
 

 
CCIITTYY  CCOOUUNNCCIILL  AAGGEENNDDAA  IITTEEMM

 
 
Date: August 20, 2015 
 
To:  Brian Kischnick, City Manager 
 
From: Mark F. Miller, Director of Economic & Community Development 
 R. Brent Savidant, Planning Director 
 
Subject: PUBLIC HEARING - CONDITIONAL REZONING APPLICATION (File Number CR 013) – 

Proposed Amber Studios and Lofts, East side of Livernois between Vermont and 
Birchwood, Section 21, From O (Office) District to MR (Maple Road) District 

 
The applicant, Amber Properties Company, seeks a conditional rezoning of the subject parcel from 
O (Office) District to MR (Maple Road) District. The conditional rezoning application includes a 
Preliminary Site Plan for a 3-story building with mezzanine, approximately 36 feet in height. The 
Preliminary Site Plan is a condition offered by the applicant and will control the future development 
of the site. 
 
The Planning Commission held a public hearing on this item on July 28, 2015 and recommended 
approval of the application by a 7-0 vote. The applicant addressed all of the Planning Commission’s 
design considerations with the exception of eliminating the parking space on the north side of the 
building. The applicant wants to keep as many parking spaces on site as possible and is willing to 
designate the space for compact cars only. 
 
The applicant submitted a street vacation application for the 18-foot wide alley located to the east of 
the subject property. The western 9-feet of the alley is proposed to be used as parking and 
landscaping. The eastern 9-feet of the alley is proposed to remain as is.  
 
The site is within the Maple Road classification in the City of Troy Master Plan, which supports multi-
story residential development. The application is consistent with the Master Plan. 
 
The attached report prepared by Carlisle/Wortman Associates, Inc. (CWA), the City’s Planning 
Consultant, summarizes the rezoning request. City Management recommends approval of the 
rezoning request from O (Office) District to MR (Maple Road) District.  
 
 
Attachments: 

1. Map 
2. Site Plan Revised 2015 08 03 
3. Conditional Rezoning Agreement 
4. Minutes from June 23, 2015 Planning Commission Regular meeting 
5. Minutes from July 28, 2015 Planning Commission Special/Study meeting (excerpt) 
6. Agenda item from July 28, 2015 Planning Commission Regular meeting 
7. Public Comment 
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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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Amber Studios & Lofts
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City of Troy Planning Department
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920183 183Feet

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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Form Based Zoning 2

(PUD) Planned Unit Development

(CF) Community Facilities District

(EP) Environmental Protection District

(BB) Big Beaver Road

(MR) Maple Road

(NN) Neighborhood Nodes (A-U)

(CB) Community Business

(GB) General Business

(IB) Integrated Industrial Business District

(O) Office Building District

(OM) Office Mixed Use

(P) Vehicular Parking District

(R-1A) One Family Residential District

(R-1B) One Family Residential District

(R-1C) One Family Residential District

(R-1D) One Family Residential District

(R-1E) One Family Residential District

(RT) One Family Attached Residential District

(MF) Multi-Family Residential

(MHP) Manufactured Housing

(UR) Urban Residential

(RC) Research Center District

(PV) Planned Vehicle Sales

Aerial

Red:    Band_1

Green: Band_2

Blue:   Band_3



AMBER STUDIOS AND LOFTS
1800 - 1870 LIVERNOIS ROAD, TROY, MI 48083

AMBER PROPERTIES COMPANY
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AMBER PROPERTIES
COMPANY

380 N. CROOKS RD
CLAWSON, MI 48017

AMBER STUDIOS AND
LOFTS

TROY, MI 48083

PROJECT COVER SHEET

G001
214100111

GENERAL
G001 PROJECT COVER SHEET

CIVIL
C-1 SITE PLAN
C-2 GRADING PLAN

LANDSCAPING
L-1 LANDSCAPE PLAN
L-2 LANDSCAPE DETAILS

ARCHITECTURAL
AS01 ARCHITECTURAL SITE PLAN
A111 FIRST & SECOND FLOOR PLANS
A121 THIRD FLOOR & MEZZANINE PLANS
A131 ROOF PLAN
A201 EXTERIOR ELEVATIONS
A202 GROUND STORY ACTIVATION

ELECTRICAL
ESC01 EXTERIOR SITE LIGHTING PLAN

KEM-TEC & ASSOCIATES
22556 GRATIOT AVENUE

EASTPOINTE, MI 48021
T:586.772.2222
F:586.772.4048

ARCHITECT
JUSTIN F WIEBER

STATE OF MICHIGAN 58488

CIVIL ENGINEER
JEFFERY A MARTELL
STATE OF MICHIGAN

ELECTRICAL ENGINEER
KEVIN RETTICH

STATE OF MICHIGAN

2015.08.03 CONDITIONAL REZONING
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SITE PLAN

C-1

PROPOSED CURB

PROPOSED BUILDING

PROPOSED CONCRETE AREA

PROPOSED SIGN

PARKING STALL COUNTER

EXISTING CURB

PROPERTY BOUNDARY

20

PROPOSED SAWCUT LINE

SYMBOL DESCRIPTION

GENERAL NOTES

1. THE CONTRACTOR SHALL VERIFY AND FAMILIARIZE THEMSELVES

WITH THE EXISTING SITE CONDITIONS AND THE PROPOSED SCOPE

OF WORK (INCLUDING DIMENSIONS, LAYOUT, ETC.) PRIOR TO

INITIATING THE IMPROVEMENTS IDENTIFIED WITHIN THESE

DOCUMENTS. SHOULD ANY DISCREPANCY BE FOUND BETWEEN THE

EXISTING SITE CONDITIONS AND THE PROPOSED WORK THE

CONTRACTOR SHALL NOTIFY STONEFIELD ENGINEERING & DESIGN,

LLC. PRIOR TO THE START OF CONSTRUCTION.

2. THE CONTRACTOR SHALL OBTAIN ALL NECESSARY PERMITS AND

ENSURE THAT ALL REQUIRED APPROVALS HAVE BEEN OBTAINED

PRIOR TO THE START OF CONSTRUCTION. COPIES OF ALL REQUIRED

PERMITS AND APPROVALS SHALL BE KEPT ON SITE AT ALL TIMES

DURING CONSTRUCTION.

3. ALL CONTRACTORS WILL, TO THE FULLEST EXTENT PERMITTED BY

LAW, INDEMNIFY AND HOLD HARMLESS STONEFIELD ENGINEERING &

DESIGN, LLC. AND IT'S SUB-CONSULTANTS  FROM AND AGAINST ANY

DAMAGES AND LIABILITIES INCLUDING ATTORNEY'S FEES ARISING

OUT OF CLAIMS BY EMPLOYEES OF THE CONTRACTOR IN ADDITION

TO CLAIMS CONNECTED TO THE PROJECT AS A RESULT OF NOT

CARRYING THE PROPER INSURANCE FOR WORKERS COMPENSATION,

LIABILITY INSURANCE, AND LIMITS OF COMMERCIAL GENERAL

LIABILITY INSURANCE.

4. THE CONTRACTOR SHALL NOT DEVIATE FROM THE PROPOSED

IMPROVEMENTS IDENTIFIED WITHIN THIS PLAN SET UNLESS APPROVAL

IS PROVIDED IN WRITING.

5. THE CONTRACTOR IS RESPONSIBLE TO DETERMINE THE MEANS AND

METHODS OF CONSTRUCTION.

6. THE CONTRACTOR SHALL NOT PERFORM ANY WORK OR CAUSE

DISTURBANCE ON A PRIVATE PROPERTY NOT CONTROLLED BY THE

PERSON OR ENTITY WHO HAS AUTHORIZED THE WORK WITHOUT

PRIOR WRITTEN CONSENT FROM THE OWNER OF THE PRIVATE

PROPERTY.

7. THE CONTRACTOR IS RESPONSIBLE TO RESTORE ANY DAMAGED OR

UNDERMINED STRUCTURE OR SITE FEATURE THAT IS IDENTIFIED TO

REMAIN ON THE PLAN SET. ALL REPAIRS SHALL USE NEW MATERIALS

TO RESTORE THE FEATURE TO ITS EXISTING CONDITION AT THE

CONTRACTORS EXPENSE.

8. CONTRACTOR IS RESPONSIBLE TO PROVIDE THE APPROPRIATE SHOP

DRAWINGS, PRODUCT DATA, AND OTHER REQUIRED SUBMITTALS

FOR REVIEW. STONEFIELD ENGINEERING & DESIGN, LLC. WILL REVIEW

THE SUBMITTALS IN ACCORDANCE WITH THE DESIGN INTENT AS

REFLECTED WITHIN THE PLAN SET.

9. THE CONTRACTOR IS RESPONSIBLE FOR TRAFFIC CONTROL IN

ACCORDANCE WITH MANUAL ON UNIFORM TRAFFIC CONTROL

DEVICES, LATEST EDITION.

10. THE CONTRACTOR IS REQUIRED TO PERFORM ALL WORK IN THE

PUBLIC RIGHT-OF-WAY IN ACCORDANCE WITH THE APPROPRIATE

GOVERNING AUTHORITY AND SHALL BE RESPONSIBLE FOR THE

PROCUREMENT OF STREET OPENING PERMITS.

11. SHOULD AN EMPLOYEE OF STONEFIELD ENGINEERING & DESIGN, LLC.

BE PRESENT ON SITE AT ANY TIME DURING CONSTRUCTION, IT DOES

NOT RELIEVE THE CONTRACTOR OF ANY OF THE RESPONSIBILITIES

AND REQUIREMENTS LISTED IN THE NOTES WITHIN THIS PLAN SET.
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C-2

PROPERTY LINE

SYMBOL DESCRIPTION

PROPOSED GRADING CONTOUR

PROPOSED GRADING RIDGELINE

PROPOSED DIRECTION OF DRAINAGE FLOW

PROPOSED GRADE SPOT SHOT

PROPOSED TOP OF CURB /

BOTTOM OF CURB SPOT SHOT

PROPOSED FLUSH CURB SPOT SHOT

TC 100.50

BC 100.00

G 100.00

FC 100.00

PROPOSED DEPRESSED CURB /

BOTTOM OF CURB SPOT SHOT

DC 100.12

BC 100.00

PROPOSED TOP OF WALL /

BOTTOM OF WALL SPOT SHOT

TW 102.00

BW 100.00

100

GRADING NOTES

1. ALL SOIL AND MATERIAL REMOVED FROM THE SITE SHALL BE

DISPOSED OF IN ACCORDANCE WITH LOCAL, STATE, AND FEDERAL

REQUIREMENTS.   ANY GROUNDWATER DE-WATERING PRACTICES

SHALL BE PERFORMED UNDER THE SUPERVISION OF A QUALIFIED

PROFESSIONAL.   THE CONTRACTOR IS REQUIRED TO OBTAIN ALL

NECESSARY PERMITS FOR THE DISCHARGE OF DE-WATERED

GROUNDWATER.  ALL SOIL IMPORTED TO THE SITE SHALL BE

CERTIFIED CLEAN FILL. CONTRACTOR SHALL MAINTAIN RECORDS OF

ALL FILL MATERIALS BROUGHT TO THE SITE.

2. THE CONTRACTOR IS REQUIRED TO PROVIDE TEMPORARY AND/OR

PERMANENT SHORING WHERE REQUIRED DURING EXCAVATION

ACTIVITIES, INCLUDING BUT NOT LIMITED TO UTILITY TRENCHES, TO

ENSURE THE STRUCTURAL INTEGRITY OF NEARBY STRUCTURES AND

STABILITY OF THE SURROUNDING SOILS.

3. PROPOSED TOP OF CURB ELEVATIONS ARE GENERALLY 4 INCHES TO 7

INCHES ABOVE EXISTING GRADES UNLESS OTHERWISE NOTED. THE

CONTRACTOR WILL SUPPLY ALL STAKEOUT CURB GRADE SHEETS TO

KEM-TEC & ASSOCIATES FOR REVIEW AND APPROVAL PRIOR TO

POURING CURBS.

4. THE CONTRACTOR IS RESPONSIBLE TO SET ALL PROPOSED UTILITY

COVERS AND RESET ALL EXISTING UTILITY COVERS WITHIN THE

PROJECT LIMITS TO PROPOSED GRADE IN ACCORDANCE WITH ANY

APPLICABLE MUNICIPAL, COUNTY, STATE AND/OR UTILITY

AUTHORITY REGULATIONS.

5. MINIMUM SLOPE REQUIREMENTS TO PREVENT PONDING SHALL BE AS

FOLLOWS:

 CURB GUTTER: 0.50%

 CONCRETE SURFACES: 1.00%

 ASPHALT SURFACES: 1.00%

6. A MINIMUM SLOPE OF 1.00% SHALL BE PROVIDED AWAY FROM ALL

BUILDINGS. THE CONTRACTOR SHALL ENSURE POSITIVE DRAINAGE

FROM THE BUILDING IS ACHIEVED AND SHALL NOTIFY STONEFIELD

ENGINEERING & DESIGN, LLC. IF THIS CONDITION CANNOT BE MET.

ADA NOTES

1. THE CONTRACTOR SHALL MAINTAIN A MAXIMUM 2.00% SLOPE IN

ANY DIRECTION WITHIN THE ADA PARKING SPACES AND ACCESS

AISLES.

2. THE CONTRACTOR SHALL PROVIDE COMPLIANT SIGNAGE AT ALL

ADA PARKING AREAS IN ACCORDANCE WITH STATE GUIDELINES.

3. THE CONTRACTOR SHALL MAINTAIN A MAXIMUM 5.00% RUNNING

SLOPE AND A MAXIMUM OF 2.00% CROSS SLOPE ALONG WALKWAYS

WITHIN THE ACCESSIBLE PATH OF TRAVEL (SEE THE SITE PLAN FOR

THE LOCATION OF THE ACCESSIBLE PATH).  THE CONTRACTOR IS

RESPONSIBLE TO ENSURE THE ACCESSIBLE PATH OF TRAVEL IS 36

INCHES WIDE OR GREATER UNLESS INDICATED OTHERWISE WITHIN

THE PLAN SET.

4. THE CONTRACTOR SHALL MAINTAIN A MAXIMUM 2.00% SLOPE IN

ANY DIRECTION AT ALL LANDINGS.  LANDINGS INCLUDE, BUT ARE

NOT LIMITED TO, THE TOP AND BOTTOM OF AN ACCESSIBLE RAMP,

AT ACCESSIBLE BUILDING ENTRANCES, AT AN AREA IN FRONT OF A

WALK-UP ATM, AND AT TURNING SPACES ALONG THE ACCESSIBLE

PATH OF TRAVEL.  THE LANDING AREA SHALL HAVE A MINIMUM

CLEAR AREA OF 60 INCHES BY 60 INCHES UNLESS INDICATED

OTHERWISE WITHIN THE PLAN SET.

5. THE CONTRACTOR SHALL MAINTAIN A MAXIMUM 8.33% RUNNING

SLOPE AND A MAXIMUM 2.00% CROSS SLOPE ON ANY CURB RAMPS

ALONG THE ACCESSIBLE PATH OF TRAVEL.  WHERE PROVIDED, CURB

RAMP FLARES SHALL NOT HAVE A SLOPE GREATER THAN 10.00% IF A

LANDING AREA IS PROVIDED AT THE TOP OF THE RAMP. FOR

ALTERATIONS, A CURB RAMP FLARES SHALL NOT HAVE A SLOPE

GREATER THAN 8.33% IF A LANDING AREA IS NOT PROVIDED AT THE

TOP OF THE RAMP.  CURBS RAMPS SHALL NOT RISE MORE THAN 6

INCHES IN ELEVATION WITHOUT A HANDRAIL.  THE CLEAR WIDTH

OF A CURB RAMP SHALL BE NO LESS THAN 36 INCHES WIDE.

6. THE CONTRACTOR SHALL ENSURE A MAXIMUM OF ¼ INCHES

VERTICAL CHANGE IN LEVEL ALONG THE ACCESSIBLE PATH.  WHERE

A CHANGE IN LEVEL BETWEEN ¼ INCHES AND ½ INCHES EXISTS,

CONTRACTOR SHALL ENSURE THAT THE TOP ¼ INCH CHANGE IN

LEVEL IS BEVELED WITH A SLOPE NOT STEEPER THAN 1 UNIT

VERTICAL AND 2 UNITS HORIZONTAL (2:1 SLOPE).

7. THE CONTRACTOR SHALL ENSURE THAT ANY OPENINGS (GAPS OR

HORIZONTAL SEPARATION) ALONG THE ACCESSIBLE PATH SHALL

NOT ALLOW PASSAGE OF A SPHERE GREATER THAN ½ INCH.







 APARTMENTS TYPES                          UNIT TYPE                              QUANTITY                       NET SQ FT

TYPE "01" STUDIO

TYPE "02A" STUDIO

TYPE "02B" STUDIO

TYPE "03A" STUDIO LOFT

TYPE "03B" STUDIO LOFT

TYPE "03C" STUDIO LOFT

TYPE "03D" STUDIO LOFT

(0)

(0)

(0)

(0)

(0)

(0)

(0)

7

12

2

10

2

1

1
35 UNITS

425

355

390

486
 (399+93)

442
360+82

470
390+87

665
542+124

GROSS BUILDING SQUARE FOOTAGE:
NET SQUARE FOOTAGE SUMMARY:

FIRST FLOOR: 2,975 SQ FT NET UNITS
404 SQ FT MECH

+      WALLS
+      STAIRS

          (4,157 GROSS SQ FT)

SECOND FLOOR:    5,040 SQ FT NET UNITS
+      WALLS
+      STAIRS

        (7,160 GROSS SQ FT)

THIRD FLOOR & MEZZANINE:    6,879 SQ FT NET UNITS
+      WALLS
+      STAIRS

     (7,497 GROSS SQ FT)

BUILDING GROSS SQ FT:       18,814 SQ FT*

*MEZZANINES DO NOT CONTRIBUTE TO EITHER BUILDNG AREA OR
NUMBER OF STORIES AS REGULATED BY SECTION 503.1.

SITE INFORMATION:

EXISTING SITE: LAND SITUATED IN THE CITY OF TROY, COUNTY OF
OAKLAND, STATE OF MICHIGAN IS DESCRIBED AS
FOLLOWS:

20-27-353-029
LOTS 63, 64 AND 65, ADDISON HEIGHTS SUBDIVISION No. , AS
RECORDED IN LIBER 33, PAGE 28 OF PLATS, OAKLAND COUNTY
RECORDS.

20-27-353-008
LOTS 61 AND 62, ADDISON HEIGHTS SUBDIVISION No. 2 , AS
RECORDED IN LIBER 33, PAGE 28 OF PLATS , OAKLAND COUNTY
RECORDS.

20-27-353-007
THE EAST 93 FEET OF LOT 60, ADDISON HEIGHTS SUBDIVISION
No. 2  , AS RECORDED IN LIBER 33, PAGE 28 OF PLATS , 
OAKLAND COUNTY RECORDS.

20-27-353-006
THE EAST 93 FEET OF LOT 59, ADDISON HEIGHTS SUBDIVISION
No. 2 , AS RECORDED IN LIBER 33, PAGE 28 OF PLATS , 
OAKLAND COUNTY RECORDS.

20-27-353-005
THE EAST 93 FEET OF LOT 58, ADDISON HEIGHTS SUBDIVSION
No. 2 , AS RECORDED IN LIBER 33, PAGE 28 OF PLATS,
OAKLAND COUNTY RECORDS.

20-27-353-004
THE EAST 93 FEET OF LOT 57, ADDISON HEIGHTS SUBDIVISION
No. 2 , AS RECORDED IN LIBER 33, PAGE 28 OF PLATS,
OAKLAND COUNTY RECORDS.

20-27-353-003
THE EAST 93 FEET OF LOT 56, ADDISON HEIGHTS SUBDIVISION
No. 2 , AS RECORED IN LIBER 33, PAGE 28 OF PLATS,
OAKLAND COUNTY RECORDS.

20-27-353-002
THE EAST 93 FEET OF LOT 55, ADDISON HEIGHTS SUBDIVISION
No. 2 , AS RECORDED IN LIBER 33, PAGE 28 OF PLATS,
OAKLAND COUNTY RECORDS.

20-27-353-001
THE EAST 93 FEET OF LOT 54, ADDISON HEIGHTS SUBDIVISION
No. 2 , AS RECORDED IN LIBER 33, PAGE 28 OF PLATS,
OAKLAND COUNTY RECORDS.

SITE AREA:    25,032 SQ FT* (+/- 0.575 ACRES)
   *INCLUDES WEST 9' - 0" OF THE VACATED ALLEY

CURRENT ZONING:    OFFICE DISTRICT

PROPOSED ZONING:    MAPLE ROAD DISTRICT

PROPOSED USE:    EFFICIENCY APARTMENTS

PROPOSED MULTIPLE FAMILY RESIDENTIAL USE:
STUDIO APARTMENTS (RENTAL).

35 UNITS PROPOSED -    1 PARKING SPACES / EACH DWELLING UNIT
               (REQUIRED)
           

PARKING REQUIRED:      35 SPACES

PARKING PROVIDED:      41 SPACES +
       2 SPACES BARRIER FREE =
     43 TOTAL SPACES*

*ADDITIONAL 4 ON STREET PARKING SPACES ADJACENT TO PROPERTY.

PROPOSED OPEN SPACE: 4,511 SQ FT (OPEN) / 25,032 SQ FT (SITE) =
     18.75%*

* 15% REQUIRED OPEN SPACE BASED ON TABLE 5.03.B.3
   BUILDING FORM C

BUILDING SITE
COVERAGE:    7,497 SQ FT (BUILDING FOOTPRINT) /

   25,032 SQ FT (SITE) = 30.00%

BUILDING INFORMATION:

OCCUPANCY USE: R-2

CONSTRUCTION TYPE: 5B

FIRST FLOOR AREA: 4,157 GROSS SQ FT
SECOND FLOOR AREA: 7,160 GROSS SQ FT
THIRD FLOOR AREA: 7,497 GROSS SQ FT
MEZZANINE FLOOR AREA: 1,305 NET SQ FT
TOTAL:             18,814 GROSS SQ FT*

*MEZZANINES DO NOT CONTRIBUTE TO EITHER THE BUILDING AREA
OR THE NUMBER OF STORIES AS REGULATED BY MBC SECTION 503.1

SETBACK INFORMATION:

PROPERTY SETBACKS SUBJECT TO SETBACK REQUIREMENTS AS FOLLOWS PER
TABLE 5.03.B.3 BUILDING FORM C, UNLESS OTHERWISE
ALLOWED BY THE PLANNING COMMISSION:

FRONT: REAR: SIDE:
MINIMUM: 10'-0" MINIMUM: 30'-0" MINIMUM: N/A
MAXIMUM: 30'-0" MAXIMUM: NONE MAXIMUM: NONE

THE PROPOSED BUILDING SETBACKS ARE:
FRONT (WEST, NORTH) BUILD TO LINE:         10'-0" TO FACE OF BUILDING
FRONT (SOUTH) BUILD TO LINE: 30'-0" TO FACE OF BUILDING
REAR (EAST):        50'-4" TO FACE OF BUILDING

BUILDING HEIGHT INFORMATION:

THE PROPOSED BUILDING HEIGHT IS 36' - 0" TO THE MID
POINT OF THE ROOF.

BARRIER FREE REQUIREMENTS:

BARRIER FREE PARKING:
2 BARRIER FREE DESIGNATED PARKING SPACES ARE PROVIDED PER ADA

BARRIER FREE DWELLING UNITS:
2% OF TOTAL UNITS ARE REQUIRED TO BE
"TYPE A" (MIN OF 1) PER MBC 1107.6.2.1.1.
THE 1 "TYPE A" UNIT IS LOCATED ON THE FIRST FLOOR.
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GRADE

VINYL METAL MESH
TERRACE RAILING BEYOND

ALUMINUM STOREFRONT
SYSTEM

GALVALUME METAL PANEL @
ENTRY CANOPY BEYOND

LOUVER, TYP

VINYL WINDOW, TYP

MID POINT OF ROOF
136' - 0"

ROOF COPING

GALVALUME FLAT
METAL PANEL

CONCRETE PIER

BRICK VENEER

GRADE

FIRST LEVEL
100' - 0"

SECOND LEVEL
109' - 10 1/2"

THIRD LEVEL
119' - 3 1/2"

MEZZANINE
129' - 1 1/4"

ASPHALT SHINGLES

ROOF COPING

GALVALUME
PROFILED
METAL PANEL

BRICK VENEER

VINYL METAL MESH
TERRACE RAILING

LOUVER, TYP

GRADE

GALVALUME METAL
PANEL, TYP

BRICK VENEER

CONCRETE
STRUCTURAL COLUMN,
TYP

VINYL WINDOW, TYP

MID POINT OF ROOF
136' - 0"

VINYL METAL MESH
TERRACE RAILING
WITH INFILL
SCREENING, TYP AT
EAST TERRACES

FIRST LEVEL
100' - 0"

SECOND LEVEL
109' - 10 1/2"

THIRD LEVEL
119' - 3 1/2"

MEZZANINE
129' - 1 1/4"

GRADE

VINYL METAL MESH
TERRACE RAILING
BEYOND

GALVALUME
PROFILED METAL
SIDING

GALVALUME PROFILED
METAL PANEL, TYP

CONCRETE PIER

VINYL METAL MESH
TERRACE RAILING

VINYL METAL MESH
TERRACE RAILING
BEYOND, TYP

ROOF COPING

MID POINT OF ROOF
136' - 0"

GLAZED BLOCK

GALVALUME
METAL PANEL

VINYL METAL MESH
TERRACE RAILING
WITH INFILL
SCREENING, TYP AT
EAST TERRACES

STUDIO LOFT STUDIO

STUDIO STUDIO

STUDIO

BRICK 1: #1348  BOWERSTON SHALE COMPANY

BRICK 2: #50 BOWERSTON SHALE COMPANY

GLAZED BLOCK: GAS LIGHT BLUE BELDEN BRICK COMPANY

TERRACE RAILING: BLACK VINYL METAL MESH

GALVALUME PROFILED SIDING: CENTRIA

ASPHALT SHINGLES: HARVARD SLATE IKO CAMBRIDGE AR

PROPOSED MATERIALS
1

ISSUE:

CHECKED:

SCALE:

© 2015 Stantec

Project:

SHEET TITLE:

2 3 4 5 6 7 8

F

E

D

C

B

A

1 2 3 4 5 6 7 8

FOR REVIEW
NOT FOR

PERMITTING, OR
CONSTRUCTION

C
:\U

se
rs

\P
ub

lic
\D

oc
um

en
ts

\L
oc

al
_R

ev
it_

Fi
le

s\
21

41
00

11
1 

A
SL

 s
tu

dy
_j

w
ie

be
r.r

vt
7/

30
/2

01
5 

5:
01

:3
5 

PM

 1/8" = 1'-0"

AMBER PROPERTIES
COMPANY

380 N. CROOKS RD
CLAWSON, MI 48017

AMBER STUDIOS AND
LOFTS

TROY, MI 48083
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A201
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EXTERIOR ELEVATION - WESTA7

 1/8" = 1'-0"

EXTERIOR ELEVATION - NORTHC5
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 1/8" = 1'-0"
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UP

UP

FIRST LEVEL
100' - 0"

SECOND LEVEL
109' - 10 1/2"

TYPE B, TYP
ARCHITECTURAL METAL LOUVERS, TYP

GALVALUME METAL
PANEL, TYP

BRICK TYPE A, TYP

BRICK TYPE B

GRADE

GLAZED BLOCK, TYP

BRICK TYPE B, TYP

LIMESTONE ADDRESS BLOCK

EXTERIOR ENTRY
LIGHT, TYP
GLAZED BLOCK, TYP

STEEL COLUMN

FIRST LEVEL
100' - 0"

SECOND LEVEL
109' - 10 1/2"

GRADE

BRICK TYPE BCONCRETE PIER

GALVALUME METAL
PNL, TYP

FIRST LEVEL
100' - 0"

SECOND LEVEL
109' - 10 1/2"

BRICK TYPE B

CONCRETE PIER

GALVALUME METAL
PANEL @ CANOPY

GRADE

GLAZED BLOCK

GALVALUME
METAL PANEL @
CANOPY

GRADE

GROUND STORY ACTIVATION

FACADE VARIATION - 5.05 E.1

UNINTERRUPTED PUBLIC STREET FACADE LENGTH

MAX ALLOWED : 25'-0"

PROPOSED : SOUTH ELEVATION 18'-10"
NORTH ELEVATION  19'-0"
WEST ELEVATION  24'-8"

TRANSPARANCY ALTERNATIVES - 5.05E3b

 (A) EXPRESSION OF STRUCTURAL SYSTEM
- EXPRESSION OF CONCRETE WALLS, BEAMS, AND BALCONIES
- INDENTED/OUTDENTED UNIT PLACEMENT

 (D) MATERIAL VARIATION
- ALTERNATING BRICK COLOR
- FLAT METAL PANELS

 (E) INTEGRATED ARCHITECTURAL ORNAMENTATION
- GLAZED BLOCK TO SIGNIFY ENTRANCES
- LIMESTONE ADDRESS BLOCKS

(F) OUTDOOR SEATING (5.05E3bii)

GROUND STORY ACTIVATION CALCULATIONS

SOUTH ELEVATION

REQUIREMENT % PROPOSED % REQUIRED

TRANSPARENCY TOTAL 55.6% 50% MIN*

GLAZING/DOORS 12.9%

THE BASE MATERIAL FOR THIS ELEVATION IS : GLAZED BLOCK
THE FOLLOWING CHART LISTS THE ALTERNATIVE MATERIALS USED

TRANSPARENCY
ALTERNATIVES 42.7% 80% MAX

     MATERIAL VARIATION 42.7% 50% MAX

CONCRETE  28.6%
METAL PANEL  14.1%

NORTH ELEVATION

REQUIREMENT % PROPOSED % REQ

TRANSPARENCY TOTAL   51.0% 50% MIN*

GLAZING/DOORS  9.7%

THE BASE MATERIAL FOR THIS ELEVATION IS : BRICK TYPE B
THE FOLLOWING CHART LISTS THE ALTERNATIVE MATERIALS USED

TRANSPARENCY
ALTERNATIVES 41.3% 80% MAX

     MATERIAL VARIATION 41.3% 50% MAX

FLAT METAL PNL   9.1%
CONCRETE  32.2%

EAST  ELEVATION

REQUIREMENT % PROPOSED % REQ

TRANSPARENCY TOTAL  47.5% 30% MIN*

DOORS   4.5%

THE BASE MATERIAL FOR THIS ELEVATION IS : CONCRETE
THE FOLLOWING CHART LISTS THE ALTERNATIVE MATERIALS USED

TRANSPARENCY
ALTERNATIVES   43.4% 100% MAX

     MATERIAL VARIATION   43.4% 50% MAX

BRICK TYPE B   21.1%
FLAT METAL PANEL   22.3%

WEST ELEVATION

REQUIREMENT % PROPOSED % REQ

TRANSPARENCY TOTAL 99.6% 50% MIN*

GLAZING/DOORS 29.7%

THE BASE MATERIAL FOR THIS ELEVATION IS : BRICK TYPE B
THE FOLLOWING CHART LISTS THE ALTERNATIVE MATERIALS USED

TRANSPARENCY
ALTERNATIVES 69.9% 80% MAX

     MATERIAL VARIATION 40.4% 50% MAX

GLAZED BLOCK 4.2%
BRICK TYPE A 22.2%
FLAT METAL PNL 11.4%
ARCHITECTURAL
METAL LOUVERS   2.6%

     OUTDOOR DINING/SEATING 29.5% 60% MAX

*TRANSPARENCY REQUIREMENT EQUALS TRANSPARENCY
ALTERNATIVES IN ADDITION TO GLAZING AND DOORS.

1

ISSUE:

CHECKED:

SCALE:

© 2015 Stantec

Project:

SHEET TITLE:

2 3 4 5 6 7 8

F

E

D

C

B

A

1 2 3 4 5 6 7 8

FOR REVIEW
NOT FOR

PERMITTING, OR
CONSTRUCTION

C
:\U

se
rs

\P
ub

lic
\D

oc
um

en
ts

\L
oc

al
_R

ev
it_

Fi
le

s\
21

41
00

11
1 

A
SL

 s
tu

dy
_j

w
ie

be
r.r

vt
7/

30
/2

01
5 

5:
00

:2
2 

PM

As indicated

AMBER PROPERTIES
COMPANY
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ACTIVATION

A202
214100111

 3/32" = 1'-0"

GROUND LEVEL PARTIAL FLOOR PLAN - WESTA6

 3/32" = 1'-0"

GROUND LEVEL EXTERIOR ELEVATION - WESTB6

 3/32" = 1'-0"

GROUND LEVEL PARTIAL FLOOR PLAN - EASTC6

 3/32" = 1'-0"

GROUND LEVEL EXTERIOR ELEVATION - EASTD6
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GROUND LEVELEXTERIOR ELEVATION - NORTHE6
 3/32" = 1'-0"

GROUND LEVEL EXTERIOR ELEVATION - SOUTHE4
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RESIDENTIAL THIS SIDE

CALCULATION SUMMARY
LABEL
10' BEYOND BOUNDARY
5' AFF PROPERTY LINE
PARKING LOT

CALC TYPE
ILLUMINANCE
ILLUMINANCE
ILLUMINANCE

UNITS
FC
FC
FC

AVG
0.05
0.12
1.56

MAX
0.7
1.3
6.3

MIN
0.0
0.0
0.0

AVG/MIN
N.A.
N.A.
N.A.

MAX/MIN
N.A.
N.A.
N.A.

LUMINAIRE SCHEDULE
DESCRIPTION
LITHONIA KSF1 150S R4SC-KSF1 IV 150W HP
LITHONIA KSF1 250M R4SC 250W HP

TOTAL LAMP LUMENS
16000
22500

LLF
0.720
0.720

LLD
0.80
0.80

LDD
0.9
0.9

TOTAL WATTS
189
864

15' POLE HEIGHT (TYPICAL)
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tPlunkett W Cooney

August 18, 2015

Mayor Dane Slater
and Troy City Council

City of Troy
500 W. Big Beaver Rd.
Troy, Ml 48084

Re: Amber Properties Company
1800-1870 Livemois, Troy, Michigan ("Property")
Conditional Re/.oning Agreement

Dear Mayor Slater and City Council Members:

Amber Properties Company ("Amber") proposes to construct a 35-unit studio apartment building
on the Property. Amber has signed a Purchase Agreement with the Sellers for the Property, which
has been vacant for many years with little interest shown by potential buyers. Amber's goal is to
turn this vacant lot into a cutting edge, residential living building consistent with similar new
projects that have been built in Washington, D.C., Chicago, New York and Boston.

Amber has submitted plans to build the 35 units that range in size from 355 to 542 square feet.
The first and second floor units will be studio apartments and the third floor units will be studio
lofts.

Each apartment will include the following amenities:

• Kitchen area, including stove, refrigerator, dishwasher and microwave;
• In-unit washer/dryer;
• Individually-controlled heating/cooling; and
• Polished concrete or hardwood floors.

Since submitting its request for conditional rezoning to you in correspondence dated May 22,
2015, Amber has diligently pursued requisite Project approvals. We are pleased that the Troy
Planning Commission voted unanimously to recommend conditional re/.oning and the preliminary
site plan at its meeting of July 28, 2015. Prior to that meeting, we extended an invitation to all
residents on the City's notice list to attend an informational meeting at the Troy Community
Center on July 22, 2015. We hosted eight of our residential and commercial neighbors.

This Project is "variance-free." 43 parking spaces are provided, in excess of zoning requirements.
While we do not anticipate any parking issues, Amber is willing to commit to limit one person to
each studio apartment.

ATTORNEYS & COUNSELORS AT LAW

38505 Woodward Aviv. Suite 2000 • Bloomfielcl Hills, Ml 4830-1 • T: (248) 901-4000 • Fi (2481 901-4040 • plunkellcooncy.com



Mayor Dane Slater
and City Council

City of Troy
August 18,2015
Page 2

Following the initial meeting with the Planning Commission, Amber made substantial revisions to
the design of the building. These changes include:

• Architectural improvements to redistribute the overall building mass and better
incorporate activation design elements to the elevations.

• Enhancements to the south building entry in addition of a building canopy to
signify the main entry point for pedestrians. This area closest to Maple Road now
includes the bicycle parking area and mailboxes.

• Provisions for terrace screening along the east elevation for improved residential
neighborhood privacy.

Amber has also filed its request for alley vacation with the Planning Department. The purpose of
the alley vacation will be to allow us to utilize the nine westerly feet of the alley for the Project.
We had discussions with one of the property owners to potentially acquire the nine easterly feet
of the alley to be an additional greenbelt between the properties.

Amber is very pleased that it has the opportunity to develop this Project in the Maple
Road/Livernois area. Redevelopment efforts, as most exemplified by the opening of the new MJR
Theater, indicates this will continue to be a growing area in the City. Due to the flexibility of the
City has exhibited in its Master Plan, Amber has chosen to place its Project in this exact location to
take advantage of the redevelopment momentum that is occurring.

Amber respectfully requests approval of its conditional rezoning request. We look forward to
attending the August 24, 2015 City Council meeting to further discuss the Project. In the
meantime, if you have any questions, please feel free to contact me at your earliest convenience.

DGC/cmw
cc: Jerry Amber

Justin Wieber
Opert.19331.70425.15813195-1

Sincerely,

s4 Cv~
ennis G. Cowan

PLUNKETTCOONEY

Direct Dial: (248) 901-4029
Email: dcowan@plunkettcooney.com





































PLANNING COMMISSION REGULAR MEETING – FINAL  JUNE 23, 2015 
   

 
 

 

OTHER BUSINESS 
 

11. CONDITIONAL REZONING APPLICATION (File Number CR 013) – Proposed 
Amber Studios and Lofts, East side of Livernois between Vermont and 
Birchwood, Section 21, From O (Office) District to MR (Maple Road) District 
 
Mr. Carlisle introduced the proposed Conditional Rezoning application. He 
addressed the application with respect to the Master Plan and site plan issues 
relating to height, density and parking. 
 
Present were Dennis Cowan of Plunkett Cooney, Jerome Amber of Amber 
Properties Company and Justin Wieber of Stantec. 
 
There was discussion on: 
 Master Plan consistency 
 Market demand for studio living 
 Building architecture, height, mezzanine, balcony screening. 
 Good location, positive reuse of vacant property 
 Vacation of alley 
 Parking 
 Snow removal 
 Stormwater management. 
 Surrounding vitality, magnets (MJR Theatre) 
 Single person tenancy 
 Pet policy 
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CONDITIONAL REZONING REQUEST 
 

10. PUBLIC HEARING - CONDITIONAL REZONING APPLICATION (File Number 
CR 013) – Proposed Amber Studios and Lofts, East side of Livernois between 
Vermont and Birchwood, Section 21, From O (Office) District to MR (Maple 
Road) District 
 
Mr. Carlisle reviewed the proposed Conditional Rezoning application. He 
addressed the conditions offered by the applicant, parking, landscaping, 
applicant’s intent to vacate the 18 foot alley and the height of light poles. 
 
Mr. Carlisle recommended approval of the proposed Conditional Rezoning 
application for the reasons identified in his report dated March 13, 2015 and 
subject to the conditions as identified in his report dated March 13, 2015. 
 
Present were Dennis Cowan of Plunkett Cooney, Jerome Amber of Amber 
Properties Company and Justin Wieber of Stantec. 
 
Mr. Cowan addressed the re-design of the building since last presented to the 
Board. He agreed conditions identified in the Planning Consultant report would 
be adhered to with one exception. The applicant does not want to eliminate the 
two parking spaces, as recommended.  
 
Mr. Cowan addressed their intent and timeline to vacate the 18-foot alley. He 
said a meeting to discuss the proposed development was held with property 
owners who were given notice by the City of the public hearing, of which nine 
attended. 
 
Mr. Wieber gave a detailed overview of the building architectural features. 
 
Mr. Amber addressed snow removal and screening of the terraces. He circulated 
photographs and building material samples. 
 
Mr. Savidant reported the department received numerous written responses to 
the public hearing notices which were distributed to the Planning Commission 
prior to the beginning of tonight’s meeting. 
 
PUBLIC HEARING OPENED 
 
Denise Whitmer, 76 Vermont, spoke in opposition. She addressed concerns with 
traffic, cut-through traffic, noise, screening and privacy. 
 
Ted LaVanaway, 6952 Dublin Fair, spoke in support. 
 
PUBLIC HEARING CLOSED 
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Discussion followed on: 
 Defined height of light pole. 
 Trash enclosure materials. 
 Zoning requirements for trash enclosures. 
 
Resolution # PC-2015-07-050 
Moved by: Tagle 
Seconded by: Krent 
 

RESOLVED, That the Planning Commission hereby recommends to the City 
Council that the O to MR Conditional Rezoning request, which incorporates 
Preliminary Site Plan Approval, as per Section 16.04 of the City of Troy Zoning 
Ordinance, located on the east side of Livernois, between Vermont and 
Birchwood, within Section 21, being approximately 0.5 acres in size, be granted, 
for the following reasons: 
 

1. The request complies with the Master Plan. 
2. The Form-Based District would permit greater flexibility in use and 

development of the property. 
3. The abundance of Office District property in the City has been well 

documented. 
4. The rezoning would be compatible with surrounding zoning and land use. 
5. 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: 

1. Obtain alley vacation prior to Final approval. 
2. Provide one (1) additional barrier free parking space. 
3. Remove the single space directly adjacent to the north side of the building. 
4. Remove one (1) parking space along the western property line and add 

five (5) additional feet to each greenbelt along Vermont and Birchwood. 
5. Address berming and landscaping within north and south greenbelt. 
6. Purchase additional 9-foot of alley or if additional 9-foot of alley cannot be 

purchased, address screening and landscape deficiencies within eastern 
greenbelt. 

7. Trash enclosure screening will be with poured concrete with gates similar 
in construction and appearance as the screening on the upper terrace 
level, metal slats and wood, and to comply with enclosure requirements. 

8. Light pole height shall be maximum 15 feet high to mitigate impact upon 
adjacent single-family properties. 

 

Yes: All present (7) 
Absent: Sanzica 
 

MOTION CARRIED 
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Chair Edmunds opened the floor for one additional public comment. 
 
Randy Whitmer, 76 Vermont, spoke in opposition. He said if a vote was taken, 
the City would find the residents along Vermont and Birchwood are opposed to 
the proposed development. 
 
Mr. Carlisle informed the audience that the recommending body on the proposed 
development is City Council and those residents within the required 300 foot 
radius would be notified of the scheduled date and time of the City Council public 
hearing. 



PC 2015.07.28 

Agenda Item # 10 

  Agenda Item # 7 

 

 
 
 
DATE: July 27, 2015 
 
TO: Planning Commission 
 
FROM: R. Brent Savidant, Planning Director 
 
SUBJECT: CONDITIONAL REZONING APPLICATION (File Number CR 013) – Proposed 

Amber Studios and Lofts, East side of Livernois between Vermont and 
Birchwood, Section 21, From O (Office) District to MR (Maple Road) District 

 
The applicant, Amber Properties Company, seeks a conditional rezoning of the subject parcel 
from O (Office) District to MR (Maple Road) District. As part of the application, the applicant 
submitted a Preliminary Site Plan for a three-story building with a mezzanine. The proposed 
35-unit building is 36 feet in height, measured at the midpoint of the roof.  
 
The site is within the Maple Road classification in the City of Troy Master Plan. This 
classification supports a wide range of uses including multiple-family residential development.  
 
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. City of Troy Master Plan (excerpt) 
3. Report prepared by Carlisle/Wortman Associates, Inc. 
4. Public comment 
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PROPOSED RESOLUTION 
 
 
PUBLIC HEARING - CONDITIONAL REZONING APPLICATION (File Number CR 013) 
– Proposed Amber Studios and Lofts, East side of Livernois between Vermont and 
Birchwood, Section 21, From O (Office) District to MR (Maple Road) District 
 
Resolution # PC-2015-07- 
Moved by:  
Seconded by:  
 

RESOLVED, That the Planning Commission hereby recommends to the City Council 
that the O to MR conditional rezoning request, which incorporates Preliminary Site Plan 
Approval, as per Section 16.04 of the City of Troy Zoning Ordinance, located on the 
east side of Livernois, between Vermont and Birchwood, within Section 21, being 
approximately 0.5 acres in size, be granted for the following reasons. 
 
1. The request complies with the Master Plan 
2. The Form-Based District would permit greater flexibility in use and development 

of the property.  
3. The abundance of Office District property in the City has been well documented.  
4. The rezoning would be compatible with surrounding zoning and land use.  
5. 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:  
 
1. Obtain alley vacation prior to Final approval.  
2. Provide one (1) additional barrier free parking space. 
3. Remove the single space directly adjacent to the north side of the building. 
4. Remove one (1) parking space along the western property line and add five (5) 

additional feet to each greenbelt along Vermont and Birchwood.   
5. Address berming and landscaping within north and south greenbelt. 
6. Purchase additional 9-foot of alley or if additional 9-foot of alley cannot be 

purchased, address screening and landscape deficiencies within eastern 
greenbelt. 

7. Address trash enclosure screening including material use and southern side of 
trash enclosure.   

8. Propose pole height as low as possible to mitigate impact upon adjacent single-
family properties, as determined by Planning Commission.      

 
Yes: 
No: 
 
MOTION PASSED / FAILED 
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CITY OF TROY MASTER PLAN

CHAPTER 9: LAND PATTERNS

Maple Road: 

Mixed-Use

Predominantly industrial area, but with • 
limited opportunities for transitional or 
service-oriented uses that complement the 
primary adjacent industrial areas
Potential for urban-style open fl oorplan • 
housing in redeveloping areas
Focus on the quality of access management • 
throughout Maple Road

The Maple Road Corridor provides an 
opportunity for new, emerging land use types 
in the City of Troy.  Limited development of 
industrial-style 3 to 4 story buildings with 
open-fl oorplan housing, developed in a 
transit-oriented setting, for instance, may 
be appropriate in some places.  This type of 
development would help diversify the City’s 
housing stock and provide a more eff ective 
buff er between the Corridor and the industrial 
uses located in the immediate area.

Uses designed to support the workforce 
in the area may also be appropriate.  Local 
commercial or small, mixed-use developments 
having a combination of such uses could greatly 
improve the character and image of this area.  
Such amenities would also help smaller, local 
industrial uses to recruit the best workforce.

MAPLE ROAD

New loft style, open floorplan residential development in Nashville
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DESIGN CONCEPT

This area will be a high-quality, eclectic mix • 
of land uses and architectural types.  

Emphasis should be placed less on land • 
use and more on building and site design.  
Design should not refl ect traditional forms 
of “colonial” architecture.

Development should be linked together • 
visually and functionally throughout the 
corridor.

SITE DESIGN ATTRIBUTES

Uniform “build-to” lines guiding a uniform • 
containment of open space within the right-
of-way should be established.

Primary parking areas should be within rear • 
or interior side yards.

Landscape design creativity will be • 
encouraged by setting general parameters 
relating to environmental sustainability such 
as limiting storm water runoff .  

Larger sites with deep set buildings should • 
redevelop with buildings near the Maple 
Road right-of-way line.

Mass transit stops should be accommodated • 
(see page 115)

BUILDING DESIGN ATTRIBUTES

Maximum height should not exceed • 
four stories and limited to two stories for 
properties abutting single-family residential 
neighborhoods.      

Design creativity with regard to materials • 
will be encouraged, although low quality 
materials or building designs that inhibit 
activity on the corridor will not be 
permitted.

Primary parking areas within rear or interior • 
side yards.

Landscape design creativity should be • 
encouraged by setting broad general 
parameters relating to environmental 
sustainability such as limiting storm water 
runoff  or reusing gray water for irrigation.  

Maple Road may provide a unique venue to expand opportunities 
for public art placement and for area artists to work and live. 



 

  

605 S. Main Street, Ste. 1 
Ann Arbor, MI  48104 
 
(734) 662-2200 
(734) 662-1935 Fax 

 
Date:  March 13, 2014 

 

Conditional Rezoning and Preliminary Site Plan Review 
For 

City of Troy, Michigan 

 
 
 
 
Applicant: Jerome S. Amber, Amber Properties Company 
 380 N. Crooks Road 
 Clawson, Michigan 48017 
 
Project Name: Amber Studios and Lofts 
 
Plan Date: July 7, 2015 
 
Location: East side of Livernois between Birchwood and Vermont 
 
Zoning: O, Office District, requesting rezoning to MR, Maple Road District 
 
Action Requested: Conditional Rezoning and Preliminary Site Plan Approval 
 
Required Information: Noted Below 
 
 
SITE DESCRIPTION AND PROJECT STATUS 
 
The applicant has submitted a conditional rezoning application and site plan for a property located on 
the east side of Livernois between Birchwood and Vermont, just north of Maple Road.  The 0.5 acre site 
is currently improved with a small office building on the south end. The site is currently zoned O, Office.   
 
The applicant proposes a 35-unit, three-story plus mezzanine, 36-foot tall apartment building.  The 
applicant is proposing studios and studio/lofts that range from size from 355 to 485 sq/ft. The applicant 
notes that this apartment type is unique to Troy and is an underserved market aimed at young 
professionals.   
 
The applicant proposes to vacate and obtain ½ of the alley that abuts the property to the east.  The 
other ½ of the alley will be offered to the adjacent single-family property owners. The applicant has 
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approached the adjacent property owners to purchase their half of the alley to be used as a permanent 
greenbelt.   
 
The applicant seeks a conditional rezoning from O, Office to Maple Road Form-Base District.   O, Office 
District does not permit multiple-family residential.  Maple Road Form-Base District does permit 
multiple-family residential.   
 
Location of Subject Property: 
 
The property is located on the northwest corner of Livernois Road and Town Center Drive. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 

Surrounding Zoning and Uses: 
A table summarizing zoning of the surrounding areas is as follows. 
 

Direction Zoning Land Use 
North O, Office Office 

South CB, Community Business Office 

East R1-E, One Family 
Residential 

Single Family Residential 

West O, Office Office 
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MASTER PLAN 

 
The site is located in the Maple Road Corridor classification in the 2008 Master Plan and the 2015 
Master Plan update.  The plans calls for segments without a strong existing market consider alternative 
uses including residential and useable open space as a market driven solution.     Troy has started to 
experience a demand for alternative housing options.  Segments along Maple Road supply vast areas of 
underused land that is available to meet the demand for alternative housing types.   Because many 
sections of Maple Road are bordered by residential neighborhoods, it is much easier for these segments 
to attract reinvestment by integrating with the surrounding neighborhoods rather than compete with 
larger, developable parcels at major mile intersections.  Furthermore, since many established residential 
neighborhoods are only one parcel off Maple Road, converting some segments to residential replaces 
the conflicting land use with a compatible land use that completes the neighborhood along the Maple 
Road boundary.  Re-making sections of the corridor by putting some residential on the frontage is an 
opportunity to complete the residential neighborhood and provide an appropriate transition. 
 
Neighboring zoning, land use, and master plan designations are summarized in the following chart:  
 

 Property in 
Question 

NORTH South  East West  

Zoning  O O CB R-1E O 

Land Use Vacant Office Office Office Residential  Office  

Master Plan Maple Road Single Family 
Residential  

Maple Road Single Family 
Residential 

Single Family 
Residential 

 
While the use is desired, a key feature of the Maple Road Corridor is an emphasis on quality building and 
site design.  Specifically, proper building siting and design creativity with regard to materials and 
architectural style is encouraged.   The desire for design and architectural quality is reflected in the 
building placement and design requirements for Maple Road.   Provided that the applicant is able to 
address site plan issues noted below, we find that a rezoning to Maple Road Form-Base District would 
be consistent with Master Plan.  
 
Items to be addressed:  None. 
 
CONDITIONAL REZONING   
 
The applicant notes that currently there is little market for office use, highlighted by the high office 
vacancy rate.  Furthermore, the applicant notes that the O, Office District zoning is limited in terms of 
uses.   
 
The conditions offered by the applicant include: 

 Buildings will be developed under Building Form C 

 Density shall not exceed 35 multi-family dwelling units 

 Building height is limited to no more than three stories and mezzanine, with a maximum roof 
height of 36 feet. 

 Use is limited to multiple family residential 

 Submitted Site Plan  
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DEVELOPMENT POTENTIAL   
 
The City has an abundance of land zoned and used for office purposes.  With the current vacancy rate, it 
is unlikely that office use of the property is reasonable in the foreseeable future.  The applicants 
proposed residential development is not permitted under the current O, Office zoning.    
 
Items to be addressed:  None. 
 
CONDITIONAL REZONING STANDARDS   
 

Conditional rezoning standards are set forth in Section 16.04.C.3.  The Planning Commission 
should consider and the applicant should address the following rezoning standards: 

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. An error 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. 

 
We would recommend approval of the subject rezoning for the following reasons: 
 

 The request complies with the Master Plan 

 The Form-Based District would permit greater flexibility in use and development of the 
property.  

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

 The abundance of Office District property in the City has been well documented.  

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

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

 
Items to be addressed:  None. 
 
BUILDING ARRANGEMENT  
 
The proposed building is oriented towards Livernois, with parking both under the building and at-grade 
in the rear of the site.  The site is accessed via two (2) drives, one (1) off Vermont and one (1) off 
Birchwood.   The applicant proposes to vacate and obtain ½ of the alley that abuts the property to the 
east.  The other ½ of the alley will be offered to the adjacent single-family property owners. 
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 Items to be addressed:  None 
 
AREA, WIDTH, HEIGHT, SETBACKS 
 
Table 5.03.B.3, Building Form C of Section 5.03, Standards Applicable to All Districts of the Zoning 
Ordinance establishes the dimensional requirements for the MR, Maple Road District.  The requirements 
and proposed dimensions are as follows: 
 

 
The Planning Commission may adjust the required building line to a maximum of 30-feet beyond the 
property line for projects incorporating a permanent public/pedestrian space.  The applicant is 
proposing a covered canopy to meet the Building Form C zoning requirement.  The covered canopy will 
add massing towards the Birchwood Street elevation but more importantly provide a covered walkway 
and covered bike parking space.    
 
Items to be addressed:  None. 
 
PARKING 
 
Section 13.06.G of the Zoning Ordinance requires: 
 

Residential Required Provided 

Efficiency housing requires 1 
space per unit  

1 spaces X 35 units= 35 spaces 44 spaces 

Barrier-Free Parking Required Provided 

Barrier-free spaces: 44 spaces = 2 spaces 1 space 

 
Applicant shall add one (1) additional barrier-free space.  
 

 Required Provided Compliance 

Front (Livernois.) 10 foot build-to-line  10 feet Complies 

Front (Vermont) 10 foot build-to-line  10 feet Complies 

Front (Birchwood) 10 foot build-to-line 30 feet 

Complies with 
Planning 

Commission 
approval  

Rear (east) 30-foot  minimum setback 70 feet Complies 

Building Height 
Maximum 4 stories, 55 feet 

 

36 feet to midpoint of 
roof.  

 
Complies 

Minimum Open Space 15% 18.75 % Complies 

Building Coverage 30% 30 % Complies 
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Based on discussion with the Planning Commission the applicant was able to add four (4) additional 
parking spaces to the site.  The total of 44 spaces exceeds the minimum parking requirements by 9 
spaces.  However, we note that the space directly adjacent to the north side of the building will be 
difficult to access and may cause traffic backups for cars entering the site off Vermont.  We recommend 
that the space directly adjacent to the north side of the building be removed.  In addition, the applicant 
has not provided a sufficient greenbelt along the parking spaces adjacent to Birchwood and Vermont.  If 
the applicant were to remove one (1) parking space along the eastern property line, they could add five 
(5) additional feet to each greenbelt.   
 
In total, if the applicant were to address our comments, they will provide a total of 42 spaces on site.   
 
Items to be addressed:  1).  Add one (1) barrier free space; 2). Remove the single space directly adjacent 
to the north side of the building; and 3).  Remove one (1) parking space along the western property line 
and add five (5) additional feet to each greenbelt along Vermont and Birchwood.   
 
LANDSCAPING 

 
The applicant has provided a landscape plan in accordance with these sections of the Zoning Ordinance:  
 

 Required: Provided: Compliance: 

Greenbelts (13.02.D): The Ordinance 
requires that the greenbelt shall be 
landscaped with a minimum of one (1) 
deciduous tree for every thirty (30) lineal 
feet, or fraction thereof, of frontage 
abutting a public road right-of-way.   

Livernois: 
Approximately 
470 lineal feet 
of improved 
space along 
Livernois, 
Vermont, and 
Birchwood b= 
16 trees 

16 trees Complies 

Site Landscaping (13.02.E): A minimum of 
fifteen percent (15%) of the site area shall 
be comprised of landscape material. 

15% 17% Complies 

 
We find the greenbelts along the north (Vermont), south (Birchwood), and east (adjacent to single-
family residential) property lines are inadequate.   
 
North (Vermont) and south (Birchwood) greenbelt:  The proposed berm and landscaping along these 
greenbelts are three (3) feet in width; however, half of that 3 feet is located in the public ROW.  1.5 feet 
is not sufficient to berm and landscape.  As previously noted, we advise the applicant to remove one (1) 
parking space and add five (5) feet along the each greenbelt adjacent to parking.  This would provide 
approximately 6.5 feet to landscape.  Within these greenbelts, the applicant shall consider the berming 
and plant selection to ensure driver visibility.    
 
East property line: The applicant is providing a 6.5 feet landscape and berm buffer along the eastern 
property line to serve as a buffer between the parking lot and the adjacent single-family properties.  
Within the 6.5-foot buffer, the applicant proposes to use that area for landscaping, snow removal, in 
addition for a 2-foot parking overhang area.  We note that the applicant has contacted the adjacent 
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property owners to purchase their half of the alley to add to the permanent greenbelt.   If they were 
able to obtain this half, they would have approximately 15 feet, which is a sufficient area to landscape.  
However, with only a 6.5 feet buffer, the landscaping as shown interferes with overhang parking, and 
the proposed spruce trees are located along the edge of the property line and will greatly overhang into 
the adjacent properties.  If the applicant is not able to obtain the additional nine (9) feet, the applicant 
should find alternative planting and screening options including the potential installation of a six-foot 
high screen wall along the eastern property line.   
 
Trash enclosure screening:  The applicant shows trash enclosure screening but does not indicate 
material.  Material of screening shall match building. We note that the southern end of the trash 
enclosure is not completely screened.  This must be fully screened for final site plan approval.   
 
Equipment screening:  The applicant does not show any equipment.  Any equipment will be required to 
be screened in accordance with ordinance requirements.   
 
Items to be addressed:  1). Remove parking space to add 5 feet to north (Vermont) and south 
(Birchwood) greenbelt; 2). Address berming and landscaping within north (Vermont) and south 
(Birchwood) greenbelt; 3). Purchase additional 9-foot of alley or if additional 9-foot of alley cannot be 
purchased, address screening and landscape deficiencies within eastern greenbelt; and 4).  Address trash 
enclosure screening including material use and southern end of trash enclosure.   
 
SITE ACCESS AND CIRCULATION 

 
Vehicular access and Circulation 
 
The site is access via two (2) drives, one (1) off Vermont and one (1) off Birchwood.   Vehicular access 
and circulation is sufficient.  
 
Pedestrian access and Walkways:  
 
Buildings are accessible from Livernois, Vermont, and Birchwood.   
 
Items to be addressed:  None 
 
PHOTOMETRICS 
 
The lighting plan indicates three (3) pole mounted lights located along the edge of the parking lot that is 
adjacent to the single family neighborhood and one (1) light adjacent to Birchwood Street. The pole 
heights are not indicated.  The pole heights should be as low as possible to mitigate impact upon 
adjacent single-family properties.      
  
Items to be Addressed:  Propose pole height as low as possible to mitigate impact upon adjacent single-
family properties.      
 
FLOOR PLAN AND ELEVATIONS 
 
The applicant has submitted floor plans and elevations.  The architecture complies with the Maple Road 
Form Based District standards including the use of material changes, projections, façade articulation and 
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fenestration and windows.  The architecture provides architectural detail as well as changes in 
horizontal and vertical scaling, variations in material, pattern, and color, to provide ground story 
activation.   
 
The applicant has amended the architecture to address the comments from the Planning Commission.  
Planning Commission to determine if proposed architecture is of high quality and compatible with 
surrounding area.   
 
Items to be Addressed:  Planning Commission to determine if proposed architecture is of high quality 
and compatible with surrounding area.   
 

DESIGN STANDARDS 
 
The Maple Road design standards provide the Planning Commission with direction when reviewing the 
proposed design features of this development.  
 
Façade Variation.  
 
The maximum linear length of an uninterrupted building façade facing public streets and/or parks shall 
be thirty (30) feet.  Through the use of material changes, projections, façade articulation and 
fenestration, the all buildings comply with this standard.    
 
Pedestrian Access / Entrance. 

a. Primary Entrance:  The primary building entrance shall be clearly identifiable and useable and 
located in the front façade parallel to the street.  Building entrances are provided on Livernois 
Road.  
 

b. Pedestrian Connection. The pedestrian connection shall be fully paved and maintained surface 
not less than five (5) feet in width. The applicant has provided an 8-foot wide sidewalk along 
Livernois Road.  There are direct pedestrian connections from LIvernois, Birchwood Street, and 
Vermont Avenue.   

 
c. Additional Entrances. In addition to the primary façade facing front façade and/or the right-of-

way, if a parking area is located in the rear or side yard, must also have a direct pedestrian 
access to the parking area that is of a level of materials quality and design emphasis at least 
equal to that of the primary entrance.  Complies 

 
Ground Story Activation. 
 
The first floor of any front façade facing a right-of-way shall be no less than fifty (50) percent windows 
and doors, and the minimum transparency for facades facing a side street, side yard, or parking area 
shall be no less than 30 percent of the façade.  Transparency alternatives are permitted up to 80% of the 
50% total along the front of buildings, and up to 100% of the sides of buildings.  The minimum 
transparency requirement shall apply to all sides of a building that abut an open space, including a side 
yard, or public right-of-way.  Transparency requirements shall not apply to sides which abut an alley.   
 
The applicant meets the transparency requirement.   
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Transitional Features 
 

a. Transitional features are architectural elements, site features, or alterations to building massing 
that are used to provide a transition between higher intensity uses and low- or moderate-density 
residential areas.  These features assist in mitigating potential conflicts between those uses.  
Transitional features are intended to be used in combination with landscape buffers or large 
setbacks. 

 
The applicant is providing a six (6) foot greenbelt along the east property line adjacent to the 
single-family uses.  See landscaping screening section for more details.     

 
b. Intensity. A continuum of use intensity, where moderate intensity uses are sited between high-

intensity uses and low-intensity uses, shall be developed for multi-building developments. An 
example would be an office use between commercial and residential uses. 
 
A multiple-family apartment building can serve as an appropriate transition between a major 
mile road and a single-family neighborhood.    
 

c. Height and Mass. Building height and mass in the form of building step-backs, recess lines or 
other techniques shall be graduated so that structures with higher intensity uses are 
comparable in scale with adjacent structures of lower-intensity uses. 
 
The applicant has applied vertical and horizontal elements including sloped roofs and building 
insets to reduce the scaling and mass.   
 

d. Architectural Features. Similarly sized and patterned architectural features such as windows, 
doors, arcades, pilasters, cornices, wall offsets, building materials, and other building 
articulations included on the lower-intensity use shall be incorporated in the transitional 
features. 
 

 The applicant has applied consistent architectural features through the building elevations.   
 
Site Access and Parking 
 

a. Required Parking.  Off-street parking shall be provided in accordance with the standards set 
forth in Article 13, Site Design Standards.   The applicant has provided the necessary parking.     
  

b. Location. 
I. When parking is located in a side yard (behind the front building line) but  fronts on the 

required building line, no more than fifty (50) percent of the  total site’s linear feet along 
the required building line or one hundred (100) feet, whichever is less, shall be occupied 
by parking.   All the parking is located to the rear of the building and complies with 
parking location requirements.  Parking is screened from Birchwood Street and 
Vermont Avenue.   
 

II. For a corner lot, shall be no more than fifty (50) percent of the site’s cumulative linear 
feet along the required building lines or one hundred (100) feet, whichever is less, shall 
be occupied by parking.  The building shall be located in the corner of the lot adjacent to 
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the intersection. All the parking is located to the rear of the building and complies with 
parking location requirements.   Parking is screened from Birchwood Street and 
Vermont Avenue.   

 
III. For a double frontage lot or a lot that has frontage on three (3) streets, the  cumulative 

total of all frontages occupied by parking shall be no more  than sixty-five (65) percent of 
the total site’s linear feet along a required  building line or one hundred and twenty-five 
(125) feet, whichever is less. Not Applicable  

 
IV. Where off-street parking is visible from a street, it should be screened in accordance with 

the standards set forth in Section 13.02.C.  The applicant has screened their parking lot 
in compliance with section 13.0.2.C.   

  
Items to be Addressed: None   
 
LETTERS 
 
The Planning Department received two letters in opposition to the proposed application. The letters are 
included in the packet for Planning Commission review.  
 
RECOMMENDATION 
 
Because the site plan is a condition of the conditional rezoning, we are addressing both the site plan and 
conditional rezoning in our recommendation.   
 
We recommend that the Planning Commission recommend approval of the subject conditional rezoning 
for the following reasons: 

 The request complies with the Master Plan 

 The Form-Based District would permit greater flexibility in use and development of the 
property.  

 The abundance of Office District property in the City has been well documented.  

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

 The site can be adequately served with municipal water and sewer.  
 
Such recommendation is subject to the following conditions:  

1. Planning Commission approval of proposed elevations 
2. Obtain alley vacation 
3. Add one (1) barrier free space. 
4. Remove the single space directly adjacent to the north side of the building. 
5. Remove one (1) parking space along the western property line and add five (5) 

additional feet to each greenbelt along Vermont and Birchwood.   
6. Address berming and landscaping within north (Vermont) and south (Birchwood) 

greenbelt. 
7. Purchase additional 9-foot of alley or if additional 9-foot of alley cannot be purchase, 

address screening and landscape deficiencies within eastern greenbelt. 
8. Address trash enclosure screening including material use and southern end of trash 

enclosure.   
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9. Propose pole height as low as possible to mitigate impact upon adjacent single-family 
properties.      

 
Sincerely,  

      
 



1

Kathy Czarnecki

From: ZCI Detroit <zb@zcigroup.com>
Sent: Friday, July 17, 2015 8:25 AM
To: Planning
Subject: 1800-1870 livernois (Comments)

I'm the home owner at 68 Birchwood. My immediate family all live in three block neighborhood.   
 
Over dinner, we discussed the Amber development and we're very familiar with his sites.   
 
We "don't" believe Amber's proposal is the correct fit for our neighborhood.  His buildings are very 
"unappealing" and bring no value to the neighbors.   
 
Most of the neighbors would agree that a better use would be retail shops on the lower level with housing units 
on top. This would allow the neighborhood to benefit from shopping and continue the entertainment theme that 
MJR Theater has brought to the area.  
 
In closing, my family (Bogdanovic) we own over 10 homes on Chopin, Birchwood, and Vermont.  We would 
support a live/work/retail development but "not" the type Amber is proposing.  
 
Zoran Bogdanovic  
(Direct) 248-379-6458 
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20

PROPOSED SAWCUT LINE

SYMBOL DESCRIPTION

GENERAL NOTES

1. THE CONTRACTOR SHALL VERIFY AND FAMILIARIZE THEMSELVES

WITH THE EXISTING SITE CONDITIONS AND THE PROPOSED SCOPE

OF WORK (INCLUDING DIMENSIONS, LAYOUT, ETC.) PRIOR TO

INITIATING THE IMPROVEMENTS IDENTIFIED WITHIN THESE

DOCUMENTS. SHOULD ANY DISCREPANCY BE FOUND BETWEEN THE

EXISTING SITE CONDITIONS AND THE PROPOSED WORK THE

CONTRACTOR SHALL NOTIFY STONEFIELD ENGINEERING & DESIGN,

LLC. PRIOR TO THE START OF CONSTRUCTION.

2. THE CONTRACTOR SHALL OBTAIN ALL NECESSARY PERMITS AND

ENSURE THAT ALL REQUIRED APPROVALS HAVE BEEN OBTAINED

PRIOR TO THE START OF CONSTRUCTION. COPIES OF ALL REQUIRED

PERMITS AND APPROVALS SHALL BE KEPT ON SITE AT ALL TIMES

DURING CONSTRUCTION.

3. ALL CONTRACTORS WILL, TO THE FULLEST EXTENT PERMITTED BY

LAW, INDEMNIFY AND HOLD HARMLESS STONEFIELD ENGINEERING &

DESIGN, LLC. AND IT'S SUB-CONSULTANTS  FROM AND AGAINST ANY

DAMAGES AND LIABILITIES INCLUDING ATTORNEY'S FEES ARISING

OUT OF CLAIMS BY EMPLOYEES OF THE CONTRACTOR IN ADDITION

TO CLAIMS CONNECTED TO THE PROJECT AS A RESULT OF NOT

CARRYING THE PROPER INSURANCE FOR WORKERS COMPENSATION,

LIABILITY INSURANCE, AND LIMITS OF COMMERCIAL GENERAL

LIABILITY INSURANCE.

4. THE CONTRACTOR SHALL NOT DEVIATE FROM THE PROPOSED

IMPROVEMENTS IDENTIFIED WITHIN THIS PLAN SET UNLESS APPROVAL

IS PROVIDED IN WRITING.

5. THE CONTRACTOR IS RESPONSIBLE TO DETERMINE THE MEANS AND

METHODS OF CONSTRUCTION.

6. THE CONTRACTOR SHALL NOT PERFORM ANY WORK OR CAUSE

DISTURBANCE ON A PRIVATE PROPERTY NOT CONTROLLED BY THE

PERSON OR ENTITY WHO HAS AUTHORIZED THE WORK WITHOUT

PRIOR WRITTEN CONSENT FROM THE OWNER OF THE PRIVATE

PROPERTY.

7. THE CONTRACTOR IS RESPONSIBLE TO RESTORE ANY DAMAGED OR

UNDERMINED STRUCTURE OR SITE FEATURE THAT IS IDENTIFIED TO

REMAIN ON THE PLAN SET. ALL REPAIRS SHALL USE NEW MATERIALS

TO RESTORE THE FEATURE TO ITS EXISTING CONDITION AT THE

CONTRACTORS EXPENSE.

8. CONTRACTOR IS RESPONSIBLE TO PROVIDE THE APPROPRIATE SHOP

DRAWINGS, PRODUCT DATA, AND OTHER REQUIRED SUBMITTALS

FOR REVIEW. STONEFIELD ENGINEERING & DESIGN, LLC. WILL REVIEW

THE SUBMITTALS IN ACCORDANCE WITH THE DESIGN INTENT AS

REFLECTED WITHIN THE PLAN SET.

9. THE CONTRACTOR IS RESPONSIBLE FOR TRAFFIC CONTROL IN

ACCORDANCE WITH MANUAL ON UNIFORM TRAFFIC CONTROL

DEVICES, LATEST EDITION.

10. THE CONTRACTOR IS REQUIRED TO PERFORM ALL WORK IN THE

PUBLIC RIGHT-OF-WAY IN ACCORDANCE WITH THE APPROPRIATE

GOVERNING AUTHORITY AND SHALL BE RESPONSIBLE FOR THE

PROCUREMENT OF STREET OPENING PERMITS.

11. SHOULD AN EMPLOYEE OF STONEFIELD ENGINEERING & DESIGN, LLC.

BE PRESENT ON SITE AT ANY TIME DURING CONSTRUCTION, IT DOES

NOT RELIEVE THE CONTRACTOR OF ANY OF THE RESPONSIBILITIES

AND REQUIREMENTS LISTED IN THE NOTES WITHIN THIS PLAN SET.
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PROPERTY LINE

SYMBOL DESCRIPTION

PROPOSED GRADING CONTOUR

PROPOSED GRADING RIDGELINE

PROPOSED DIRECTION OF DRAINAGE FLOW

PROPOSED GRADE SPOT SHOT

PROPOSED TOP OF CURB /

BOTTOM OF CURB SPOT SHOT

PROPOSED FLUSH CURB SPOT SHOT

TC 100.50

BC 100.00

G 100.00

FC 100.00

PROPOSED DEPRESSED CURB /

BOTTOM OF CURB SPOT SHOT

DC 100.12

BC 100.00

PROPOSED TOP OF WALL /

BOTTOM OF WALL SPOT SHOT

TW 102.00

BW 100.00

100

GRADING NOTES

1. ALL SOIL AND MATERIAL REMOVED FROM THE SITE SHALL BE

DISPOSED OF IN ACCORDANCE WITH LOCAL, STATE, AND FEDERAL

REQUIREMENTS.   ANY GROUNDWATER DE-WATERING PRACTICES

SHALL BE PERFORMED UNDER THE SUPERVISION OF A QUALIFIED

PROFESSIONAL.   THE CONTRACTOR IS REQUIRED TO OBTAIN ALL

NECESSARY PERMITS FOR THE DISCHARGE OF DE-WATERED

GROUNDWATER.  ALL SOIL IMPORTED TO THE SITE SHALL BE

CERTIFIED CLEAN FILL. CONTRACTOR SHALL MAINTAIN RECORDS OF

ALL FILL MATERIALS BROUGHT TO THE SITE.

2. THE CONTRACTOR IS REQUIRED TO PROVIDE TEMPORARY AND/OR

PERMANENT SHORING WHERE REQUIRED DURING EXCAVATION

ACTIVITIES, INCLUDING BUT NOT LIMITED TO UTILITY TRENCHES, TO

ENSURE THE STRUCTURAL INTEGRITY OF NEARBY STRUCTURES AND

STABILITY OF THE SURROUNDING SOILS.

3. PROPOSED TOP OF CURB ELEVATIONS ARE GENERALLY 4 INCHES TO 7

INCHES ABOVE EXISTING GRADES UNLESS OTHERWISE NOTED. THE

CONTRACTOR WILL SUPPLY ALL STAKEOUT CURB GRADE SHEETS TO

KEM-TEC & ASSOCIATES FOR REVIEW AND APPROVAL PRIOR TO

POURING CURBS.

4. THE CONTRACTOR IS RESPONSIBLE TO SET ALL PROPOSED UTILITY

COVERS AND RESET ALL EXISTING UTILITY COVERS WITHIN THE

PROJECT LIMITS TO PROPOSED GRADE IN ACCORDANCE WITH ANY

APPLICABLE MUNICIPAL, COUNTY, STATE AND/OR UTILITY

AUTHORITY REGULATIONS.

5. MINIMUM SLOPE REQUIREMENTS TO PREVENT PONDING SHALL BE AS

FOLLOWS:

 CURB GUTTER: 0.50%

 CONCRETE SURFACES: 1.00%

 ASPHALT SURFACES: 1.00%

6. A MINIMUM SLOPE OF 1.00% SHALL BE PROVIDED AWAY FROM ALL

BUILDINGS. THE CONTRACTOR SHALL ENSURE POSITIVE DRAINAGE

FROM THE BUILDING IS ACHIEVED AND SHALL NOTIFY STONEFIELD

ENGINEERING & DESIGN, LLC. IF THIS CONDITION CANNOT BE MET.

ADA NOTES

1. THE CONTRACTOR SHALL MAINTAIN A MAXIMUM 2.00% SLOPE IN

ANY DIRECTION WITHIN THE ADA PARKING SPACES AND ACCESS

AISLES.

2. THE CONTRACTOR SHALL PROVIDE COMPLIANT SIGNAGE AT ALL

ADA PARKING AREAS IN ACCORDANCE WITH STATE GUIDELINES.

3. THE CONTRACTOR SHALL MAINTAIN A MAXIMUM 5.00% RUNNING

SLOPE AND A MAXIMUM OF 2.00% CROSS SLOPE ALONG WALKWAYS

WITHIN THE ACCESSIBLE PATH OF TRAVEL (SEE THE SITE PLAN FOR

THE LOCATION OF THE ACCESSIBLE PATH).  THE CONTRACTOR IS

RESPONSIBLE TO ENSURE THE ACCESSIBLE PATH OF TRAVEL IS 36

INCHES WIDE OR GREATER UNLESS INDICATED OTHERWISE WITHIN

THE PLAN SET.

4. THE CONTRACTOR SHALL MAINTAIN A MAXIMUM 2.00% SLOPE IN

ANY DIRECTION AT ALL LANDINGS.  LANDINGS INCLUDE, BUT ARE

NOT LIMITED TO, THE TOP AND BOTTOM OF AN ACCESSIBLE RAMP,

AT ACCESSIBLE BUILDING ENTRANCES, AT AN AREA IN FRONT OF A

WALK-UP ATM, AND AT TURNING SPACES ALONG THE ACCESSIBLE

PATH OF TRAVEL.  THE LANDING AREA SHALL HAVE A MINIMUM

CLEAR AREA OF 60 INCHES BY 60 INCHES UNLESS INDICATED

OTHERWISE WITHIN THE PLAN SET.

5. THE CONTRACTOR SHALL MAINTAIN A MAXIMUM 8.33% RUNNING

SLOPE AND A MAXIMUM 2.00% CROSS SLOPE ON ANY CURB RAMPS

ALONG THE ACCESSIBLE PATH OF TRAVEL.  WHERE PROVIDED, CURB

RAMP FLARES SHALL NOT HAVE A SLOPE GREATER THAN 10.00% IF A

LANDING AREA IS PROVIDED AT THE TOP OF THE RAMP. FOR

ALTERATIONS, A CURB RAMP FLARES SHALL NOT HAVE A SLOPE

GREATER THAN 8.33% IF A LANDING AREA IS NOT PROVIDED AT THE

TOP OF THE RAMP.  CURBS RAMPS SHALL NOT RISE MORE THAN 6

INCHES IN ELEVATION WITHOUT A HANDRAIL.  THE CLEAR WIDTH

OF A CURB RAMP SHALL BE NO LESS THAN 36 INCHES WIDE.

6. THE CONTRACTOR SHALL ENSURE A MAXIMUM OF ¼ INCHES

VERTICAL CHANGE IN LEVEL ALONG THE ACCESSIBLE PATH.  WHERE

A CHANGE IN LEVEL BETWEEN ¼ INCHES AND ½ INCHES EXISTS,

CONTRACTOR SHALL ENSURE THAT THE TOP ¼ INCH CHANGE IN

LEVEL IS BEVELED WITH A SLOPE NOT STEEPER THAN 1 UNIT

VERTICAL AND 2 UNITS HORIZONTAL (2:1 SLOPE).

7. THE CONTRACTOR SHALL ENSURE THAT ANY OPENINGS (GAPS OR

HORIZONTAL SEPARATION) ALONG THE ACCESSIBLE PATH SHALL

NOT ALLOW PASSAGE OF A SPHERE GREATER THAN ½ INCH.







 APARTMENTS TYPES                          UNIT TYPE                              QUANTITY                       NET SQ FT

TYPE "01" STUDIO

TYPE "02A" STUDIO

TYPE "02B" STUDIO

TYPE "03A" STUDIO LOFT

TYPE "03B" STUDIO LOFT

TYPE "03C" STUDIO LOFT

TYPE "03D" STUDIO LOFT

(0)

(0)

(0)

(0)

(0)

(0)

(0)

7

12

2

10

2

1

1
35 UNITS

425

355

390

486
 (399+93)

442
360+82

470
390+87

665
542+124

GROSS BUILDING SQUARE FOOTAGE:
NET SQUARE FOOTAGE SUMMARY:

FIRST FLOOR: 2,975 SQ FT NET UNITS
404 SQ FT MECH

+      WALLS
+      STAIRS

          (4,157 GROSS SQ FT)

SECOND FLOOR:    5,040 SQ FT NET UNITS
+      WALLS
+      STAIRS

        (7,160 GROSS SQ FT)

THIRD FLOOR & MEZZANINE:    6,879 SQ FT NET UNITS
+      WALLS
+      STAIRS

     (7,497 GROSS SQ FT)

BUILDING GROSS SQ FT:       18,814 SQ FT*

*MEZZANINES DO NOT CONTRIBUTE TO EITHER BUILDNG AREA OR
NUMBER OF STORIES AS REGULATED BY SECTION 503.1.

SITE INFORMATION:

EXISTING SITE: LAND SITUATED IN THE CITY OF TROY, COUNTY OF
OAKLAND, STATE OF MICHIGAN IS DESCRIBED AS
FOLLOWS:

20-27-353-029
LOTS 63, 64 AND 65, ADDISON HEIGHTS SUBDIVISION No. , AS
RECORDED IN LIBER 33, PAGE 28 OF PLATS, OAKLAND COUNTY
RECORDS.

20-27-353-008
LOTS 61 AND 62, ADDISON HEIGHTS SUBDIVISION No. 2 , AS
RECORDED IN LIBER 33, PAGE 28 OF PLATS , OAKLAND COUNTY
RECORDS.

20-27-353-007
THE EAST 93 FEET OF LOT 60, ADDISON HEIGHTS SUBDIVISION
No. 2  , AS RECORDED IN LIBER 33, PAGE 28 OF PLATS , 
OAKLAND COUNTY RECORDS.

20-27-353-006
THE EAST 93 FEET OF LOT 59, ADDISON HEIGHTS SUBDIVISION
No. 2 , AS RECORDED IN LIBER 33, PAGE 28 OF PLATS , 
OAKLAND COUNTY RECORDS.

20-27-353-005
THE EAST 93 FEET OF LOT 58, ADDISON HEIGHTS SUBDIVSION
No. 2 , AS RECORDED IN LIBER 33, PAGE 28 OF PLATS,
OAKLAND COUNTY RECORDS.

20-27-353-004
THE EAST 93 FEET OF LOT 57, ADDISON HEIGHTS SUBDIVISION
No. 2 , AS RECORDED IN LIBER 33, PAGE 28 OF PLATS,
OAKLAND COUNTY RECORDS.

20-27-353-003
THE EAST 93 FEET OF LOT 56, ADDISON HEIGHTS SUBDIVISION
No. 2 , AS RECORED IN LIBER 33, PAGE 28 OF PLATS,
OAKLAND COUNTY RECORDS.

20-27-353-002
THE EAST 93 FEET OF LOT 55, ADDISON HEIGHTS SUBDIVISION
No. 2 , AS RECORDED IN LIBER 33, PAGE 28 OF PLATS,
OAKLAND COUNTY RECORDS.

20-27-353-001
THE EAST 93 FEET OF LOT 54, ADDISON HEIGHTS SUBDIVISION
No. 2 , AS RECORDED IN LIBER 33, PAGE 28 OF PLATS,
OAKLAND COUNTY RECORDS.

SITE AREA:    25,032 SQ FT* (+/- 0.575 ACRES)
   *INCLUDES WEST 9' - 0" OF THE VACATED ALLEY

CURRENT ZONING:    OFFICE DISTRICT

PROPOSED ZONING:    MAPLE ROAD DISTRICT

PROPOSED USE:    EFFICIENCY APARTMENTS

PROPOSED MULTIPLE FAMILY RESIDENTIAL USE:
STUDIO APARTMENTS (RENTAL).

35 UNITS PROPOSED -    1 PARKING SPACES / EACH DWELLING UNIT
               (REQUIRED)
           

PARKING REQUIRED:      35 SPACES

PARKING PROVIDED:      43 SPACES +
       1 SPACES BARRIER FREE =
     44 TOTAL SPACES*

*ADDITIONAL 4 ON STREET PARKING SPACES ADJACENT TO PROPERTY.

PROPOSED OPEN SPACE: 4,511 SQ FT (OPEN) / 25,032 SQ FT (SITE) =
     18.75%*

* 15% REQUIRED OPEN SPACE BASED ON TABLE 5.03.B.3
   BUILDING FORM C

BUILDING SITE
COVERAGE:    7,497 SQ FT (BUILDING FOOTPRINT) /

   25,032 SQ FT (SITE) = 30.00%

BUILDING INFORMATION:

OCCUPANCY USE: R-2

CONSTRUCTION TYPE: 5B

FIRST FLOOR AREA: 4,157 GROSS SQ FT
SECOND FLOOR AREA: 7,160 GROSS SQ FT
THIRD FLOOR AREA: 7,497 GROSS SQ FT
MEZZANINE FLOOR AREA: 1,305 NET SQ FT
TOTAL:             18,814 GROSS SQ FT*

*MEZZANINES DO NOT CONTRIBUTE TO EITHER THE BUILDING AREA
OR THE NUMBER OF STORIES AS REGULATED BY MBC SECTION 503.1

SETBACK INFORMATION:

PROPERTY SETBACKS SUBJECT TO SETBACK REQUIREMENTS AS FOLLOWS PER
TABLE 5.03.B.3 BUILDING FORM C, UNLESS OTHERWISE
ALLOWED BY THE PLANNING COMMISSION:

FRONT: REAR: SIDE:
MINIMUM: 10'-0" MINIMUM: 30'-0" MINIMUM: N/A
MAXIMUM: 30'-0" MAXIMUM: NONE MAXIMUM: NONE

THE PROPOSED BUILDING SETBACKS ARE:
FRONT (WEST, NORTH) BUILD TO LINE:         10'-0" TO FACE OF BUILDING
FRONT (SOUTH) BUILD TO LINE: 30'-0" TO FACE OF BUILDING
REAR (EAST):        50'-4" TO FACE OF BUILDING

BUILDING HEIGHT INFORMATION:

THE PROPOSED BUILDING HEIGHT IS 36' - 0" TO THE MID
POINT OF THE ROOF.

BARRIER FREE REQUIREMENTS:

BARRIER FREE PARKING:
2% OF THE TOTAL NUMBER OF SPACES REQUIRED.  (MIN OF 1)
(2 BARRIER FREE SPACES ARE REQUIRED FOR
THE 94 SPACES PROVIDED.)

BARRIER FREE DWELLING UNITS:
2% OF TOTAL UNITS ARE REQUIRED TO BE
"TYPE A" (MIN OF 1) PER MBC 1107.6.2.1.1.
THE 1 "TYPE A" UNIT IS LOCATED ON THE FIRST FLOOR.
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UP

UP

FIRST LEVEL
100' - 0"

SECOND LEVEL
109' - 10 1/2"

TYPE B, TYP
ARCHITECTURAL METAL LOUVERS, TYP

GALVALUME METAL
PANEL, TYP

BRICK TYPE A, TYP

BRICK TYPE B

GRADE

GLAZED BLOCK, TYP

BRICK TYPE B, TYP

LIMESTONE ADDRESS BLOCK

EXTERIOR ENTRY
LIGHT, TYP
GLAZED BLOCK, TYP

STEEL COLUMN

FIRST LEVEL
100' - 0"

SECOND LEVEL
109' - 10 1/2"

GRADE

BRICK TYPE BCONCRETE PIER

GALVALUME METAL
PNL, TYP

FIRST LEVEL
100' - 0"

SECOND LEVEL
109' - 10 1/2"

BRICK TYPE B

CONCRETE PIER

GALVALUME METAL
PANEL @ CANOPY

GRADE

GLAZED BLOCK

GALVALUME
METAL PANEL @
CANOPY

GRADE

GROUND STORY ACTIVATION

FACADE VARIATION - 5.05 E.1

UNINTERRUPTED PUBLIC STREET FACADE LENGTH

MAX ALLOWED : 25'-0"

PROPOSED : SOUTH ELEVATION 18'-10"
NORTH ELEVATION  19'-0"
WEST ELEVATION  24'-8"

TRANSPARANCY ALTERNATIVES - 5.05E3b

 (A) EXPRESSION OF STRUCTURAL SYSTEM
- EXPRESSION OF CONCRETE WALLS, BEAMS, AND BALCONIES
- INDENTED/OUTDENTED UNIT PLACEMENT

 (D) MATERIAL VARIATION
- ALTERNATING BRICK COLOR
- FLAT METAL PANELS

 (E) INTEGRATED ARCHITECTURAL ORNAMENTATION
- GLAZED BLOCK TO SIGNIFY ENTRANCES
- LIMESTONE ADDRESS BLOCKS

(F) OUTDOOR SEATING (5.05E3bii)

GROUND STORY ACTIVATION CALCULATIONS

SOUTH ELEVATION

REQUIREMENT % PROPOSED % REQUIRED

TRANSPARENCY TOTAL 55.6% 50% MIN*

GLAZING/DOORS 12.9%

THE BASE MATERIAL FOR THIS ELEVATION IS : GLAZED BLOCK
THE FOLLOWING CHART LISTS THE ALTERNATIVE MATERIALS USED

TRANSPARENCY
ALTERNATIVES 42.7% 80% MAX

     MATERIAL VARIATION 42.7% 50% MAX

CONCRETE  28.6%
METAL PANEL  14.1%

NORTH ELEVATION

REQUIREMENT % PROPOSED % REQ

TRANSPARENCY TOTAL   51.0% 50% MIN*

GLAZING/DOORS  9.7%

THE BASE MATERIAL FOR THIS ELEVATION IS : BRICK TYPE B
THE FOLLOWING CHART LISTS THE ALTERNATIVE MATERIALS USED

TRANSPARENCY
ALTERNATIVES 41.3% 80% MAX

     MATERIAL VARIATION 41.3% 50% MAX

FLAT METAL PNL   9.1%
CONCRETE  32.2%

EAST  ELEVATION

REQUIREMENT % PROPOSED % REQ

TRANSPARENCY TOTAL  47.5% 30% MIN*

DOORS   4.5%

THE BASE MATERIAL FOR THIS ELEVATION IS : CONCRETE
THE FOLLOWING CHART LISTS THE ALTERNATIVE MATERIALS USED

TRANSPARENCY
ALTERNATIVES   43.4% 100% MAX

     MATERIAL VARIATION   43.4% 50% MAX

BRICK TYPE B   21.1%
FLAT METAL PANEL   22.3%

WEST ELEVATION

REQUIREMENT % PROPOSED % REQ

TRANSPARENCY TOTAL 99.6% 50% MIN*

GLAZING/DOORS 29.7%

THE BASE MATERIAL FOR THIS ELEVATION IS : BRICK TYPE B
THE FOLLOWING CHART LISTS THE ALTERNATIVE MATERIALS USED

TRANSPARENCY
ALTERNATIVES 69.9% 80% MAX

     MATERIAL VARIATION 40.4% 50% MAX

GLAZED BLOCK 4.2%
BRICK TYPE A 22.2%
FLAT METAL PNL 11.4%
ARCHITECTURAL
METAL LOUVERS   2.6%

     OUTDOOR DINING/SEATING 29.5% 60% MAX

*TRANSPARENCY REQUIREMENT EQUALS TRANSPARENCY
ALTERNATIVES IN ADDITION TO GLAZING AND DOORS.
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GROUND LEVEL EXTERIOR ELEVATION - WESTB6
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GROUND LEVEL PARTIAL FLOOR PLAN - EASTC6
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RESIDENTIAL THIS SIDE

CALCULATION SUMMARY
LABEL
10' BEYOND BOUNDARY
5' AFF PROPERTY LINE
PARKING LOT

CALC TYPE
ILLUMINANCE
ILLUMINANCE
ILLUMINANCE

UNITS
FC
FC
FC

AVG
0.05
0.12
1.56

MAX
0.7
1.3
6.3

MIN
0.0
0.0
0.0

AVG/MIN
N.A.
N.A.
N.A.

MAX/MIN
N.A.
N.A.
N.A.

LUMINAIRE SCHEDULE
DESCRIPTION
LITHONIA KSF1 150S R4SC-KSF1 IV 150W HP
LITHONIA KSF1 250M R4SC 250W HP

TOTAL LAMP LUMENS
16000
22500

LLF
0.720
0.720

LLD
0.80
0.80

LDD
0.9
0.9

TOTAL WATTS
189
864
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p UNKETT *  COONEY

July 14, 2015

Planning Commission
City of Troy
500 W. Big Beaver Road
Troy, MI 48084

Re: Amber Properties Company
Multi-Family Rezoning Request
1800-1870 Livernois ("Project")

Dear Planning Commissioners:

Our Amber Development Team was very pleased to be able to meet with you on June 23rd

to review the proposed Project. We listened very carefully to your comments and, since
that time, have taken the following steps while submitting revised plans for the Project:

1) Parking. After discussions with the Planning Department staff, we were able to
reconfigure the layout of the building and create 4 additional on-site parking spaces.
The Project now has 9 extra spaces, or 26% parking over ordinance requirements.
If you informally count the 4 additional on-street spaces on Vermont (3) and
Birchwood (1) that are immediately adjacent to the Project, 13 additional spaces, or
37% over ordinance requirements, would be available for visitors and guests.

2) Design. We have made substantial revisions to the design of the building. These
changes include:

• Architectural improvements to redistribute the overall building mass
and better incorporate activation design elements to the elevations.

• Enhancements to the south building entry and addition of a building
canopy to signify the main entry point for pedestrians. This area
closest to Maple Road now includes the bicycle parking area and
mailboxes.

• Provisions for terrace screening along the east elevation for improved
residential neighborhood privacy.

• Additional brick and glazed block to various building elevations.

ATTORNEYS & COUNSELORS AT LAW

38505 Woodward Ave., Suite 2000 • Bloomfield Hills, MI 48304 • T: (248) 901-4000 • F: (248) 901-4040 • plunkettcooney.com



Planning Commission
City of Troy
July 14, 2015
Page 2

3) Alley Vacation. Following our recent meeting, we immediately sent letters to the
two adjacent property owners bordering the alley. We have reached one of them
and are arranging a meeting to discuss disposition of the 9 easterly feet of the alley
which we are proposing be dedicated as additional greenbelt between properties.
We hope to be able to report to you at the time of the July 28th Planning Commission
meeting on a potential resolution of the alley vacation.

4) Neighborhood Meeting. We have sent an invitation to all residents and businesses
on the City's notice list to attend a meeting to discuss the project at the Troy
Community Center on Wednesday, July 22nd.

We believe our meeting with you on June 23rd was very productive, and we look forward to
your review of the new design and site plan. In the meantime, should you have any
questions, please feel free to contact us at your earliest convenience.

Sincerely,

Dennis G. Cowan
PLUNKETT COONEY
Direct Dial: (248) 901-4029
Email: dcowan@plunkettcooney.com

DGC/kj
cc: Jerry Amber

Brent Savidant
Justin Wieber

Open.19331.70425.15673689-1
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Kathy Czarnecki

From: ZCI Detroit <zb@zcigroup.com>
Sent: Friday, July 17, 2015 8:25 AM
To: Planning
Subject: 1800-1870 livernois (Comments)

I'm the home owner at 68 Birchwood. My immediate family all live in three block neighborhood.   
 
Over dinner, we discussed the Amber development and we're very familiar with his sites.   
 
We "don't" believe Amber's proposal is the correct fit for our neighborhood.  His buildings are very 
"unappealing" and bring no value to the neighbors.   
 
Most of the neighbors would agree that a better use would be retail shops on the lower level with housing units 
on top. This would allow the neighborhood to benefit from shopping and continue the entertainment theme that 
MJR Theater has brought to the area.  
 
In closing, my family (Bogdanovic) we own over 10 homes on Chopin, Birchwood, and Vermont.  We would 
support a live/work/retail development but "not" the type Amber is proposing.  
 
Zoran Bogdanovic  
(Direct) 248-379-6458 
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Kathy Czarnecki

From: Brent Savidant
Sent: Tuesday, July 28, 2015 12:41 PM
To: Kathy Czarnecki
Subject: FW: Proposed conditional rezoning request and site plan approval ....

 
 

From: Ted Lavanway [mailto:tedlavanway@me.com]  
Sent: Tuesday, July 28, 2015 12:40 PM 
To: Brent Savidant <SavidantB@troymi.gov> 
Subject: Proposed conditional rezoning request and site plan approval .... 

 
 

July 27, 2015 
  
  
  
  
  
Planning Commission Members 
City of Troy 
500 W. Big Beaver Rd. 
Troy, MI 48084 
  
Subject: Proposed Conditional Rezoning Request and Site Plan Approval vacant property on the east side of 
Livernois north of Maple . 
              
              
  
Dear Planning Commission Members: 
  
My name is Ted Lavanaway and I am a 23 year resident of Troy and a registered voter. I reside on Dublin Fair 
in northwest Troy. 
  
I support conditional rezoning of the vacant property on Livernois Rd. north of Maple to the Maple 
Road District. This property has been dormant for a very long time, and being near the new MJR Theater and all 
of the businesses along Maple Rd. would be an excellent location for a new apartment development. 
  
Young professionals with good educations and good jobs should be welcomed to the city of Troy. Those 
relocating from nearby cities and other states will shop in Troy and visit local restaurants and businesses. This 
helps everyone who lives in our city. 
  
We should all welcome new developments to our city, especially those near the Maple 
Road Corridor. Accordingly, I urge the Planning Commission to support the conditional rezoning and site 
plan as I do. 
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Thank you, 
  
  
__________________________ 
Ted Lavanaway 
6952 Dublin Fair 
Troy, MI 48098 
 
Ted LaVanway 
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Kathy Czarnecki

From: Peter Ruppe Jr <pruppejr@gmail.com>
Sent: Friday, July 24, 2015 7:18 PM
To: Planning
Subject: Conditional Rezoning Request - 1800-1870 Livernois, Apartment Use

Hi Brent, 

We attended an informal presentation of the subject request last Tuesday evening by Amber Properties.  Our 
opinion of the proposed conditional rezoning is as follows: 

1. This use will be a good improvement of this vacant land. 
2. The additional residents will create additional business opportunities for local vendors. 
3. The curb view is attractive. 
4. Parking and traffic based on this use will not be a negative impact. 
5. This use is consistent with the theater district being created at this intersection in Troy. 
6. Since this rezoning is conditional, any changes from the proposed use will need to pass additional Troy 

review, which protects the neighborhood from potential undesirable zoning or use changes. 

Based on these assumptions and generally positive feedback at this meeting, we are therefore in favor of this 
zoning request.  We were also pleased with the developer inviting the neighbors affected by this proposed 
rezoning to this informational meeting one week before the public hearing on July 28.  This additional interest 
in developing this intersection is encouraging; hopefully there will be more development in accordance with 
Troy's master plan. 

If you have any questions, please contact me at your earliest convenience, thank you. 

Sincerely, 

Peter P. Ruppe, Jr. 
President - Peter P. Ruppe, Inc. 
Cell: 313-929-2480 Fax: 313-882-4741 
www.troymapleplaza.com 
 



1

Kathy Czarnecki

From: Brent Savidant
Sent: Tuesday, July 28, 2015 8:36 AM
To: Kathy Czarnecki
Subject: FW: Planning Commission

Please distribute to Planning Commission tonight. 
 
‐‐‐‐‐Original Message‐‐‐‐‐ 
From: Sharon [mailto:laboo106@yahoo.com]  
Sent: Monday, July 27, 2015 9:22 PM 
To: Brent Savidant <SavidantB@troymi.gov> 
Subject: Planning Commission 
 
It appears that the resolution BC‐2015‐07 recommending approval of the Amber Project 15 and Livernois is a good 
solution to help encourage young people to live and stay in Troy. I agree that it fits the City's Master plan. I support it's 
passage. 
 
Sharon Wagner 
6085 St Paul Rd 
Troy, Michigan 48098 
 
 
Sent from my iPad 
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Kathy Czarnecki

From: Brent Savidant
Sent: Tuesday, July 28, 2015 1:33 PM
To: Kathy Czarnecki
Subject: FW: Proposed New Apartment Development on Livernois

 
 
From: Grayson Welch [mailto:graysonwelch@gmail.com]  
Sent: Tuesday, July 28, 2015 1:32 PM 
To: Brent Savidant <SavidantB@troymi.gov> 
Subject: Proposed New Apartment Development on Livernois 

 
To: Planning Commission Members 

I have lived in Troy for over four years now, and my family and I plan on staying here long-term. We like the 
schools, parks, and neighborhoods very much. We often frequent places such as the Troy Community Center, 
the Aquatic Center, and many Troy restaurants. As renters ourselves, we love to see new apartment buildings 
going up in the area. They will attract young professionals to our city, which is good for our neighborhoods and 
local businesses. 

I therefore ask you to support the conditional rezoning and site plan approval for Amber Properties at Livernois 
north of Maple Rd. I believe this location is a perfect fit for a new apartment building. 

Sincerely, 

Grayson Welch 
1035 Kirts Blvd. 
Troy, MI 48084 




