VARIANCE REVIEW STANDARDS ZONING ORDINANCE SECTION 15.04 (E) (2)

Dimensional or other non-use variances shall not be granted by the Zoning Board of Appeals
unless it can be determined that all of the following facts and conditions exist:

a)

b)

Exceptional characteristics of property for which the variance is sought make compliance with
dimensional requirements substantially more difficult than would be the case for the great
majority of properties in the same zoning district. Characteristics of property which shall be
considered include exceptional narrowness, shallowness, smallness, irregular shape,
topography, vegetation and other similar characteristics.

The characteristics which make compliance with dimensional requirements difficult must be
related to the premises for which the variance is sought, not some other location.

The characteristics which make compliance with the dimensional requirements shall not be of
a personal nature.

The characteristics which make compliance with dimensional requirements difficult must not
have been created by the current or a previous owner.

The proposed variance will not be harmful or alter the essential character of the area in which
the property is located, will not impair an adequate supply of light and air to adjacent property,
or unreasonably increase the congestion in public streets, or increase the danger of fire or
endanger the public safety, or unreasonably diminish or impair established property value
within the surrounding area, or in any other respect impair the public health, safety, comfort,
morals or welfare of the inhabitants of the City.

Revised 5/6/11



ZONING BOARD OF APPEALS

The Board of Zoning Appeals is a group of seven of your neighbors or peers appointed
by City Council to pass judgment on requests for variances and other matters that are
brought before them. A variance is a relaxation of the literal provisions of the Zoning
Ordinance. Petitioners must indicate a hardship or practical difficulty running with the
land that would warrant the granting of the variance.

PROCEDURE

The Board will hear the items in the order that they appear on the agenda. When an
item is called, the Chairman will verify that the petitioner is present. Then the City
Administration will summarize the facts of the case. The petitioner will then be given an
opportunity to address the Board to explain the justification for the action requested.

After the petitioner makes their presentation, and answers any questions that the Board
may have, the Chairman will open the Public Hearing. Any person wishing to speak on
the request should raise their hand and when recognized by the Chairman, come up to
the podium. The speaker should identify themselves with name and address, indicate
their relationship to the property in question (i.e. next door neighbor, live behind the
property, etc.), state whether they are in favor of or against the variance request and
give reasons for their opinion. Comments must be directed through the Chairman.
Comments should be kept as brief as possible and closely pertain to the matter under
consideration. Only one person will be recognized by the Chairman to speak at one
time.

At the conclusion of public comments the Chairman will close the Public Hearing. Once
the Public Hearing is closed, no other public comment will be taken unless in response
to a specific question by a member of the Board. The Board will then make a motion to
approve, deny, or table (delay action) the request. In order for the request to pass a
minimum of four votes for approval are needed. If the request is not granted, the
applicant has the right to appeal the Board’s decision to Oakland County Circuit Court.

April 2010



500 W. Big Beaver

, i ; CIWQZ ZONING BOARD OF APPEALS Troy, MI 48084

(248) 524-3364

Trﬂy MEETING AGENDA i rovi v

planning@troymi.gov

Allen Kneale, Chair, and Glenn Clark, Vice Chair
Michael Bartnik, Kenneth Courtney
William Fisher, David Lambert, Thomas Strat
Bruce Bloomingdale and Orestis Kaltsounis (Alternates)

November 20, 2012 7:30 P.M. Council Chamber

1. ROLL CALL

2. APPROVAL OF MINUTES — October 16, 2012

3. APPROVAL OF AGENDA

4. HEARING OF CASES

A. VARIANCE REQUEST, JOSEPH MANIACI FOR MONDRIAN PROPERTIES,
PROPOSED BEACHVIEW ESTATES SITE CONDOMINIUM, WEST SIDE OF
BEACH ROAD, 1000 FEET SOUTH OF LONG LAKE ROAD - For a proposed
One-Family Cluster Option site condominium, in order to be eligible for a density
bonus consideration, as determined by City Council, a variance from the
requirement that 50 percent of the property shall be dedicated open space held in
common ownership. The applicant proposes 41 percent of the property be
dedicated open space held in common ownership.

ZONING ORDINANCE SECTION: 10.04 D (2)

5. COMMUNICATIONS

6. MISCELLANEOUS BUSINESS

7. PUBLIC COMMENT

8. ADJOURNMENT

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.


mailto:clerk@ci.troy.mi.us�
http://www.troymi.gov/�

ZONING BOARD OF APPEALS MEETING DRAFT OCTOBER 16, 2012

On October 16 2012, at 7:30 p.m., in the Council Chambers of Troy City Hall, Chair Kneale
called the Zoning Board of Appeals meeting to order.

1.

ROLL CALL

Present:.

Bruce Bloomingdale
Kenneth Courtney
William Fisher
Orestis Kaltsounis
Allen Kneale

David Lambert

Also Present:
Paul Evans, Zoning and Compliance Specialist
Allan Motzny, Assistant City Attorney

APPROVAL OF MINUTES — September 18, 2012

RESOLVED, to approve the September 18, 2012 meeting minutes.

Moved by Courtney
Seconded by Fisher

Yes: All
MOTION PASSED

APPROVAL OF AGENDA — No changes

HEARING OF CASES

A. VARIANCE REQUEST, CARL GIORDANO FOR BOND BILT HOME
IMPROVEMENT, 3333 PADDINGTON - In order to construct an addition to the
home, a 5 foot variance from the required 45 foot rear yard setback.

Moved by Lambert
Seconded by Bloomingdale

RESOLVED, to grant the variance.
Yes: All
MOTION PASSED



ZONING BOARD OF APPEALS MEETING DRAFT OCTOBER 16, 2012

B. VARIANCE REQUEST, PASTOR SCOTT MORGAN FOR ZION CHRISTIAN
CHURCH, 3668 LIVERNOIS — In order to conduct an outdoor special event (Fall
Harvest Festival) on Wednesday, October 31, 2012, a variance from the
requirement that the hours of operation end no later than 8:00 pm. Applicant
requests the event end at 9:00 pm.

Moved by Courtney
Second by Fisher

RESOLVED, to grant the variance.
Yes: All
MOTION PASSED

C. VARIANCE REQUEST, SILVANA AND ZORAN INIC, 6285 ROCHESTER - In
order to construct an addition to the house, a 15.84 foot variance to the required
40 foot front yard setback.

Moved by Bloomingdale
Second by Kaltsounis

RESOLVED, to grant the variance.
Yes: All
MOTION PASSED

D. VARIANCE REQUEST, JIM BARDY FOR CONTINENTAL SERVICES, 700
STEPHENSON HWY — A variance to place/construct the following improvements
in the front yard: a trash container, a loading area, and a maneuvering area. The
Zoning Ordinance does not allow these items in the front yard.

Moved by Fisher
Second by Lambert

RESOLVED, to grant the variance.
Yes: All
MOTION PASSED



ZONING BOARD OF APPEALS MEETING DRAFT OCTOBER 16, 2012

E. VARIANCE REQUEST, GARY ABITHEIRA, 1024 ARTHUR - In order to construct
a duplex, an 80 square foot variance to the required 10,000 square foot minimum
lot area.

Moved by Courtney
Second by Bloomingdale

RESOLVED, to grant the variance.
Yes: All
MOTION PASSED

F.  VARIANCE REQUEST, GARY ABITHEIRA, VACANT LOT NEXT TO AND WEST
OF 85 CLOVERIDGE - In order to build a new house, a variance from the
requirement that at least one side yard setback be at least 10 feet, and the total of
two side yard setbacks be at least 20 feet. The proposed side yard setbacks are
9.5 feet and 6 feet.

Moved by Lambert
Second by Kneale

RESOLVED, to grant the variance.

Yes: Bloomingdale, Courtney, Fisher, Kaltsounis, Lambert
No: Kneale

MOTION PASSED 5-1

G. VARIANCE REQUEST, JOE GUTOWSKI FOR ND INDUSTRIES, 1893
BARRETT — In order to construct a building addition, a 10 foot variance from the
required 20 foot rear yard setback.

Moved by Kneale
Second by Fisher

RESOLVED, to grant the variance.
Yes: All
MOTION PASSED
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S. COMMUNICATIONS — None

6. MISCELLANEOUS BUSINESS — None

7. PUBLIC COMMENT — None

8. ADJOURNMENT — The Zoning Board of Appeals meeting ADJOURNED at 9:12 p.m.

Respectfully submitted,

Allen Kneale, Chair

Paul Evans, Zoning and Compliance Specialist

G:\ZBA\WMinutes\2012\Draft\2012 10 16 ZBA Minutes draft.doc



4. HEARING OF CASES

A.

VARIANCE REQUEST, JOSEPH MANIACI FOR MONDRIAN PROPERTIES,
PROPOSED BEACHVIEW ESTATES SITE CONDOMINIUM, WEST SIDE OF
BEACH ROAD, 1000 FEET SOUTH OF LONG LAKE ROAD - For a proposed
One-Family Cluster Option site condominium, in order to be eligible for a density
bonus consideration, as determined by City Council, a variance from the
requirement that 50 percent of the property shall be dedicated open space held in
common ownership. The applicant proposes 41 percent of the property be
dedicated open space held in common ownership.

ZONING ORDINANCE SECTION: 10.04 D (2)



ZONING BOARD OF APPEALS APPLICATION

CITY OF TROY PLANNING DEPARTMENT REGULAR MEETING FEE $150.00
500 W. BIG BEAVER ROAD SPECIAL MEETING FEE $650.00
TROY, MICHIGAN 48084

PHONE: 248- 524-3364

E-MAIL: evanspm@troymi.qgov

http://www.troymi.gov/CodeEnforcement/#

REGULAR MEETINGS OF THE CITY BOARD OF ZONING APPEALS ARE HELD ON THE THIRD
TUESDAY OF EACH MONTH AT 7:30 P.M. AT CITY HALL. PLEASE FILE A COMPLETE
APPLICATION, WITH THE APPROPRIATE FEE, AT LEAST 27 DAYS BEFORE THE MEETING
DATE.

1. ADDRESS OF THE SUBJECT PROPERTY West side of Beach Rd.,1000' South of Long Lake Rd

2. PROPERTY TAX IDENTIFICATION NUMBER(S) 88-20-18-127-012

3. ZONING ORDINANCE SECTIONS APPLICABLE TO THIS AppeaL: 10-04 One-Family Cluster Option

4. REASONS FOR APPEAL: On a separate sheet, please describe the reasons justifying the requested action. See
Submittal Checklist

5. HAVE THERE BEEN ANY PREVIOUS APPEALS INVOLVING THIS PROPERTY? If yes, provide date(s) and

No

particulars

6. APPLICANT INFORMATION
name Joseph Maniaci

company Mondrian Properties

appress 20215 Schoenherr

oty Shelby Township srare Ml Lp48315
TELEPHONE D86-726-7340

e.val Jmaniaci@mondrianproperties.com

Revised 5/2/12



7. APPLICANT'S AFFILIATION TO THE PROPERTY OWNER: OWNer

8. OWNER OF SUBJECT PROPERTY:
N Joseph Maniaci

company Mondrian Properties

appress 20215 Schoenherr

oy Shelby Township sare MI 48315
TELEPHONE D86-726-7340

e.mal Jmaniaci@mondrianproperties.com

The undersigned hereby declare(s) under penalty of perjury that the contents of this application are true to the
best of my (our) knowledge, information and belief.

The applicant accepts all responsibility for all of the measurements and dimensions contained within this
application, attachments and/or plans, and the applicant releases the City of Troy and its employees, officers,
and consultants from any responsibility or liability with respect thereto

deas#rt ERTY OWNER) HEREBY DEPOSE AND SAY THAT ALL THE ABOVE
STATEMENTS AND STATEMENTS CONTAINED IN THE INFORMATION SUBMITTED ARE TRUE AND CORRECT
AND GIVE PERMISSION FOR THE BOARD MEMBERS AND CITY STAFF TO CONDUCT A SITE VISIT TO
ASCERTAIN PRESENT CONDITIONS.

SIGNATURE OF APPLICANT " DATE /O -2
PRINT N
SIGNATURE OF PROPERTY OWNER o-23-/

PRINT NAME

Revised 5/2/12



PROFESSIONAL ENGINEERING ASSOCIATES, INC.

Civil Engineers | Land Surveyors | Landscape Architects

Corporate Office ® 2430 Rochester Court e Suite 100  Troy, Ml 48083
(P) 248.689.9090 e (F) 248.689.1044 » www.peainc.com

October 23, 2012

City of Troy Zoning Board of Appeals
500 W. Big Beaver Road
Troy, M| 48084

RE Beachview Estates Site Condominium
One-Family Cluster Option
Request for Variance

Dear Zoning Board of Appeals Members

As requested by the Planning Commission at the June 26, 2012 meeting, we have prepared an alternate
plan for the Beachview Estates Site Condominium project based on the “One-Family Cluster Option”
(Section 10.04 of the City of Troy Zoning Ordinance). This plan is an alternative to the original 8-unit site
plan that included clear cutting most of the site due to the larger units and associated grading that was
proposed.

The proposed unit and house sizes have been reduced due to the open space provided as part of the One-
Family Cluster Option; therefore, to maintain project viability, the density bonus allowed under the One-
Family Cluster Option has been applied to increase the number of units from 8 to 10.

Variance Requested:

1. Dwelling unit density bonus (Section 10.04.D.2)
a. The percentage of open space provided (41%) is less than the 50% required by the zoning
ordinance for the 20% unit density bonus.

Variance Standards:

a) Exceptional characteristics of property for which the variance is sought make compliance
with dimensional requirements substantially more difficult than would be the case for the
great majority of properties in the same zoning district. Characteristics of property which
shall be considered include exceptional narrowness, shallowness, smaliness, irregular
shape, topography, vegetation and other similar characteristics.

The proposed open space that is provided in the rear yards of the proposed units has
been maximized as much as possible. The existing narrow width of the subject property
(391 feet) limits the amount of open space that can be created behind each unit. The
rear yard sizes for each house have been designed as small as possible while still
creating a marketable unit.



BEACHVIEW ESTATES SITE CONDOMINIUM OCTOBER 23, 2012

ONE-FAMILY CLUSTER OPTION PEA PROJECT: 2011-150
REQUEST FOR VARIANCE PAGE 2
b) The characteristics which make compliance with dimensional requirements difficult must be

d)

related to the premises for which the variance is sought, not some other location.
The characteristics which make compliance difficult are related to the subject property

The characteristics which make compliance with the dimensional requirements shall not be
of a personal nature.

The characteristics which make compliance difficult are not of a personal nature

The characteristics which make compliance with dimensional requirements difficult must not
have been created by the current or a previous owner.

The characteristics which make compliance difficult are due to the original parcel shape
and have not been created by the current or previous owner.

The proposed variance will not be harmful or alter the essential character of the area in
which the property is located, will not impair an adequate supply of light and air to adjacent
property, or unreasonably increase the congestion in public streets, or increase the danger
of fire or endanger the public safety, or unreasonably diminish or impair established property
value within the surrounding area, or in any other respect impair the public health, safetly,
comfort, morals or welfare of the inhabitants of the City.

The proposed variance will not negatively alter the ultimate character of the
development. The proposed house sizes are comparable to those in other nearby
developments off of Beach Road. A Single-Family Cluster Option development will likely
be more beneficial to surrounding properties than the original traditional site layout due
to:
1. Preservation of several large trees along Beach Road that were indicated to be
cut down in the original site plan with the larger proposed units.
2. Preservation of many trees in the open space area, including several over 24” in
diameter.
3. Preservation of a large cluster of trees in the northwest corner of the development
that will provide screening for the subdivision west of the development.
4. An approximately 20’ increase in separation from existing houses north and south
of the development.

In an effort to meet the 50% open space requirement, the developer has agreed to purchase
additional land from an adjacent property owner to the north. While this additional land
increases the amount of open space, the project does not meet the specific ordinance
requirement. It is our opinion that this development meets the intent of the ordinance
requirements. It does so in a manner that enhances the project for the benefit of the future
residents and adjacent property owners. Absent the granting of a variance, the Cluster
Option viability is in question.



BEACHVIEW ESTATES SITE CONDOMINIUM OCTOBER 23, 2012
ONE-FAMILY CLUSTER OPTION PEA PROJECT: 2011-150
REQUEST FOR VARIANCE PAGE 3

For the reasons stated above, the applicant believes that variance standards have been satisfied to justify
granting the requested variance and we would respectfully request approval from the Zoning Board of
Appeals. We are available to answer any questions with regard to the variance request and look forward to
discussing it with the Board.

Sincerely,
PROFESSIONAL ENGINEERING ASSOCIATES, INC.

Jeremy E. Carnahan, PE
Senior Project Engineer

L:\2011Proj\2011150 Beachview-DNH\Admin\Letters\11-150 ZBA Letter.doc
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1.
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13.

14.

15.

16.

17.

18.

19.

LEGAL DESCRIPTION

Michigan, commencing at the North 1/4 comer of Section 18; thence along the north/south 1/
line S 00°00'25" E, 838.80 feet to the Point of Beginning; thence continuing S 00°00'25" E,
391.05 feet; thence N 89°52'48" W, 607.22 feet to a point on the east line of "Countryside
Estates No. 1" (L. 95, P. 27); thence dlong said line and also the east line of "Countryside
Estates™ (L. 82, P. 9) N 00°49'00" E, 421.49 feet; thence S 89°50'25" E, 180.00 feet; thence
S 00°49'00" W, 30.00 feet; thence S 89°50'25" E, 421.59 feet to the Point of Beginning,
containing 5.55 acres and subject to the rights of the public and of any governmental unit in
any part of the land token, used or deeded for road purposes and subject to easements and
restrictions of record.

Part of the northwest 1/4 of Section 18, T. 2 N., R. 11 E., City of Troy, Oakland County, *‘

SITE BENCHMARK PRIMARY SOIL TYPE: MARLETTE SANDY LOAM
SET PK. IN SOUTHWEST AND OSHTEMO—BOYER LOAMY SANDS PER

OAKLAND COUNTY SOIL SURVEY ISSUED MARCH
FACE OF UTILITY POLE 1982. NO GEOTECHNICAL INVESTIGATION HAS
ELEV. = 804.65 BEEN PERFORMED BY OWNER.

REFERENCE BENCHMARKS

1. NORTH CORNER OF WEST
WINGWALL OF BRIDGE AT
BEACH RD. AND ROUGE
RIVER CROSSINGS.

ELEV. = 773.25 NAVD88 DATUM

2. ARROW ON HYDRANT 600'
NO. OF BRIDGE AT BEACH
RD. AND ROUGE RIVER —
EAST SIDE OF BEACH,
OPPOSITE RED FOX TRAIL.

ELEV. = 780.44 NAVD88 DATUM

3. ARROW ON HYDRANT 1200'
NO. OF BRIDGE AT BEACH RD.
AND ROUGE RIVER

ELEV. = 787.26 NAVD88 DATUM

NOTES:

THE SANITARY SEWER SYSTEM WILL OUTLET TO AN EXISTING 8" SEWER ON THE WEST SIDE OF
BEACH ROAD.

THE WATER SYSTEM WILL CONNECT TO THE EXISTING 16" WATER MAIN ON THE EAST SIDE OF
BEACH ROAD.

STORMWATER WILL BE COLLECTED IN AN UNDERGROUND SYSTEM AND DETAINED IN A DETENTION
BASIN ON THE SOUTH SIDE OF THE PROPERTY WHICH WILL HAVE A RESTRICTED OUTLET TO A
STORM SEWER APPROXIMATELY 240' SOUTH OF THE SITE.

PAVEMENT SHALL BE 28' WD. BACK TO BACK, 7" THICK PORTLAND CEMENT CONCRETE WITH A
4" INTEGRAL, MOUNTABLE CURB AND GUTTER.

SOIL EROSION CONTROL WILL BE PROVIDED PER THE O.C.W.R.C. AND CITY OF TROY
REQUIREMENTS.

IMPROVEMENTS IN THE BEACH ROAD RIGHT—OF—WAY WILL BE DONE IN ACCORDANCE WITH THE
CITY OF TROY DESIGN STANDARDS.

EXISTING AND PROPOSED 100 YEAR FLOOD PLAIN LIMITS SHOWN AS COMPUTED IN A HYDRAULIC
STUDY PREPARED BY SPALDING—DEDECKER ASSOCIATES, INC., DATED APRIL 3, 2000 AND
ACCEPTED BY THE CITY OF TROY ENGINEERING DEPARTMENT IN A LETTER DATED APRIL 6, 2000.

THE MICHIGAN DEPARTMENT OF ENVIRONMENTAL QUALITY HAS DETERMINED THAT IT DOES NOT
HAVE JURISDICTION OVER THE FLOODPLAIN IN THIS AREA IN A LETTER DATED FEBRUARY 13,
1999.

TREES AND ANY RETAINING WALL ADJACENT TO THE ABBOTT PROPERTY ARE TO BE MAINTAINED
IN GOOD CONDITION, AND REPAIRED AND REPLACED, IF AND WHEN NECESSARY, IN PERPETUITY,

AT THE SOLE COST AND EXPENSE OF THE DEVELOPER, AND SUBSEQUENTLY THE CONDOMINIUM

ASSOCIATION, FOR THE BENEFIT OF THE ABBOTT PROPERTY.

SOME PART OF THE HOUSE ON PROPOSED UNIT 2 WILL TOUCH A 25' FRONT SETBACK FROM
THE SIDEWALK. THE DEVELOPER WILL USE ITS BEST EFFORTS TO CAUSE SOME PART OF THE
HOUSES TO BE CONSTRUCTED ON PROPOSED UNITS 1 AND 3 TO TOUCH A 25' FRONT SETBACK
FROM THE SIDEWALK FOR EACH OF THOSE UNITS.

THE GRADES SHOWN ON THE SITE PLAN APPLICATION WILL NOT BE RAISED MORE THAN 18" IF
REQUIRED DURING THE PREPARATION OF THE FINAL ENGINEERING PLANS.

THE PROPOSED DETENTION BASIN AND OUTLET FROM THE PROPOSED DETENTION BASIN TO THE
EASEMENT THAT WILL RUN ACROSS THE ABBOT PROPERTY WILL INCLUDE AN APPROPRIATE
OUTFLOW RESTRICTOR SYSTEM THAT WILL BE DESIGNED TO CONTROL THE RATE OF THE FLOW OF
WATER THROUGH THE ABBOTT PARCEL. DEVELOPER WILL PROVIDE FOR APPROPRIATE
RESTORATION OF THE SITE.

THE PROPOSED STORM DRAIN AND EASEMENT ACROSS THE ABBOTT PROPERTY WILL BE LOCATED
IN SUCH A MANNER AS TO ATTEMPT TO MINIMIZE THE IMPACT TO THE EXISTING TREES ON THE

ABBOTT PROPERTY, WHICH MAY CAUSE THE FINAL EASEMENT LOCATION TO BE SLIGHTLY NORTH

OF THE CURRENT LOCATION SHOWN ON THE SITE PLAN.

IN THE EVENT THE DETENTION BASIN AND THE EASEMENT ACROSS THE ABBOTT PROPERTY ARE
NOT OWNED BY THE CITY OF TROY, THE DETENTION BASIN AND THE OUTFLOW RESTRICTOR
SYSTEM ARE TO BE MAINTAINED IN GOOD CONDITION, AND REPAIRED AND REPLACED, IF AND
WHEN NECESSARY, IN PERPETUITY, AT THE SOLE COST AND EXPENSE OF THE DEVELOPER, AND
SUBSEQUENTLY THE CONDOMINIUM ASSOCIATION, FOR THE BENEFIT OF, AND TO AVOID FLOODING
ON, THE ABBOTT PROPERTY.

MR. ABBOTT SHALL BE GIVEN APPROPRIATE NOTICE BEFORE ANY WORK IS PERFORMED ON HIS
PROPERTY. APPROPRIATE EVIDENCE OF INSURANCE SHALL BE DEUVERED TO MR. ABBOTT FROM
THE DEVELOPER AND ALL CONTRACTORS WORKING ON THE ABBOTT PROPERTY PRIOR TO ANY
WORK BEING PERFORMED, AND ALL WORK TO BE DONE ON THE ABBOTT PROPERTY SHALL BE
DONE IN A MANNER THAT CAUSES THE LEAST POSSIBLE DISRUPTION TO THE USE OF THE
ABBOTT PROPERTY.

NO WORK WHATSOEVER SHALL BE PERFORMED IN THE BEACH ROAD RIGHT—OF—WAY ALONG THE

FRONTAGE OF THE ABBOTT PROPERTY WITHOUT THE MUTUAL AGREEMENT OF THE DEVELOPER CENTER OF SECTION

18 T.2N., R.11E.
(L.31082, P.733)

AND THE OWNER OF THE ABBOTT PROPERTY.
HOUSES TO BE CONSTRUCTED WITHIN BEACHVIEW ESTATES SHALL CONTAIN A MINIMUM OF 3,000

OFF-SITE STORM.
SEWER EASEMENT

EASEMENT

WETLAND CONSERVATION

WETLAND LlMITS AS FLAGGED

NORWAY SPRUCE, 18" TO 22"TALL, 10']
TO 15' WIDE, CENTERED 10' TO 15
DEPENDING ON WIDTH, (20 EA.). TREES
- |TO BE INSTALLED AFTER THE
DEVELOPMENT IMPROVEMENTS HAVE |
BEEN SUBSTANTIALLY COMPLETED, BUT |
“+]IN ANY EVENT BEFORE NOV. 1, 2013.

PROPOSED' 5'
CONC. SIDEWALK-

REAR YARD SETBACK FROM
PROPERTY BOUNDARY FOR .~
HOUSE ON UNIT 2 SHALL BE 55'
AND REAR YARD SETBACK FOR
DECK ON UNIT 2 SHALL BE-45
FROM PROPERTY BOUNDARY

BEACHVIEW COURT

PROVIDE 1' BERM NEAR
SOUTH PROPERTY
BOUNDARY

OVERLAND DRAINAGE

PATTERN TO BE DESIGNED .

TO MINIMIZE DISTURBANC

OF TREES AND OPEN SPACE

33' R.O.W.
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CRAVEL SHOULDER BEFORE YOU DIG CALL
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Know what's below
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Call before you dig
IN ORDER TO ASSURE THAT THE PREMISES WILL BE PERPETUALLY PRESERVED IN ITS PRESENT MISS DfG System, Inc.
NATURAL AND UNDEVELOPED CONDITION, THE FOLLOWING RESTRICTIONS ARE IMPOSED: L
1. THERE SHALL BE NO CHANGE IN THE USE OR USES OF THE PREMISES THAT EXIST AS OF THE DATE ?T'O%OFQEI:}S2'71 71 www.missdig.net

33' R.O.W.

OF THIS CONVEYANCE.

2. THERE SHALL BE NO DISPLAY OF BILLBOARDS, SIGNS OR OTHER ADVERTISEMENTS ON THE PREMISES,
EXCEPT TO PROVIDE WARNINGS.

3. THERE SHALL BE NO CONSTRUCTION, PLACEMENT OR MAINTENANCE OF ANY WALKWAY, PATH, SIDEWALK,
OR TRAIL OF ANY KIND OR NATURE ON THE PREMISES.

4. THERE SHALL BE NO BUILDING OR OTHER TEMPORARY OR PERMANENT STRUCTURE CONSTRUCTED,
PLACED, OR PERMITTED TO REMAIN ON THE PREMISES.

5. THERE SHALL BE NO ACCUMULATIONS OR DUMPING OF SOIL, SAND, GRAVEL, CONCRETE, ROCK OR
OTHER MINERAL OR FILL MATERIAL OR SUBSTANCE, TRASH, GARBAGE, CONSTRUCTION MATERIALS OR
EQUIPMENT, HAZARDOUS WASTE OR OTHER POLLUTANTS, YARD WASTE, ASHES, GARBAGE, VEHICLE
Eg[E)IEgEgR PARTS, ABANDONED PROPERTY OR OTHER UNSIGHTLY OR OFFENSIVE MATERIAL ON THE

MISES.

6. THERE SHALL BE NO ALTERATION OR MANIPULATION OF THE TOPOGRAPHY OR THE NATURAL MINERAL
SOIL ON THE PREMISES. ALL FILLING, EXCAVATING, MINING, DRILLING, REMOVAL OF TOPSOIL, SAND,
GRAVEL, ROCK, OR MINERALS IS PROHIBITED.

7. THERE SHALL BE NO CONSTRUCTION OR PLACEMENT OF FENCES, SCREENS, HEDGES, WALLS OR OTHER
SIMILAR BARRIERS ON THE PREMISES.

8. THERE SHALL BE NO REMOVAL OR DESTRUCTION OF TREES, SHRUBS, PLANTS AND OTHER VEGETATION,
EXCEPT FOR THE REMOVAL OF VEGETATION WHICH CONSTITUTES A SAFETY, HEALTH, OR ECOLOGICAL
HAZARD.

9. THERE SHALL BE NO ALTERATION OR MANIPULATION OF NATURAL WATER COURSES, SHORES, MARSHES,
SWAMPS, WETLANDS OR OTHER WATER BODIES LOCATED ON THE PREMISES.

10. THERE SHALL BE NO OPERATION OR STORAGE OF TRUCKS, AUTOMOBILES, DUNE BUGGIES, ALL—TERRAIN
VEHICLES, MOTORCYCLES, MOTORBIKES, SNOWMOBILES, BULLDOZERS, BACKHOES, OTHER MOTORIZED
VEHICLES OR MECHANICAL EQUIPMENT ON THE PREMISES.

11. THERE SHALL BE NO INDUSTRIAL OR COMMERCIAL ACTIVITIES CONDUCTED ON THE PREMISES.

12. THERE SHALL BE NO SEPARATION OR SPLIT-OFF OF LOTS, PIECES, OR PARCELS FROM THE PREMISES;
PROVIDED, HOWEVER, THAT THE GRANTEE(S) MAY GRANT TO A PUBLIC BODY OR BODIES OPEN—SPACE,
CONSERVATION OR HISTORIC PRESERVATION EASEMENTS WHICH APPLY TO ALL OR PART OF THE
PREMISES.

THE RESTRICTIONS SET FORTH HEREIN, INCLUDING THE BENEFITS AND BURDENS, SHALL RUN
WITH THE LAND AND BE BINDING UPON THE HEIRS, TRANSFEREES, SUCCESSORS AND ASSIGNS OF THE
PARTIES. |

N 1/4 CORNER

,—POINT OF BEGINNING

SQUARE FEET OF FLOOR AREA, EXCLUDING GARAGES.

ALL SUBDIVISION DEVELOPMENT IMPROVEMENTS SHALL BE SUBSTANTIALLY INSTALLED AND e—-—~‘/l— - AR —
S OO°OO 25" B 142

COMPLETED, EXCEPTING ONLY PUNCH LIST OR MINOR ITEMS, WITHIN ONE YEAR OF THE DATE ON

S :
S 00° 00 25" E _ 391.05

WHICH FINAL ENGINEERING APPROVAL IS GRANTED BY THE CITY.

THE MASTER DEED FOR BEACHVIEW ESTATES WILL INCLUDE A PROVISION THAT WILL CAUSE THE
CONDOMINIUM ASSOCIATION FOR BEACHVIEW ESTATES TO BE BOUND BY APPLICABLE OBLIGATIONS
AND RESTRICTIONS SET FORTH IN THESE NOTES.

SECTION 18

T.2N., R.11E.
FND. 1-1/4" 1.B.

NORTH — SOUTH 1/4 LINE

S 00° 00' 25" E  838.80"

OPEN SPACE CALCULATION:
GROSS SITE AREA: 5.63 ACRES

OPEN SPACE PROVIDED: 2.31 ACRES (41%)

PROFESSIONAL
ENGINEERING
ASSOCIATES

2430 Rochester Ct. Suite 100
Troy, Ml 48083-1872
Phone: (248) 689-9090
Fax: (248) 689-1044
website: www.peainc.com
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WITH ICE ¢ WATER SHIELD AND SHINGLES.

3. PROVIDE ICE & WATER SHIELD MIN. &'-2"
COVERAGE AT ALL VALLEYS

4. FIREPLACE FLUE TO BE MIN 2'-2" ABOVE ANY ROOF
SURFACE WITHIN 12'-2" HORIZONTALLY, MIN 2'-2"
PENETRATION ABOVE ROOF TOP.

NOTE:
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DOUNSFPOUTS SHALL BE LOCATED TO ALLOW DRAINAGE TO FLOW
AWAY FROM HOUSE, ADJACENT STRUCTURES AND COMMON PROPERTY
LINES. LOCATE DOUNSPOUTS IN NON-VISUALLY OFFENSIVE LOCATIONS.
DO NOT LOCATE DOUNSPOUTS ON FRONT FACADE OF HOUSE OR
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NOTE:

PLUMBING AND HYAC VENTS SHALL BE GROUPED IN ATTIC TO LIMIT
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associates, inc. (7396621935 Fax

Date: October 24, 2012

Site Condominium Review
For
City of Troy, Michigan

Applicant: Joe Maniaci, Mandarin Properties

Project Name: Beachview Estates

Plan Date: October 12, 2012

Location: West side of Beach Road, south of W. Long Lake Road
Zoning: R1-A, One-family Residential District

Action Requested: Site Condominium Preliminary Approval, Cluster Option
Required Information: Deficiencies noted

PROJECT AND SITE DESCRIPTION

We are in receipt of a site condominium application which includes a site plan, landscape plan,
topographic survey, tree preservation plan, wetlands letter, and application forms. The 6.02 acre site is
currently unimproved and encumbered with regulated a wetland and tree cover. The applicant intends
to gain approval for a 10-lot single family cluster detached site condominium project. By-right the 6.02
acre parcel could be developed into 8-units. Through the cluster option, the applicant is seeking
approval for two additional units; however the consideration of the density bonus requires a variance
from the Zoning Board of Appeals. See the procedure section below for more information.



Beachview Estates
October 26, 2012

Location of Subject Property:
West side of Beach Road, south of W. Long Lake Road.

Size of Subject Property:

The parcel is 6.02 net acres in area.

Proposed Uses of Subject Parcel:
Ten (10) detached, single family homes, developed through the cluster option.

Current Use of Subject Property:
The subject property is currently vacant.

Current Zoning:
The property is currently zoned R-1A, One-family Residential District.

Surrounding Property Details:

Direction Zoning Use
North R-1A, One-family Residential District. Single-family homes
South R-1A, One-family Residential District. Single-family homes
East R-1B, One-family Residential District Single-family homes
West R-1A, One-family Residential District. Single-family homes




Beachview Estates
October 26, 2012

CLUSTER DEVELOPMENT BACKGROUND AND APPROVAL PROCEDURES

As permitted under section 10.04 the applicant is proposing to develop the site in a cluster format. The
cluster option allows innovation and greater flexibility in subdivision design in order to preserve open
space as undeveloped land, and ensure the permanent preservation of environmental resources and
other natural features.

Site condominiums are reviewed by the Planning Commission under Section 10.02 (Site Condominium
Project Regulations) and Article 8 (Site Plan Review) and do not require City Council approval. However,
as permitted in the cluster development provisions, the applicant is seeking a discretionary bonus to
increase the number of units up to 20%. This discretionary density bonus is granted by the City Council
based on a recommendation from the Planning Commission. The discretionary bonus is contingent
upon the applicant including a minimum of fifty (50) percent of the property to be dedicated open space
held in common ownership. Cluster developments that do not seek a density bonus only have to
provide thirty (30) percent open space.

The applicant is seeking a density bonus and only providing 41% open space. Because the applicant is
providing less open space than required to obtain a density bonus, the applicant is requesting from the
ZBA a variance from the 50% open space requirement to be eligible for consideration of the density
bonus. The proposed variance from the ZBA is only to allow the Planning Commission to consider and
the City Council the ability to grant such discretionary bonus. If the variance is granted, City Council still
has discretion to grant or deny the density bonus, and should only grant the bonus if there is a favorable
recommendation by the Planning Commission. If the variance is denied the applicant is not eligible for
the density bonus, unless the plans are revised to include at least 50 % of the property as open space.
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Procedure Flow Chart:

Planning Commission:

Plan Commission preliminary reviews Site Condo application.
Cannot take action until Variance is considered by the Zoning
Board of Appeals.

Zoning Board of Appeals Review:

Considers Variance.

If ZBA Denies Variance:

Applicant resubmits a revised site plan

If ZBA Grants Variance:

Planning Commission:

Planning Commission reviews
preliminary site plan. Makes
recommendation to City Council
regarding density bonus.

v

City Council:

City Council reviews Planning
Commission recommendation
regarding density bonus.

City Council Denies Bonus: City Council Grants Bonus:

y y

Applicant resubmits a revised site plan Staff:

Staff administratively reviews final site
plan submittal




Beachview Estates
October 26, 2012

SITE ARRANGEMENT AND DISCRETIONARY DENSITY BONUS

The basic premise of cluster development is the preservation of open space. At a minimum, cluster
development shall maintain a minimum of thirty (30) percent of the gross area of the site as dedicated
open space held in common ownership. In order to encourage cluster development applicants are able
to receive a discretionary bonus to increase the number of units up to 20%. The discretionary bonus is
granted by the City Council based on a recommendation from the Planning Commission. The applicants
are seeking the discretionary bonus to increase the total number of units from eight (8) to ten (10) units.
The discretionary bonus is contingent upon the following:
1. Include a minimum of fifty (50) percent of the property to be dedicated open space held in
common ownership.
2. Include at least one (1) of the following elements:
a. Incorporates sustainable design options specifically related to the proposed density increase
b. Provides a perimeter transition area of at least one hundred fifty (150) feet in width around
all borders of the development.
c. Donates or contributes land or amenities in order to provide a significant community benefit,
such as for a school, park, fire station, or similar community benefit.
d. Other similar elements that the City Council, after favorable recommendation from the
Planning Commission, determined to be of exceptional quality.

As noted the applicant is only providing 41% open space. [f the applicant were to increase the open
space from 41% to 50%, in discussion with the applicant we believe that they would meet the second
requirement for density bonus eligibility by comply with the Sustainable Design Project requirement.

We strongly encourage the applicant’s attempt at providing a cluster development, and find that the
cluster provided by the applicant is a better designed project than what was proposed as a conventional
subdivision. The cluster development has permitted the applicant to provide open space in perpetuity
and preserve a significant number of trees. The cluster design proposed is a benefit not only to the
future owners of these units but also adjacent property owners. However, because this is an
undeveloped site we also find that there is an opportunity to increase the overall open space and
provide a cohesive neighborhood with accessible open space via:

e Reducing the rear yard of each lot and adding that area to common ownership;

e Reducing the side yard width between each building and/or providing shared driveways;

e Make the bio-retention/stormwater area more of a site amenity; and

e Providing a path between lots 6 and 7 to gain access to the large open space in the northeast
corner of the development.

Items to be addressed: Potential items to be addressed by applicant are contingent upon the granting of
the variance by the Zoning Board of Appeals.

AREA, WIDTH, HEIGHT, SETBACKS and REGULATORY FLEXABILITY

The proposed site condominium consists of 10-units with lot sizes ranging between 11,094 square feet
to 13,820 square feet. The average lot size is 11,944 square feet. The intent of the cluster development
provisions is to relax the typical R-1A district bulk requirements in order encourage a less sprawling form
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of development. As set forth in 10.05.E the applicant is able seek specific departures from the
dimensional requirements of the Zoning Ordinance for yards and units as a part of the approval process.
The table below outlines the bulk requirements for cluster development:

Density Overall density shall not exceed | Applicant seeking 10 | 8 units is permitted based on
the number of residential cluster | units underlying zoning, applicant
units as developed under a seeking density bonus of two
conventional subdivision, unless additional units

a density bonus has been
granted by City Council.

Perimeter Setback Equal to the rear yard setback 53 foot minimum Complies
requirement for the underlying
zoning district of the property
directly adjacent to each border

=40 feet

Front Setback 20 foot setback 25 foot minimum Compiles

(building)

Rear Setback (building) | 25 foot setback 48 foot minimum Complies

Side Setback (building) | 7.5 foot setback 35 foot minimum Complies

Open Space 30% / 50% 41% Applicant complies with minimum

Requirements: open space requirements.
Applicant is deficient in open

Minimum Percentage / space for density bonus.

Minimum Percentage

for Density Bonus

Open Space 100 feet in depth 88 feet in depth Applicant is deficient in open

Requirements: space depth adjacent to Beach
Road. At its discretion, the City

Open space depth Council, after favorable

adjacent to exterior recommendation from the

roads Planning Commission, may permit

either minor reductions in width
or variations in width of the open
space along exterior roads.

If the applicant were able to provide the required open space, we would encourage the Planning
Commission to consider granting a favorable recommendation to permit the minor open space depth
reduction along Beach Road.

Items to be addressed: Potential items to be addressed by applicant are contingent upon the granting of
the variance by the Zoning Board of Appeals.

SITE ACCESS AND CIRCULATION

Vehicular access:
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Access to all ten (10) lots will be from a newly constructed public road off of Beach Road aptly named
“Beachview Court”. The proposed Beachview Court meets all public road requirements; however the
City Traffic Engineering Department notes that:
1. The applicant shall show and maintain the 25’ x 25’ corner clearance on both sides of the new
intersection of Beachview Court and Beach Road.
2. An access drive to the detention basin will need to be provided.

These items will be addressed in final engineering.

Pedestrian access:

The applicant is providing a 5-foot wide sidewalk along the entire length of the newly created Beachview
Court; however has not shown a sidewalk along Beach Road. In previous submittals, the applicant did
show a 5-foot wide sidewalk along Beach Road. The applicant should indicate if they are not proposing
a sidewalk along Beach Road. If they are not providing a sidewalk they must seek a waiver from the
Traffic Committee.

Items to be Addressed: Provide a 5-foot wide sidewalk along Beach Road or seek a waiver from the
Traffic Committee.

NATURAL RESOURCES

The subject property is currently unimproved and is encumbered with one regulated wetland and tree
stands.

Wetlands:

Wetland “A” is located in the southwest corner of the lot, adjacent to the area proposed for stormwater
management. Based a submitted letter from Professional Engineering Associates, Wetland “A” is a
regulated wetland due to its location within 500’ of a stream. As a result, the applicant is required to
take the appropriate measures to protect this wetland. Prior to final site plan approval the applicant is
required to receive the appropriate permits from MDEQ, Oakland County Soil Erosion, Oakland County
Water Resources Commissioner, City of Troy, and any other appropriate body.

Trees:

Through the cluster design the applicant proposes to preserve a significant more number of individual
trees and tree stands than previous submittals. More importantly by maintaining common open space
in perpetuity, the trees along the perimeter of the site and those in the northeast corner of the site will
remain for their natural life unless removed by action of the common homeowners association.

Items to be Addressed: 1.) Obtain all appropriate wetland permits from MDEQ, Oakland County Soil

Erosion, Oakland County Water Resources Commissioner, City of Troy, and any other appropriate body
prior to final site plan approval

LANDSCAPING

\‘ ‘
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The Landscape Plan includes thirty-three (33) Norway Spruces to be planted as screening along Beach
Road and a combination of five (5) Sugar Maples, seven (7) Red Maple, and seven (7) Red Oak along the
newly created Beachview Court. All proposed species fall within Troy regulations and are not
prohibited. In addition the proposed new planting, due to the cluster design the applicant is able to
preserve a number of significant trees on site.

Though not required by ordinance, the applicant has shown the installation of twenty (20) Norway
Spruces along the southern property line as part of an agreement with the adjacent property owner.
The twenty (20) Norway Spruces are only shown on the Site Plan (Sheet P1) and should also be shown
on the Landscape Plan.

Site condominium and subdivision landscaping are regulated by Section 13.02.F.2.

Frontage Screening Beach Road: One | 33 Spruce Complies
evergreen tree for
every 10 lineal feet = 33
trees

Greenbelt Street Trees Beachview Court: 1 tree | 19 street trees (5 Sugar | Complies

for every 50 linear feet

Maples, 7 Red Maple,

=19 trees

and 7 Red Oak)

The applicant has provided the required evergreen screen along Beach Road and the required greenbelt
planting along Beachview Court. While, the applicant complies with all landscaping requirements, the
applicant should relocate the proposed Red Maple that is located where the required access drive to the
detention facility will be placed.

Items to be Addressed: Relocate the proposed Red Maple that is located where the required access drive
to the detention facility will be placed.

STORMWATER DETENSION

The applicant’s stormwater detention will connect to a storm sewer approximately 240 feet south of the
site through the adjacent southern property. The applicant has received an easement from the adjacent
south side property owner. The Engineering Department has reviewed the proposed detention facility
and offers the following comments:

1. Size the detention area for a 25-year storm.

2. An easement for detention outlet must be granted to the City of Troy; and

3. Ensure that the proposed detention outlet is spaced a great enough distance to be able to be

bored underneath the existing natural water course and have enough cover.

These issues will be addressed in final engineering.

Items to be Addressed: None




Beachview Estates
October 26, 2012

RECOMMENDATIONS

We strongly encourage the applicant’s attempt at providing a cluster development, and find that the
cluster subdivision provided by the applicant is a better designed project than what was proposed as a
conventional subdivision. The cluster development has permitted the applicant to provide open space
in perpetuity and preserve a significant number of trees. The cluster design proposed is a benefit not
only to the future owners of these units but also adjacent property owners. However, because this is an
undeveloped site we also find that there is an opportunity to increase the overall open space and
provide a cohesive neighborhood with accessible open space via:

e Reducing the rear yard of each lot and adding that area to common ownership;

e Reducing the side yard width between each building and/or providing shared driveways;

e Make the bio-retention/stormwater area more of a site amenity; and/or

e Providing a path between lots 6 and 7 to gain access to the large open space in the northeast
corner of the development.
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CARLISLE/‘WORTNIAN ASSOC., INC.
Benjamin R. Carlisle, LEED AP, AICP
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