DATE: April 7, 2006
TO: John M. Lamerato, Acting City Manager
FROM: Douglas J. Smith, Director of Real Estate & Development

Mark F. Miller, Planning Director

SUBJECT: PRELIMINARY SITE CONDOMINIUM REVIEW - Preserves of
Timbercrest Site Condominium, west of Fernleigh, south side of
Wattles Rd., Section 24 — R-1C

RECOMMENDATION

On March 14, 2006 the Planning Commission recommended approval of the
Preserves of Timbercrest Site Condominium, subject to the following condition:

1. The applicant must get a wetlands determination for the parcel as per
Section 3.43.01(9). The Planning Department will ensure that the report is
submitted for consideration by City Council prior to Preliminary Site
Condominium Approval. If the report indicates there are State-regulated
wetlands on the parcel, the item will come back to Planning Commission
for consideration.

A wetlands determination was completed for the property on March 20, 2006 by
King & MacGregor Environmental, Inc. The report indicates that there are no
wetland areas on the property. The City of Troy Environmental Specialist walked
the site and agrees with the findings of no wetlands on the parcel. City
Management agrees with the Planning Commission and recommends approval
of the Preliminary Site Plan for Preserves of Timbercrest Site Condominium.

GENERAL INFORMATION

Name of Owner / Applicant:
The owner of the property is Jean Claude and Anna Vidal. The applicant is
Mondrian Properties Stone Haven Development LLC.

Location of subject property:
The property is located west of Fernleigh, on the south side of Wattles Rd., in
Section 24.

Size of subject parcel:
The parcel is approximately 2.26 acres in area.
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Description of proposed development:

The applicant is proposing a 6-unit site condominium, with access to Wattles
Road. The proposed street is private and single-loaded, with units along only the
east side of the street. A drain and detention basin owned by the State of
Michigan abuts the development to the west.

The applicant has provided a drawing that illustrates the potential future
development to the south of the parent parcel. The drawing indicates the
potential for approximately 29 units, which would be accessible to the public
street to the east in Timbercrest Estates.

Current use of subject property:
A single family residence presently sits on the property.

Current use of adjacent parcels:
North: Single family residential.
South: Single family residential.
East:  Single family residential.
West: Drain and detention basin.

Current zoning classification:
The property is currently zoned R-1C One Family Residential.

Zoning classification of adjacent parcels:
North: R-1C One Family Residential.
South: R-1C One Family Residential.
East: R-1C One Family Residential.
West: R-1C One Family Residential.

Future Land Use Designation:
The property is designated on the Future Land Use Plan as Low Density
Residential.

ANALYSIS

Compliance with area and bulk requirements of the R-1C One Family Residential
District:

Lot Area: Minimum lot area in the R-1C district is 10,500 square feet. The
applicant meets this requirement.

Lot Width: The minimum required lot width is 85 feet. The applicant meets this
requirement.



Height: Maximum permitted height is 2 stories or 25 feet. The applicant will be
required to meet this requirement.

Setbacks:  Front: 30 feet required. 30 feet provided.
Side (least one): 10 feet. 10 feet provided.
Side (total two): 20 feet. 20 feet provided.
Rear: 40 feet. 40 feet provided.

Minimum Floor Area: 1,200 square feet. The applicant will be required to meet
this requirement.

Maximum Lot Coverage: 30%. The applicant will be required to meet this
requirement.

The applicant meets the area and bulk requirements of the R-1C One Family
Residential District.

Off-street parking and loading requirements:
The applicant will be required to provide 2 off-street parking spaces per unit.

Environmental provisions:
The applicant proposes a landscape buffer along Wattles Road.

Storm water detention:
The applicant proposes to utilize the existing storm water detention basin on the
abutting property to the west.

Natural features and floodplains:

The Natural Features Map indicates there are no natural features located on the
property. A wetland determination prepared by King & MacGregor
Environmental, Inc. indicates there are no wetlands on the parcel.

Subdivision Control Ordinance, Article IV Design Standards

Lots: All units meet the minimum area and bulk requirements of the
Zoning Ordinance.

Streets: The proposed development has direct vehicular access to Wattles
Road. The interior street will be a private road, 28 feet wide within a 40-
foot wide private road easement.

Sidewalks: The applicant is proposing to construct an 8-foot wide sidewalk
on the south side of Wattles. The applicant is also proposing to construct
a 5-foot wide sidewalk on the east side of the proposed interior private
road.



Utilities: The parcel is served by public water and sewer.

Attachments:
1. Maps.
2. Drawing showing possible future development, prepared by Beckman

Wehbe Corp., dated 3-2-2006.

3. Wetlands determination prepared by King & MacGregor, dated March 20,
2006.

4. Minutes from March 14, 2006 Planning Commission Regular Meeting.

Prepared by RBS, MFM

cc:  Applicant
File/Preserves of Timbercrest Site Condominium

G:\SUBDIVISIONS & SITE CONDOS\Preserves of Timbercrest Sec 24\CC Prelim App Pres of Timbercrest Site Condo 04
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March 20, 2006

Ms. Elaine M. Simpson

Mondrian Properties

1111 W. Long Lake Road, Suite 103
Troy, Ml 48098

Ra: Preserves of Timbercrest
Wattles Road, City of Troy, Qakland County

Dear ks, Simpson:

On March 15, 2006 we visited the subject property for purposes of canducting a
prefiminary wetland evaluation. This report is intanded fo provide a summary of
abservations made during that visit and en opinion as to the jurisdiction of the
Michigan Department of Environmental Quality (MDEQ) over any wetland areas
within the subject property.

Property Description

The 2-acre subject property is a single parcel located on the south side of Watlles
Road, east of John R Road, between Forge Drive and Fernleigh Street. The
property includes an existing residence, pole bam, shed, maintained lawn and
ormamental landscaping. Vegetation consists of blue grase and fescue grass
species, Colorado blue spruce, Norway mapie, red cedar, crabapple, and red ash
(with evidence of emerald ash borer). The topography is generally level.

Regulatory Jurisdiction
Part 303 Wetlands Protection of PA 451, 1984 defines wefland as “,..land

~ characterized by the presence of water at a frequency and duration sufficient to

support, and that under nomal circumstances, does support, wetiand vegetation or
aquatic life, and it commanly refarred ta &s & bog, swamp, or marsh...." In Oakland
County the MDEQ regulates wetlands that are 5 acres in size or greater, and/or
wetlands that are contiguous to an Inland lake, pond, or stream. MDEQ regutations
define a “lske” @s a permanent open water body greater than five acres in sizre and
a “pond” a5 a permanent open water body one to five acres In size. MDEQ
regulations define a “stream” as & body of water that has definite banks, & bed, and
visible evidence of a continued flow or continued occurrence of water. "Contiguous™
is defined as a permanent surface water connection or other direct physical contact -
with, and/or being located within 500 feet of a lake, stream, or pond.

No wetland areas were identified on the subjéct property. Because the subject
property is an actively mainteined residential lot, no areas with a predominance of
wetland vegetation were present. : ‘

Plesse be advised that the information provided in thie report is & professional
opinion. The ultimate decision on wetland boundary locations and jurisdiction
thereof rests with the MDEQ ahd, in some cases, local and/or federal government.
Therefore, there may be adjustments to boundaries based upon review of a
reguiatory agency. An agency determination can vary, depending on various factors,
including, but not limited f0, experience of the agency representafive making the
determination and the season of the year. In addition, the physical characteristics of
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the site can change with time, depending on the weather, vegetation paiiems,
drainage, activiies on adjacent parcels, or other events. Wetland eveluations
performed outside the growing ssason from late-October until lats-April may not be
conrgistent with the official MDEQ wetland assessment program and therefore are
subject to increased potential for change than those performed during the growing
saason, Any of these factors can change the nature or extent of wetlands on the
site. Wetland evaluations performed oulside the growing seasan from late-October
untlf late-April may not be consistent with the official MDEQ wetland assessment
program and therefore are subject to increased potential for change than thnse
performed during the growing season.

Thank you for contacting King & MacGregor Environmental, ins. Please feel free o
call me or contact me via emall at wheld@king-macgregor.com if you have any
questions or we can be of further assistance.

- Sincerely,

King & Macgregor Envirorimental, Inc.
Woody L. Held



PLANNING COMMISSION REGULAR MEETING — FINAL

10.

SITE CONDOMINIUM SITE PLAN

SITE PLAN REVIEW - Preserves of Timbercrest Site Condominium, 6
units/lots proposed, West of Fernleigh, South side of Wattles Road,
Section 24, Zoned R-1C (One Family Residential) District

Mr. Savidant presented a summary of the Planning Department report for
the proposed site condominium and reported it is the recommendation of
City Management to approve the application with the condition that a
wetlands determination is submitted.

The petitioner, Joe Maniaci of Mondrian Properties, 1111 W. Long Lake
Road, Troy, was present. Mr. Maniaci said the width of the lot dictated a
private street to accommodate buildable lots.

Chair Strat opened the floor for public comment.

Lou Messina of 3910 Forge, Troy, was present. Mr. Messina voiced
opposition to the proposed development. He said the proposed homes
would face the back yards of the residential homes on Forge and the
proposed private road would be behind their back yards. Mr. Messina
voiced concern with additional traffic exiting onto Wattles Road. Mr.
Messina said residents on Forge have maintained the retention area behind
their homes.

Shirley Roberts of 3896 Forge, Troy, was present. Ms. Roberts voiced her
concern about the private road that would be behind her house. She enjoys
outside activities with her small grandchildren and is concerned for their
safety.

Michael Long of 3882 Forge, Troy, was present. Mr. Long voiced opposition
to the proposed development. He said the development seems to be poorly
designed and houses are just being jammed in. Mr. Long addressed
concern with vehicular headlights from the cul de sac reflecting on the
residential homes on Forge.

The floor was closed.
Mr. Savidant confirmed that the retention area to the rear of the homes on

Forge is owned by the State of Michigan and is approximately 100 feet in
width.

MARCH 14, 2006
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Resolution # PC-2006-03-047
Moved by: Waller
Seconded by: Schultz

RESOLVED, That the Planning Commission recommends to City Council,
that the Preliminary Site Plan (Section 34.30.00 Unplatted One-Family
Residential Development), as requested for Preserves of Timbercrest Site
Condominium, including 6 units, located west of Fernleigh on the south side
of Wattles Road, Section 24, within the R-1C zoning district be granted,
subject to the following condition:

1. The applicant must get a wetlands determination for the parcel as per
Section 3.43.01(9). The Planning Department will ensure that the
report is submitted for consideration by City Council prior to
Preliminary Site Condominium Approval. If the report indicates there
are State-regulated wetlands on the parcel, the item will come back to
Planning Commission for consideration.

Discussion on the motion on the floor.

Mr. Miller explained the wetlands determination is a requirement of the site
plan application and the Planning Department erred in accepting the
application without a wetlands determination.

Mr. Littman asked for further information on the retention area.

Larry Hendrick of 3868 Forge was present. Mr. Hendrick provided
information on the retention basin. He said all the subdivision water goes
into the basin. The pumping station shuts off with a heavy rainfall [5-year
rain]. Mr. Hendrick estimated the basin filled up about 15 times since he’s
lived there (34 years), and said the overflow water goes into the creek at the
south end. He said water would not go on the proposed development, nor
does it go onto the residential properties on Forge.

There was a brief discussion on the State-owned property as relates to
landscaping and maintenance.

Vote on the motion on the floor.

Yes: Kerwin, Littman, Schultz, Strat, Waller, Wright
No: Vleck
Absent: Drake-Batts, Khan

MOTION CARRIED
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Mr. Vleck would prefer a landscaped buffer between the private road and
the residential homes on Forge.




<<
  /ASCII85EncodePages false
  /AllowTransparency false
  /AutoPositionEPSFiles true
  /AutoRotatePages /All
  /Binding /Left
  /CalGrayProfile (Dot Gain 20%)
  /CalRGBProfile (sRGB IEC61966-2.1)
  /CalCMYKProfile (U.S. Web Coated \050SWOP\051 v2)
  /sRGBProfile (sRGB IEC61966-2.1)
  /CannotEmbedFontPolicy /Warning
  /CompatibilityLevel 1.4
  /CompressObjects /Tags
  /CompressPages true
  /ConvertImagesToIndexed true
  /PassThroughJPEGImages true
  /CreateJDFFile false
  /CreateJobTicket false
  /DefaultRenderingIntent /Default
  /DetectBlends true
  /ColorConversionStrategy /LeaveColorUnchanged
  /DoThumbnails false
  /EmbedAllFonts true
  /EmbedJobOptions true
  /DSCReportingLevel 0
  /SyntheticBoldness 1.00
  /EmitDSCWarnings false
  /EndPage -1
  /ImageMemory 1048576
  /LockDistillerParams false
  /MaxSubsetPct 100
  /Optimize true
  /OPM 1
  /ParseDSCComments true
  /ParseDSCCommentsForDocInfo true
  /PreserveCopyPage true
  /PreserveEPSInfo true
  /PreserveHalftoneInfo false
  /PreserveOPIComments false
  /PreserveOverprintSettings true
  /StartPage 1
  /SubsetFonts true
  /TransferFunctionInfo /Apply
  /UCRandBGInfo /Preserve
  /UsePrologue false
  /ColorSettingsFile ()
  /AlwaysEmbed [ true
  ]
  /NeverEmbed [ true
  ]
  /AntiAliasColorImages false
  /DownsampleColorImages true
  /ColorImageDownsampleType /Bicubic
  /ColorImageResolution 300
  /ColorImageDepth -1
  /ColorImageDownsampleThreshold 1.50000
  /EncodeColorImages true
  /ColorImageFilter /DCTEncode
  /AutoFilterColorImages true
  /ColorImageAutoFilterStrategy /JPEG
  /ColorACSImageDict <<
    /QFactor 0.15
    /HSamples [1 1 1 1] /VSamples [1 1 1 1]
  >>
  /ColorImageDict <<
    /QFactor 0.15
    /HSamples [1 1 1 1] /VSamples [1 1 1 1]
  >>
  /JPEG2000ColorACSImageDict <<
    /TileWidth 256
    /TileHeight 256
    /Quality 30
  >>
  /JPEG2000ColorImageDict <<
    /TileWidth 256
    /TileHeight 256
    /Quality 30
  >>
  /AntiAliasGrayImages false
  /DownsampleGrayImages true
  /GrayImageDownsampleType /Bicubic
  /GrayImageResolution 300
  /GrayImageDepth -1
  /GrayImageDownsampleThreshold 1.50000
  /EncodeGrayImages true
  /GrayImageFilter /DCTEncode
  /AutoFilterGrayImages true
  /GrayImageAutoFilterStrategy /JPEG
  /GrayACSImageDict <<
    /QFactor 0.15
    /HSamples [1 1 1 1] /VSamples [1 1 1 1]
  >>
  /GrayImageDict <<
    /QFactor 0.15
    /HSamples [1 1 1 1] /VSamples [1 1 1 1]
  >>
  /JPEG2000GrayACSImageDict <<
    /TileWidth 256
    /TileHeight 256
    /Quality 30
  >>
  /JPEG2000GrayImageDict <<
    /TileWidth 256
    /TileHeight 256
    /Quality 30
  >>
  /AntiAliasMonoImages false
  /DownsampleMonoImages true
  /MonoImageDownsampleType /Bicubic
  /MonoImageResolution 1200
  /MonoImageDepth -1
  /MonoImageDownsampleThreshold 1.50000
  /EncodeMonoImages true
  /MonoImageFilter /CCITTFaxEncode
  /MonoImageDict <<
    /K -1
  >>
  /AllowPSXObjects false
  /PDFX1aCheck false
  /PDFX3Check false
  /PDFXCompliantPDFOnly false
  /PDFXNoTrimBoxError true
  /PDFXTrimBoxToMediaBoxOffset [
    0.00000
    0.00000
    0.00000
    0.00000
  ]
  /PDFXSetBleedBoxToMediaBox true
  /PDFXBleedBoxToTrimBoxOffset [
    0.00000
    0.00000
    0.00000
    0.00000
  ]
  /PDFXOutputIntentProfile ()
  /PDFXOutputCondition ()
  /PDFXRegistryName (http://www.color.org)
  /PDFXTrapped /Unknown

  /Description <<
    /FRA <>
    /ENU (Use these settings to create PDF documents with higher image resolution for improved printing quality. The PDF documents can be opened with Acrobat and Reader 5.0 and later.)
    /JPN <FEFF3053306e8a2d5b9a306f30019ad889e350cf5ea6753b50cf3092542b308000200050004400460020658766f830924f5c62103059308b3068304d306b4f7f75283057307e30593002537052376642306e753b8cea3092670059279650306b4fdd306430533068304c3067304d307e305930023053306e8a2d5b9a30674f5c62103057305f00200050004400460020658766f8306f0020004100630072006f0062006100740020304a30883073002000520065006100640065007200200035002e003000204ee5964d30678868793a3067304d307e30593002>
    /DEU <>
    /PTB <>
    /DAN <>
    /NLD <>
    /ESP <>
    /SUO <>
    /ITA <>
    /NOR <>
    /SVE <>
  >>
>> setdistillerparams
<<
  /HWResolution [2400 2400]
  /PageSize [612.000 792.000]
>> setpagedevice




