
NOTICE: Persons with disabilities needing accommodations for effective participation in this meeting should 
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The Honorable Mayor and City Council Members 
 
City of Troy 
500 West Big Beaver  
Troy, MI 48084 
 
 
Dear Mayor and City Council Members: 
 
In this packet, you will find the agenda for the City Council meeting. To help facilitate an 
informed discussion, the packet provides you with agenda items and additional details. The 
packet also contains recommended courses of action for your consideration and seeks to aid 
you in adopting sound policy decisions for the City of Troy. 
 
This comprehensive agenda has been put together through the collaborative efforts of 
management and staff members. We have made all attempts to obtain accurate supporting 
information. It is the result of many meetings and much deliberation, and I would like to thank 
the staff for their efforts. 
 
If you need any further information, staff is always available to provide more information and 
answer questions that may arise. You can contact me at bkischnick@troymi.gov or 
989.233.7335 with questions. 
 
Respectfully, 
 
 
 
 
Brian Kischnick,  
City Manager 
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A. CALL TO ORDER: 

B. ROLL CALL: 

a)
  

 
 
 
 
 
 
 
 
 

b) Excuse Absent Council Members: 
 
Suggested Resolution 
Resolution #2016-04-      
Moved by       
Seconded by       
 

RESOLVED, That Troy City Council hereby EXCUSES the absence of ________ at the Special 
Joint City Council and Planning Commission Meeting of April 18, 2016, due to ________. 
 
Yes:       
No:       

C. DISCUSSION ITEMS:  

C-1 Introduction – City Manager Brian Kischnick 
 

C-2 Cluster Development Presentation – Planning Director Brent Savidant 
 

C-3 Questions/Discussion 
 

C-4 Next Steps 
 

D. PUBLIC COMMENT: 

E. ADJOURNMENT: 

Respectfully submitted, 
 
 
 
 
Brian Kischnick, City Manager 

City Council Members Planning Commission Members 
Mayor Dane Slater Chairman Don Edmunds  
Edna Abrahim Ollie Apahidean 
Ethan Baker Karen Crusse 
Jim Campbell Carlton Faison 
Dave Henderson Michael Hutson 
Ellen Hodorek Tom Krent 
Mayor Pro Tem Ed Pennington Padma Kuppa 
 Philip Sanzica 
 John Tagle 
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PUBLIC COMMENT: 

In accordance with the Rules of Procedure for the City Council, Article 17 – Members of 

the Public and Visitors: 

Any person not a member of the City Council may address the Council with recognition of the 
Chair, after clearly stating the nature of his/her inquiry or comment. City Council requests that if 
you do have a question or concern, to bring it to the attention of the appropriate department(s) 
whenever possible. If you feel that the matter has not been resolved satisfactorily, you are 
encouraged to bring it to the attention of the City Manager, and if still not resolved satisfactorily, to 
the Mayor and Council. 

 Petitioners shall be given a fifteen (15) minute presentation time that may be extended with 
the majority consent of City Council. 

 Any member of the public, not a petitioner of an item, shall be allowed to speak for up to 
three (3) minutes to address any Public Hearing item. 

 Any Troy resident or Troy business representative, not a petitioner of an item, shall be 
allowed to speak for up to three (3) minutes total to address Postponed, Regular Business, 
Consent Agenda or Study items or any other item on the Agenda as permitted under the 
Open Meetings Act during the Public Comment for Items On the Agenda from Troy 
Residents and Businesses portion of the Agenda. 

 Any Troy resident or Troy business representative, not a petitioner of an item, shall be 
allowed to speak for up to three (3) minutes to address any topic not on the Agenda as 
permitted under the Open Meetings Act during the Public Comment for Items Not on the 
Agenda from Troy Residents and Businesses portion of the Agenda. 

 Any member of the public who is not a Troy resident or Troy business representative shall be 
allowed to speak for up to three (3) minutes to address any topic on or not on the Agenda as 
permitted under the Open Meetings Act during the Comments for Items On or Not On the 
Agenda from Members of the Public Outside of Troy (Not Residents of Troy and Not From 
Troy Businesses) portion of the Agenda. 

 All members of the public who wish to address the Council at a meeting shall be allowed to 
speak only if they have signed up to speak within thirty minutes before or within fifteen 
minutes after the meeting’s start time. Signing up to speak requires each speaker provide his 
or her name and residency status (Troy resident, non-resident, or Troy business owner). If 
the speaker is addressing an Item (or Items) that appear on the pre-printed agenda, then the 
speaker shall also identify each such agenda item number(s) to be addressed. 

 City Council may waive the requirements of this section by a majority vote of the City Council 
members. 

 Agenda items that are related to topics where there is significant public input anticipated 
should initiate the scheduling of a Special meeting for that specific purpose. 

The following has been approved by Troy City Council as a statement of the rules of decorum for 
City Council meetings. The Mayor will also provide a verbal notification of these rules prior to 
Public Comment: 
 
The audience should be aware that all comments are to be directed to the Council rather than 
to City Administration or the audience. Anyone who wishes to address the Council is required 
to sign up to speak within thirty minutes before or within fifteen minutes of the start of the 
meeting. There are three Public Comment portions of the Agenda. For Items On the Agenda, 
Troy Residents and Business Owners can sign up to address Postponed, Regular Business, 
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Consent Agenda, or Study items or any other item on the Agenda. Troy Residents and 
Business Owners can sign up to address all other topics under Items Not on the Agenda.  All 
Speakers who do not live in Troy or own a Troy business may sign up to speak during the 
Comments on Items On and Not On the Agenda from Members of the Public Outside of Troy. 
Also, there is a timer on the City Council table in front of the Mayor that turns yellow when there 
is one minute of speaker time remaining, and turns red when the speaker's time is up.    
In order to make the meeting more orderly and out of respect, please do not clap during the 
meeting, and please do not use expletives or make derogatory or disparaging comments about 
any one person or group.  If you do so, then there may be immediate consequences, including 
having the microphone turned off, being asked to leave the meeting, and/or the deletion of 
speaker comments for any re-broadcast of the meeting.  Speakers should also be careful to 
avoid saying anything that would subject them to civil liability, such as slander and defamation.  
 
Please avoid these consequences and voluntarily assist us in maintaining the decorum befitting 
this great City. 
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CCIITTYY  CCOOUUNNCCIILL  AAGGEENNDDAA  IITTEEMM  
 

 
Date:  April 15, 2016 
 
 

To:   Troy City Council and Planning Commission 
  
From:  Brian Kischnick, City Manager 
 

Subject: City Council and Planning Commission Joint Meeting – April 18, 2016 
 
 

 
As Troy strengthens its foothold as an important player in the Global Economy, the need for 
communication between City Council and Planning Commission is more important than ever. 
Both bodies made a commitment to meet regularly to discuss common issues, having met 
five times since 2014. The 2016 City of Troy Retreat took this concept to the next level, 
providing an intense opportunity to exchange ideas and draft development policies for the 
next fiscal year. It is important that we continue to strengthen this relationship moving forward, 
through regular joint meetings. 
 
In a joint effort, Troy City Council and Planning Commission recently developed woodland 
protection provisions. These provisions will ensure that future residential development is 
compatible with surrounding properties and will maintain and enhance Troy’s community 
character.  To complement this effort, the Planning Commission has recently started to revise 
the cluster development provisions. It is intended that these provisions will incentivize quality 
by providing density bonuses for higher quality developments.   
 
The April 18 Joint Meeting is an opportunity to discuss the cluster development concept at the 
early stages of the text amendment process. This allows a sharing of ideas and the ability to 
find common ground at the beginning of the process and not the end. 
 
 

stewartc
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DATE: April 15, 2016 
 
TO: Brian Kischnick, City Manager 
 
FROM: Mark F. Miller, Director of Economic & Community Development 
 R. Brent Savidant, Planning Director 
 
SUBJECT: PROPOSED ZONING ORDINANCE TEXT AMENDMENT (File Number 

ZOTA 249) – Enhanced Cluster Option 
 
 
This item was initiated by the Planning Commission. It will complement the recently 
approved Woodland Protection provisions. It is intended that the existing cluster provisions 
be strengthened by further incentivizing cluster development. 
 
At the April 12, 2016 Planning Commission Regular Meeting a first draft was presented 
and discussed. The Planning Commission agreed with the overall direction of the draft. 
However it was a first draft and more discussion and revisions are required.  
 
The timing of the scheduled April 18, 2016 Joint Meeting permits discussion between the 
Planning Commission and City Council early in the amendment process.  
 
 
Attachments: 

1. Agenda Item from April 12, 2016 Planning Commission Regular Meeting 
2. PowerPoint from April 12, 2016 Planning Commission Regular Meeting 

 
G:\ZOTAs\ZOTA 249 Enhanced Cluster Option\Memo Joint Meeting 04 18 2016.docx 



 

Richard K. Carlisle, President   R. Donald Wortman, Vice President   Douglas J. Lewan, Principal   John L. Enos, Principal   David Scurto, Principal 
Benjamin R. Carlisle, Senior Associate Sally M. Elmiger, Senior Associate Brian Oppmann, Associate   Laura K. Kreps, Associate 

 
MEMORANDUM 
 
TO:    Planning Commission, City of Troy 
 
FROM:  Richard K. Carlisle, AICP, PCP 
  Benjamin R. Carlisle, AICP 

DATE:  April 7, 2016 
 
RE:  Enhanced Cluster Ordinance  
_____________________________________________________________________________________ 
 
At  the  March  22,  2016  meeting,  the  Planning  Commission  held  a  discussion  regarding  proposed 
amendments to the Cluster ordinance.  
 
General direction from the Planning Commission from the April 28, 2015 meeting included:   

 Permit greater design flexibility. 

 Reduce required open space for both non‐density bonus and density bonus cluster developments 

 Incentivize clustering though density bonus 

 Incentivize, through density, smaller housing products and sustainable design. 

 Allow attached housing in single‐family zoning districts through cluster development. 

 Eliminate density bonus  requirement of a Sustainable Design Project, perimeter “open space” 
cluster of 150‐feet, donation of land for community benefit, or similar element as determined by 
City Council.     

 
These comments are not binding to what the adopted regulations may become but they were used to set 
the parameter of discussion in regards to possible cluster ordinance amendments.     
 
Proposed Amendments:  
 
Based on the direction of the Planning Commission, we have drafted the following proposed amendments 
to the cluster ordinance.  Listed below are major amendments to the existing ordinance: 
 
1. Open Space 

a. Reduce minimum open space from 30% to 20% 
 

2. One‐Family Attached 
a. Allow  one‐family attached as a Special Use  in R1‐C, R1‐D, and R1‐E 

i. The site shall have frontage on and primary access to a major or minor arterial. 
ii. Setback  requirements  for  principal  structures  from  all  of  the  borders  of  the 

development  shall  be  equal  to  the  rear  yard  setback  requirement  for  the 
underlying zoning district of the property directly adjacent to each border.  



Cluster Ordinance 
March 28, 2016 
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3. Base Density  

a. Base density is determined with a parallel plan.   
b. If all requirements are met, the base density by‐right may be increased by twenty percent 

(20%).  
 

4. Density Bonus  
a. A variable density bonus may be allowed at the discretion of Planning Commission.   
b. Bonus densities are cumulative up to a maximum of fifty percent (50%) above the base 

yield number of units  
c. Density bonuses may be based upon a demonstration by the applicant of the following 

elements:   
i. Open  Space.      For  every  ten  percent  (10%)  additional  open  space  above  the 

minimum  required amount  that  is not encumbered by  rights‐of‐way or utility 
easements, a ten percent (10%) bonus density may be applied. 

ii. Housing  Diversity  and  Options.      A  10%  unit  bonus may  be  provided  for  a 
development that provides a diverse variety of housing types or provides a type 
of housing  that  is desired, but not currently offered  in  the city.   The  following 
requirements shall be met:  

1. Maximum home square footage cannot exceed 1,500 sq/ft.   
2. One (1) first floor bedroom must be provided.  
3. Homes must incorporate Universal Design principals  

iii. Sustainable Design.  A 10% unit bonus may be provided for a development that 
utilizes  sustainable  design  best  practices  including,  but  not  limited  to  green 
infrastructure, naturalized stormwater management, and green buildings.   

 
5. Design Flexibility  

a. Maintain existing front yard (20’), rear yard (25’) and side yard (7.5’) but:  
b. Permit  the  Planning  Commission  to  waive  the  setback  provisions  provided  that  the 

applicant  has  demonstrated  innovative  and  creative  site  and  building  designs  and 
solutions.   
 

6. Eliminated density bonus  requirement of a Sustainable Design Project, perimeter  “open  space” 
cluster of 150‐feet, donation of land for community benefit, or similar element as determined by 
City Council. 

 
We look forward to discussing this further at the next Planning Commission meeting. 
 
Yours Truly, 
 

 



SECTION 10.04 ONE‐FAMILY CLUSTER OPTION 
 

A. Intent.  The  One‐Family  Cluster  Option  is  offered  as  an  alternative  to  traditional  residential 
development. The One‐Family Cluster Option is intended to: 
 

1. Encourage the use of property in accordance with its natural character. 
2. Assure the permanent preservation of open space and other natural features. 
3. Provide  recreational  facilities  and/or  open  space within  a  reasonable  distance  of  all 

residents of the One‐Family Cluster development. 
4. Allow innovation and greater flexibility in the design of residential developments. 
5. Facilitate the construction and maintenance of streets, utilities and public services  in a 

more economical and efficient manner. 
6. Ensure compatibility of design and use between neighboring property. 
7. Encourage  a  less  sprawling  form  of  development,  thus  preserving  open  space  as 

undeveloped land. 
7.8. Allow for design innovation to provide flexibility for land development where the normal 

development approach would otherwise be unnecessarily restrictive or contrary to other 
city goals.  
 

B. Uses.  
a.1. To be eligible for One‐Family Cluster consideration, property must be zoned R‐1A, R‐1B, 

R‐1C, R‐1D, or R‐1E. 
 

b.2. The permitted uses shall be restricted to single family detached residential development, 
residential accessory structures, non‐commercial recreation uses and open space. 

 
c.3. Two‐‐family  dwellings are permitted as a Special Use in the R1C‐R1E with the following 

regulations: 
d.a. The site shall have frontage on and primary access to a major or minor arterial. 
e.b. Setback  requirements  for  principal  structures  from  all  of  the  borders  of  the 

development  shall  be  equal  to  the  rear‐  yard  setback  requirement  for  the 
underlying zoning district of the property directly adjacent to each border. The 
required open  space  areas may be  located partially or  completely within  the 
required setback. 
 

C.  Base Number of Units  
1. The  base  yield  number  of  dwelling  units  allowable  within  the  One‐Family  Cluster 

development shall be determined by the applicant through the preparation of a parallel 
plan for the subject property that is consistent with State, County and City requirements 
and design criteria for a tentative preliminary plat or unplatted site condominium. The 
parallel plan  shall meet all  standards  for  lot/unit  size,  lot/ unit width and  setbacks as 
normally  required  for  the  underlying  one‐family  zoning  district.  The  number  of  units 
identified  in  the  parallel  plan  shall  determine  the  number  of  units  permitted  in  the 
development.   
 

2. If all requirements as set forth in the ordinance are met, the underlying density by‐right 
may be increased by twenty percent (20%).  

 



D. Open Space Requirements. 
 

1.  All land within a development that is not devoted to a residential unit, limited common 
space, accessory structures, vehicle access, vehicle parking, a roadway, or an approved 
improvement,  shall  be  set  aside  as  common  land  for  recreation,  conservation,  or 
preserved in an undeveloped state. 
 

2. One‐FamilyA Cluster development shall maintain a minimum of twenty thirty (30) percent 
(20%) of the gross area of the site as dedicated open space held in common ownership. A 
minimum of twenty‐five (25) percent of the open space shall be upland area, which does 
not  include  any MDEQ‐regulated or non‐regulated wetlands  that  are  accessible  to  all 
residents of the development. 

 
3. Benefit.    : The proposed development open space shall provide at  least one (1) of the 

following open space benefits: 
 

a. Significant  Natural  Features.  Preservation  of  significant  natural  features 
contained on the site, as long as it is in the best interest of the City to preserve 
these  natural  features  which might  be  negatively  impacted  by  conventional 
residential development. The determination of whether the site has significant 
natural  features  shall be made by  the Planning Commission after  review of  a 
Natural  Features  Analysis,  prepared  by  the  applicant,  that  inventories  these 
features. 

b. Recreation Facilities.  If  the  site  lacks  significant natural  features,  it can qualify 
with  the provision of usable  recreation  facilities  to which  all  residents of  the 
development  shall  have  reasonable  access.  Such  recreation  facilities  include 
areas such as a neighborhood park, passive recreational facilities, soccer fields, 
ball fields, bike paths, or similar facilities that provide a feature of community‐
wide  significance  and enhance  residential development. Recreational  facilities 
that are less pervious than natural landscape shall not comprise more than fifty 
(50)  percent  of  the  open  space.  The  determination  of whether  the  site  has 
significant  natural  features  shall  be made  by  the  Planning  Commission  after 
review of a Site Analysis Plan, prepared by the applicant, that inventories these 
features. 

c. Creation  of  Natural  Features.  If  the  site  lacks  significant  natural  features,  a 
proposed development may also qualify if the development will create significant 
natural  features  such as wetlands. The determination of whether  the  site has 
significant  natural  features  shall  be made  by  the  Planning  Commission  after 
review of a Site Analysis Plan, prepared by the applicant, that inventories these 
features. 
 

4. The following  land areas are not  included as dedicated open space for the purposes of 
the One‐Family Cluster development option: 
a. The area of any street right‐of‐way or private drive. 
b. The submerged area of any lakes, rivers, ponds or streams. 
c. The required setbacks surrounding a residential structure, except as otherwise 

provided. 



d. d.  Storm water detention or retention facilities, with the exception of bio‐
retention areas that provide an active or passive recreation function, which can 
be considered open space. 

c.e. Non‐functional open space due to limited width or depth as determined by the 
Planning Commission.   
 

5. The  common  open  space may  be  centrally  located  along  the  road  frontage  of  the 
development, located to preserve significant natural features, or located to connect open 
spaces throughout the development.  
 

6. Connections between the dedicated open space of the development and adjacent open 
space, public land or existing or planned safety paths is preferred and may be required by 
the City Council, after favorable recommendation from the Planning Commission. 

 
7. The dedicated open  space  shall be  set aside by  the developer  through an  irrevocable 

conveyance, such as deed restriction, restrictive covenant, conservation easement, plat 
dedication, or other  legal document that  is subject to review and approval by the City 
Council,  after  review  and  recommendation  by  the  City  Attorney.  The  irrevocable 
conveyance  document  shall  be  approved  before  there  can  be  final  approval  of  the 
development (final site plan approval), and the developer shall record such documents 
with the Oakland County Register of Deeds. The City of Troy  (or the common owners) 
shall  be  specifically  identified  as  the  beneficiary  of  its  provisions.  The  irrevocable 
conveyance documents shall address the following: 
a. The dedicated open space shall be perpetually maintained by parties that have 

an ownership interest in the open space. 
b. Standards for scheduled maintenance of the open space. 
c. If the owners of the dedicated open space have failed to maintain  it so that  it 

becomes a public nuisance, then the City shall undertake all future maintenance, 
and  shall  annually  assess  the  costs  for  such maintenance  upon  the  property 
owners  in the association, based on the benefit allocation for each property as 
determined by the City assessor. 

d. The  irrevocable conveyance shall assure that the open space will be protected 
from all forms of development, except as shown on the approved Final Site Plan. 
Such conveyance shall  indicate the proposed allowable use(s) of the dedicated 
open  space.  The  open  space  restrictions  shall  prohibit  uses  or  activities  that 
negatively affect the dedicated open space, including the following: 

1) Dumping or storing of any material or refuse. 
2) Activity that may cause risk of soil erosion or threaten any  living plant 

material. 
3) Cutting or removal of live plant material except for removal of dying or 

diseased vegetation. 
4) Use of motorized off‐road vehicles. 
5) Cutting, filling or removal of vegetation from wetland areas. 
6) Use of pesticides, herbicides or fertilizers within any wetlands area. 

e. The irrevocable conveyance shall provide the following: 
1) The dedicated open space shall be perpetually maintained by parties that 

have an ownership interest in the open space. 
2) Standards for scheduled maintenance of the open space. 



3) If the owners of the dedicated open space have failed to maintain it so 
that it becomes a public nuisance, then the City shall undertake all future 
maintenance, and shall annually assess the costs for such maintenance 
upon  the  property  owners  in  the  association,  based  on  the  benefit 
allocation for each property. 

4) The dedicated open space shall forever remain open space, subject only 
to uses approved by the City on the approved Final Site Plan. 

5) Any structures or buildings accessory to a recreation or conservation use 
may  be  erected  within  the  dedicated  open  space.  These  accessory 
structures or buildings shall not exceed one (1) percent of the required 
open space area.[BC1] 
 

8. Guarantee Maintenance of Open Space. The applicant shall provide documentation  to 
guarantee to the satisfaction of the Planning Commission that all open space portions of 
the development will be maintained  as  approved  and  that  all  commitments  for  such 
maintenance are binding on successors and  future owners of  the subject property. All 
such documents shall be subject to approval by the City Attorney. This provision shall not 
prohibit a transfer of ownership or control, provided notice of such transfer is provided 
to the City, and that the continued maintenance guarantees remain satisfactory to the 
City, and the land uses continue as approved in the One‐Family Cluster development. 
 

9. Cohesive  Neighborhood.  The  proposed  development  shall  be  designed  to  create  a 
cohesive  community neighborhood  through  common open  space areas  for passive or 
active  recreation  and  resident  interaction.  All  open  space  areas  shall  be  reasonably 
accessible to all residents of the development. 

 
10. Unified  Control.  The  proposed  development  site  shall  be  under  single  ownership  or 

control, such that there is a single person or entity having proprietary responsibility for 
the full completion of the project. The applicant shall provide sufficient documentation 
of ownership or control  in the form of agreements, contracts, covenants, and/or deed 
restrictions  that  indicate  that  the  development  will  be  completed  in  its  entirety  as 
proposed. All documents shall be subject to the review and approval by the City Attorney. 
 

11. Density  Impact. The proposed type and density of use shall not place an unreasonable 
impact on the subject and/or surrounding  land and/or property owners and occupants 
and/or  the  natural  environment.  An  unreasonable  impact  shall  be  considered  an 
unacceptable significant adverse effect on the quality of the surrounding community and 
the  natural  environment  in  comparison  to  the  impacts  associated with  conventional 
development. 

 
E. Bulk Regulations and Regulatory Flexibility: The City  shall permit  specific departures  from  the 

dimensional requirements of the Zoning Ordinance for yards and units as a part of the approval 
process.  The  applicant  may  cluster  the  dwellings  on  smaller  lots,  as  long  as  the  following 
requirements are satisfied: 
 

1. Overall density shall not exceed  the number of  residential cluster units determined  in 
Section 10.04.CD.1, unless a density bonus has been granted by City Councilthe Planning 
Commission. 



 
2. Setback provisions shall be as follows: 

 
a. Setback requirements for principal structures from all of the borders of the 

development shall be equal to the rear yard setback requirement for the 
underlying zoning district of the property directly adjacent to each border. The 
required open space areas may be located partially or completely within the 
required setback. 

b. Setback requirements for principal structures on the interior of the 
development shall be as follows. If property lines do not exist between houses, 
the setbacks shall be measured to an imaginary line of equal distance between 
the houses. A duplex shall be treated as a single‐detached residence for the 
purpose of determining required setbacks. The minimum setbacks shall be as 
follows. 

1) Front: Twenty (20) feet. There shall be at least twenty‐five (25) feet 
between the garage door and the closest edge of the sidewalk to allow 
for an automobile to be parked in the driveway without obstructing the 
sidewalk. 
 

2) Rear: Twenty‐five (25) feet. 
 

3) Side: Seven and one‐half (7.5) feet. For detached units with “rear‐to‐
side” relationships, the required setback shall be fifteen (15) feet for 
each unit, for a total of thirty (30) feet. 

 
3. All regulations applicable to height, parking, loading, general provisions, and other 

requirements shall be met. 
 

4. Regulatory Flexibility.    The Planning Commission may waive the setback provisions 

provided that the applicant has demonstrated innovative and creative site and building 

designs and solutions.   

 
 

 
F. Landscaping.  Required landscaping shall be in accordance with section 13.02.F Subdivision and 

Site Condominium Landscaping.   
 

G. Access.   Principal access  to  the development shall be provided by  twenty‐eight  (28)  foot wide 
public streets constructed to City standards that are located within sixty (60) foot wide rights‐of‐
way or by twenty‐eight (28) foot wide streets constructed to City public street standards that are 
located, within forty (40) foot private easements for public access. Sidewalks shall be constructed 
across the frontage of all dwelling unit parcels in accordance with City standards. Public utilities 
shall be placed within street rights‐of‐way, or within easements approved as to size and location 
by the City Engineer. 

 
H. Bonus.  To The number of dwelling units allowable within the One‐Family Cluster development 

shall be determined by the applicant through the preparation of a parallel plan for the subject 



property  that  is consistent with State, County and City  requirements and design criteria  for a 
tentative  preliminary  plat  or  unplatted  site  condominium.  The  parallel  plan  shall  meet  all 
standards for lot/unit size, lot/ unit width and setbacks as normally required for the underlying 
one‐family zoning district. The number of units identified in the parallel plan shall determine the 
number of units permitted in the developmeencourage the use of the cluster development as set 
forth in the objectives in Section 10.04.A, a  A variable density bonus of up to twenty (20) percent 
may be allowed at the discretion of the City Council, after favorable recommendation from the 
Planning Commission.   Bonus densities are cumulative up to a maximum of fifty percent (50%) 
above the underlyingbase yield number of units as established in 10.04.CD.1.   Density bonuses 
may  be  ,  based  upon  a  demonstration  by  the  applicant  of  the  following  elements:  design 
excellence in the One‐Family Cluster development.  
 
 

1. Open Space.     For every ten percent  (10%) additional open space above the minimum 
required amount  that  is not encumbered by  rights‐of‐way or utility easements, a  ten 
percent  (10%) bonus density may be applied, or  fraction  thereof above  the base yield 
number of units as established in 10.04.C.1. 
 

2. Housing Diversity and Options.   A 10% unit bonus above the base yield number of units 
established  in 10.04.C.1 may be provided  for Aa development  that provides a diverse 
variety of housing types or provides a type of housing that is desired, but not currently 
offered in the cCity.  The following requirements shall be met:  

 
 
3.a. Maximum home square footage cannot exceed 1,500  sq/ft.   
4.b. One (1) first floor bedroom must be provided.  
5.c. Homes must incorporate Universal Design principals  

  
3. Sustainable Design.  A 10% unit bonus above the base yield number of units established 

in 10.04.C.1 may be provided for a   development that utilizes   sustainable design best 
practices  including,  but  not  limited  to  green  infrastructure,  naturalized  stormwater 
management, and green buildings.   

6. Projects qualifying for a density bonus shall include a minimum of fifty (50) percent of the property 
to be dedicated open space held in common ownership. In addition, projects qualifying for a density bonus 
shall include at least one (1) of the following elements: 
 
 
a. That the project is a prequalified Sustainable Design Project incorporating measures specifically 
related to the proposed density increase, as set forth in Section 12.01, Sustainable Design Options. 
b. A perimeter transition area of at least one hundred fifty (150) feet in width around all borders of 
the development. 
c. Donation or contribution of land or amenities in order to provide a significant community 
benefit, such as for a school, park, fire station, or similar community benefit. 
d. Other similar elements that the City Council, after favorable recommendation from the Planning 
Commission, determined to be of exceptional quality. 

 



 The permitted uses shall be restricted to single family detached residential development, duplex 
residential development, residential accessory structures, non‐commercial recreation uses and open 
space. 

H.I. Application Requirements. In addition to the information required by the City of Troy for all other 
site plans, any development proposing  to utilize  the One‐Family Cluster Plan shall contain  the 
following: 
 
1. A  complete description of  the  land proposed  to be dedicated  for  the  common use of  lot 

owners in the association or to the City, including the following: 
a. A  legal  description  of  dedicated  open  space  required  by  Section  10.03.C.2 

including dedicated easements. 
b. A topographical and boundary survey of dedicated open space. 
c. A Natural Features Analysis that inventories all significant natural features on the 

property and on abutting properties, if applicable. 
 

2. Information regarding current and proposed ownership and use of the dedicated open space, 
including the following: 

 
a. The proposed ownership and control of the open space. 
b. The proposed methods of regulating the use of the common facilities and areas 

so as to eliminate possible nuisances to other property owners and/or nuisances 
that require enforcement by the City of Troy. 

c. The proposed and/or potential uses of dedicated open space and the proposed 
improvements to be constructed by the developer. 

 
3. A  detailed  narrative  and  graphic  plan  that  indicates  a  specific method(s)  for  protecting 

significant natural  features  including   Protected Trees, wetlands, water courses, and open 
space during construction. The plan shall be consistent with the City’s Woodland Protection 
requirements as set forth in Section 13.07, and shall be agreeable to the developer, who shall 
so indicate with his/her signature on the detailed narrative and graphic plan. 

 
4. Other relevant information necessary to show that the proposed development qualifies for 

approval as a One‐Family Cluster development. 
 



City Of  

Troy

Enhanced 

Cluster 

Ordinance



Direction from Planning 

Commission 

1. Remove unnecessary barriers to cluster 

development 

2. Incentivize

3. Permit design flexibility and creativity  



Open Space

Reduce minimum open space from 30% 

to 20%

Relates to 

Direction 1



Eliminate Unnecessary 

Provisions 

 Eliminate density bonus requirement of:

 A Sustainable Design Project; 

 Perimeter “open space” cluster of 150-feet; or 

 Donation of land for community benefit, or 

similar element as determined by City Council.

Relates to 

Direction 1



Design Flexibility

 Maintain existing front yard (20’), rear yard (25’) 
and side yard (7.5’) setbacks; but 

 Permit the Planning Commission to waive the 
internal setback provisions provided that 
application: 

Has demonstrated innovative and creative site, 
and building designs and solutions; and

Met specific standards  

Relates to 

Direction 2, 3



Base Density 

A. Base density is determined with a parallel plan.  

B. If all requirements are met, the base density by-right 

may be increased by twenty percent (20%). 

Relates to 

Direction 2



0



Density Bonus 

 A variable density bonus may be 

allowed at the discretion of Planning 

Commission. 

 Bonus densities are cumulative up to a 

maximum of fifty percent (50%) above 

the base yield number of units. 

Relates to 

Direction 2



Density Bonus 

Three Options: 

1. Open Space

2. Housing Diversity and Options

3. Sustainable Design

Relates to 

Direction 2



Open Space 

 For every ten percent (10%) additional open space 

above the minimum required amount a ten percent 

(10%) bonus density may be applied.

I.E 30% open space = 30% density bonus

40% open space = 40% density bonus 

Relates to 

Direction 2





Housing Diversity and Options

 A 10% unit bonus for a diverse variety of 

housing types or provides a type of housing 

that is desired, but not currently offered in the 

city.   

 Maximum home square footage cannot exceed 

1,500 sq/ft.  

 One (1) first floor bedroom must be provided. 

 Homes must incorporate Universal Design principals 

Relates to 

Direction 2, 3



Sustainable Design 

A 10% unit bonus may be provided for a 

development that utilizes sustainable 

design best practices including:

Green infrastructure; or 

Naturalized stormwater management; or 

Green buildings.  

Relates to 

Direction 2, 3



One Family Attached

 Allow  two-family dwellings 

as a Special Use  in R1-C, 

R1-D, and R1-E

 The site shall have frontage 

on and primary access to a 

major or minor arterial.

 Maintain periphery setback 

requirements

Relates to 

Direction 2, 3



Summary

 Permit greater design flexibility

 Reduced setbacks

 Attached housing

 Sustainable design

 Permit greater density

 Density bonus commensurate with benefit

 Up to a maximum of 50% increase in units/lots

 Permit greater discretion to Planning Commission

 Bonus does not require City Council approval

 Can approve flexibility in design 
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