance, access.
Landscaping; removal of trees, re-forestation.

Estimation of 8 to 12 homes could be built on site as currently zoned.
Contractual obligation of developer to build according to site plan.

Project Architect Jim Eppink introduced the project team seated in the audience and
announced a new company branch as Tableau of Mondrian Properties.

Mr. Eppink narrated a PowerPoint presentation of the proposed development. Mr. Eppink
said the team feels the proposed plan is a transitional use to existing surrounding
properties. He compared existing R-1E zoning to the proposed RT zoning as relates to
lot size and density. Mr. Eppink addressed the building area of the site, preservation of
natural resources, stormwater management and amenities offered. Mr. Eppink said the
homeowners’ association would maintain the community park and trail in perpetuity and
the regional trailway system would continue to maintain theirs. He said the trail would be
for public use and appropriate signage would be placed to designate the proposed
development as private property. He indicated the project team would work with the City
to extend the trailway system.
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Mr. Eppink identified the housing types, architecture and building materials. He indicated
only 9 of the 30 homes proposed are on the second floor. Mr. Eppink said the applicant’s
intent is to lease the independent homes and to market the development as a 50+
community but with no age-restricted covenants. He expressed confidence that there is
sufficient parking for both residents and guests.

There was discussion, some comments related to:
e Trailways; commitment to connect and expand trail network, maintenance, potential
partnership among collective entities.
e Material and landscaping of trail.
o Crushed gravel/cinder.
o0 Natural feel to landscaping, prairie seed mix, flowers to attract butterflies.
e Stormwater management.
e Building mid-roof height.
0 Ranch - 24 feet.
o Single living - 24.5 feet; second story living - 25.5 feet.
Re-forestation plan, landscaping, replacement of trees, species and height.
Manicured lawns versus natural lawns.
Neighborhood meeting invitation, attendance.
Parking options; garage, driveway, street.
Buffer to neighboring properties.

Ms. Dufrane advised the Board that amenities must be offered by the applicant in a
Conditional Rezoning application.

Mr. Savidant announced at last count 30 email messages were received by the Planning
Commission on the proposed development. He said the collective messages were
emailed to Board members and hard copies of the messages were provided to members
prior to the beginning of the meeting.

PUBLIC HEARING OPENED

e James Horne, 3151 Helena; addressed wildlife, flooding, swampy environment.

e Tom Avery, 3349 Talbot; encouraged connection of trail, addressed existing erosion
of property, wetland, flooding.

e John Phillips, 3302 Frankton; addressed access for second floor residents, reduction
in number of buildings, existing environment and wildlife, liability and perceived
disorderly conduct on trail, buffer of residential, flooding.

e (QOdeta Fecani, 3312 Louis; voiced opposition; addressed concerns with decrease in
home value, flooding, environmental impact, downside to lease homes, impact on
elementary school enroliment.

PUBLIC HEARING CLOSED

Mr. Savidant addressed the engineering stormwater design process to not negatively
impact abutting properties in terms of drainage. He said the design would not exacerbate
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any situation but could improve the situation. Mr. Savidant addressed the wildlife
environment and preservation of trees and new trees to be planted.

Ms. Dufrane said there are ways to address any disorderly conduct should there be such
along the trailways. She clarified the proposed development is a private development with
a private access road.

Mr. Buechner said his home is located along a major trailway system and he has not
experienced any disorderly conduct concerns for the past 25 years.

Mr. Eppink said economics substantiate the request for six buildings in lieu of four. He
shared the total count of 90 available parking spaces is a fair and conservative estimation.

Resolution # PC-2022-07-042
Moved by: Tagle
Support by: Krent

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

The request complies with the Master Plan.

The rezoning would permit greater flexibility in use and development of the property.
The conditions offered by the applicant reasonably protect the adjacent properties.
The rezoning would be compatible with surrounding zoning and land use.

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

arwnE

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

1. Provide Conditional Rezoning Agreement prior to City Council consideration.

Discussion on the motion on the floor.

Comments related to the connection of the trail to the regional trailways and amenities
offered in the Conditional Rezoning Agreement.

Chair Lambert expressed concerns that the plan does not explicitly address adequate
protection and screening of adjacent properties, especially for residents on Louis and
Troy.
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Vote on the motion on the floor.

Yes: Buechner, Faison, Hutson, Krent, Malalahalli, Rahman, Tagle
No: Lambert
Absent: Perakis

MOTION CARRIED

Chair Lambert said his no vote is based on providing adequate screening of adjacent
properties.
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Mayor Baker performed the Invocation. The Pledge of Allegiance to the Flag was given.

A. CALL TO ORDER:

A Regular Meeting of the Troy City Council was held on Monday, September 19, 2022, at City
Hall, 500 W. Big Beaver Rd. Mayor Baker called the meeting to order at 7:31 PM.

B. ROLL CALL:

a) Mayor Ethan Baker
Edna Abrahim
Theresa Brooks
Rebecca A. Chamberlain-Creanga
Ann Erickson Gault
David Hamilton
Ellen Hodorek

C. CERTIFICATES OF RECOGNITION AND SPECIAL PRESENTATIONS:

C-1 Proclamation Celebrating Cornerstone Community Financial Credit Union for their
Partnership with Children’s Hospital of Michigan

D. CARRYOVER ITEMS:

D-1 No Carryover Items

PUBLIC HEARINGS:

E-1 Conditional Rezoning (CRJPLN2022-001) — Proposed Homestead Condominiums,
East Side of Livernois, North of Big Beaver (PIN #88-20-22-001-007, -008, -009),
Section 22, From R-1E (One Family Residential District) to RT (One Family Attached
Residential District

The Meeting RECESSED at 8:02 PM.
The Meeting RECONVENED at 8:03 PM.

The Mayor opened the Public Hearing. The Mayor closed the Public Hearing after receiving
Public Comment from:

Odeta Fecani Commented on drainage and safety issues
Duane Kristofice Commented on fill and trail access issues

Resolution #2022-09-130
Moved by Erickson Gault
Seconded by Hamilton

WHEREAS, The City is in receipt of a proposed rezoning request from NN from R-1E (One
Family Residential District) to RT (One Family Attached Residential District); and,

-1 -
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WHEREAS, The subject property to be rezoned, located on the east side of Livernois, north of
Big Beaver, parcels 88-20-22-301-007, -008, -009, being approximately 9.54 acres in size; and,

WHEREAS, The applicant voluntarily offered a number of conditions, as per Section 16.04 of
the City of Troy Zoning Ordinance; and,

WHEREAS, One of the conditions voluntarily submitted by the applicant was a site plan for a
30-unit condominium development; and,

WHEREAS, The conditional rezoning was considered by the Planning Commission following a
public hearing; and,

WHEREAS, The Planning Commission vote on the motion recommending approval was 7-1;
and,

WHEREAS, The proposed rezoning is supported by the Master Plan and advances the general
and specific development policies of the Master Plan; and,

WHEREAS, The proposed rezoning meets the Standards for Rezoning Approval listed in
Section 16.03.C of the City of Troy Zoning Ordinance; and,

WHEREAS, The proposed site design mitigates potential impacts on adjacent properties;

THEREFORE, BE IT RESOLVED, That Troy City Council hereby APPROVES the R-1E District
to be conditionally rezoned to RT District Conditional Rezoning Agreement and related
attachments.

BE IT FURTHER RESOLVED, That Troy City Council AUTHORIZES the Mayor and City Clerk
to sign the Conditional Rezoning Agreement on behalf of the City of Troy.

BE IT FINALLY RESOLVED, That the City of Troy Zoning District Map is hereby AMENDED.

Yes: All-7
No: None

MOTION CARRIED

The Meeting RECESSED at 9:55 PM.
The Meeting RECONVENED at 10:01 PM.

F. PUBLIC COMMENT FOR ITEMS ON THE AGENDA FROM TROY
RESIDENTS AND BUSINESSES:

G. CITY COUNCIL/CITY ADMINISTRATION RESPONSE/REPLY TO PUBLIC
COMMENT FOR ITEMS ON THE AGENDA FROM TROY RESIDENTS AND
BUSINESSES:







June 10, 2023

Project Developer:

Tableau by Mondrian

50215 Schoenherr Road
Shelby Township, Ml 48315

Attn: Joseph Maniaci

586-726-7350
jmaniaci@mondrianproperties, com

Development Team Consultants:

Civil Engineer:

PEA Group

John Thompson, PE
2430 Rochester Court
Troy, MI 48083
844-813-2949

Landscape Architecture:

J Eppink Partners, Inc.
Jim Eppink, RLA

9336 Sashabaw Road
Clarkston, MI 48348
248-922-0789

Site Data:

Parcel Size:
9.54 acres

Location:

East side of Livernois,

north of Big Beaver Road within
the City of Troy, Ml

Approved Conditional
Rezoning:
30 Attached Multi-Unit Condos

Proposed Amendment:
14 Detached Single-Unit Condos

Application to amend an approved
Conditional Rezoning Site Plan

HOMESTEAD

Project Overview:

The Homestead neighborhood, located on the east side of Livernois Road and
north of the Lane Drain, was approved as a Conditional Rezoning by the Troy

City Council in September 2022. The approved site plan included 30 attached,
for-lease, condominiums with 55% of the 9.54-acre site remaining open space.

Homestead’s overarching goal was, and remains, specifically intended to provide
an innovative housing alternative targeted for the “missing-middle” within Troy.
Since last year’s approval however, several factors in the housing market and
national economy have significantly changed to the point where it has become
necessary to modify the building type within Homestead to successfully deliver
an alternative housing choice for the missing-middle within Troy.

The following outlines the modifications within the amended site plan, as well as
an overview of the market and economic factors impacting the development
conditions. A full site plan design and engineering package is attached depicting
the amended conditional rezoning proposal.

Components of the Requested Amendment:

= 53% reduction in overall density: Formally 30 units, now 14 units

= Change from Attached multi-unit condominiums to individual Detached
single-unit condominiums

= Addition of basements and 2-car garages for each residence

= Modification from ‘for-lease’ to ‘for-sale’ housing

= Maintain the previously approved 55% open space

= Maintain the beautiful landscape, dense buffers, and walking trails

= Maintain award winning architecture and quality building materials

= Maintain the objective of successfully providing an exciting housing
alternative for the ‘missing-middle’ in the City of Troy

Factors Necessitating Amendment:

1. Housing Market Analysis:

= Since the approval of the original 30 unit, attached-condominium plan, a
complete market analysis and actual pre-sales feedback from potential
Homestead residents, indicated that the approved attached-condo,
single level living building type was not desirable to the ‘missing-middle’
target audience. Specifically, many of those potential residents, who
currently live in Troy and are seeking to downsize but remain in the
community, provided consistant feedback that the original plans lacked
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four desired components; (1) a basement for greater storage, (2) a two-car garage with an individual
driveway, (3) primarily ground floor living, and (4) to provide a ‘single-family home feel’ rather than a
‘condo or an apartment feel’. The previous building type had no basements, mostly 1-car garages, both
ground floor and second floor units, and had up to 6 units per building with shared walls.

= Despite great interest from many Troy residents hoping to move to Homestead, most decided that have
these four elements we’re too important to them and we’re unwilling to lease one of the proposed
attached-condo residences, causing us to reconsider the housing type and its amenities.

2. Current Economic Conditions:

= The original Homestead attached-condos were intended to be for-lease units, with Tableau by Mondrian
retaining ownership. At the time of approval, interest rates were significantly lower, which equated to
lower constrcution costs and lower rental rates. Under that economic condition, the model showed that
long-time Troy residents could sell their existing large home, use that equity to purchase a home in a
warm weather state, travel, or pay for grandchildren’s education, while renting a beautiful unit at a low
rate.

= Unfortunately, since the 2022 approval, interest rates and constrcution costs have soared, resulting in a
much higher rental rate in all markets. Under this condition, we’re finding that the Troy resident looking to
downsize, still wishes to do so, but would prefer to purchase rather than rent so that they can re-invest
the equity they have in their home into a new, smaller home, and pay a large portion in cash to avoid high
interest rates or artificially high rental rates.

A Successful Path Forward

The success of Homestead is critical to Mondrian Properties, to the future residents of the community, and
certainly to the City of Troy. Rather than ignoring these market and economic conditions and jumping into
constrcution, we re-evaluated the building and its amenities as well as evaluated the impact economic impact
today’s conditions have on the future resident’s ability to downsize within Troy as well as provide the most
affordable option for appropriately sized, quality housing for the missing middle. We therefore determined it was
wise to sacrifice more than half of the approved density and construct modestly sized, but beautifully designed
detached condominiums, with basements, and two-car garages, that provide the ability for residents to minimize
the impact of higher interest rates and increased costs.

We remain very proud of the modified Homestead neighborhood and excited that we continue to maintain 55%
open space, will create a beautifully landscaped neighborhood, and have opportunities to connect to the regional
trail system. Our new plan will have less impact on the property, will generate less than half of the traffic, and its

14 homes will blend wonderfully with the adjacent neighborhoods.

We are committed to the success of Homestead and of our ongoing efforts in the City of Troy, and we respectfully
request that you approve this amendment to the previously approved site plan and conditional rezoning.

Sincerely,

Joe Maniaci, Mondrian Properties
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The development zone will remain the same as the previously approved site plan and conditional rezoning, placing the detached condominium
homes on the western portion of the site and the open space and preservation of the natural features on the easter portion.

UPDATED SITE PLAN & ARCHITECTURAL DATA:

Home Type:

Total Residences:
Gross Density:
Home Sizes:
Architecture:

Site Plan Features:

Stormwater Mgt:

Detached condominiums

14 (16 fewer residences than previously approved)

1.47 residences per acre

1,901sf with an optional 392 sf second floor third bedroom and bath
Award winning architectural style and building materials (Modern Farmhouse Style)
55% Open space and walking trails

Internal and external sidewalks

Ability to connect to Troy Trails

Butterfly Gardens

Park benches

Livernois frontage landscape

Landscape boundary buffer plantings and preservation of natural features
Significant tree plantings and reforestation

Creation of detention basin / decorative wet pond
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Originally Approved 2022 Homestead site plan:
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The originally approved Homestead neighborhood included 6 attached, multifamily condominium buildings at the western portion of the
property closest to Livernois Road.

Updated amended 2023 Homestead site plan:
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The amended plan reduces the desnity by 16 units, and places 14 detached condominiums with the development zone while maintaining 55%
open space, trails, and landscape buffers.
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