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DATE: June 28, 2016 
 
TO: Planning Commission 
 
FROM: Planning Division 
 
SUBJECT: SP 16-07-17 – Amendment to Final Planned Unit Development (PUD) Site 

Plan (SP 12-08-18) to construct 16 multiple-family dwelling units in two 3.5-story 
buildings (36-ft. 9-in. height) at E. Eleven Mile Rd. between N. Kenwood Ave. 
& N. Dorchester Ave. (parcel no. 25-14-354-036) 
Curtis-Dorchester, LLC, Petitioner & Owner 
Jeff Dawkins Architect, LLC, Architect 

 
 
The above-referenced application for an amendment to a final planned unit development (PUD) 
site plan is scheduled for consideration at the next regular meeting. The Planning Commission 
may recommend approval of an amendment to a final PUD site plan to the City Commission 
provided it determines the amended plan meets the criteria and standards of § 770-12 Site Plan 
Review, and § 770-100 Project Design Standards (PUD), of the Zoning Ordinance. 
 
In 2012 the Planning Commission approved a final PUD site plan to subdivide a former 
elementary school site into 26 individual lots for single-family dwellings. The City Commission 
subsequently approved the plan and its associated development agreement in 2013. The 
approved plan included two outlots that were to be developed at a later date. 
 
The petitioner now proposes to construct 16 multiple-family dwelling units within two 3.5-story 
buildings on one of the outlots, parcel “C.” According to the development agreement approved 
as part of the original PUD, development of either outlot requires approval of an amended PUD 
site plan by the city. 
 
1. Density. Density for multiple-family dwelling units is determined by lot size according to the § 

770-37 (D)(3)(a) of the Zoning Ordinance. The first two units require 9,000 square feet of lot 
area while each additional unit requires 3,000 more square feet per unit. Parcel “C” has 
23,780 square feet of total lot area which could permit up to six dwelling units if the site was 
zoned Multiple Family Residential, Mixed Use 1, or Mixed Use 2. 
 
If the site was zoned Mixed Use 1 or 2 a total of 12 units could be permitted if the 100% 
density bonus allowed in those zoning districts under § 770-45 (C)(1) and § 770-46 (B)(3) 
was granted. However, any density bonus granted under those subparagraphs would 
require a variance from the Zoning Board Appeals for the minimum required 150-foot 
setback from adjacent One Family Residential zoning. 
 
The petitioner proposes 16 dwelling units which would require 51,000 square feet of lot 
area. The number of units proposed by the petitioner will therefore require a waiver as part 
of the amended PUD. 
 

2. Building Form. Fourteen of the of the units would face Eleven Mile Road with a south front 
yard of setback of 2 feet 10 ½ inches for units 1 through 7, and 10 ½ inches for units 8 
through 14. Side yard setbacks of 9 feet 5 ¾ inches from Dorchester Avenue and 16 feet 2 
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½ inches from Kenwood Avenue would be provided. Units 15 and 16 would face Dorchester 
Avenue and have a west front yard setback of 14 feet 3 inches (the front yard setback 
approved for single-family dwellings on Dorchester Avenue as part of the original PUD) and 
a north side yard setback of 5 feet. 
 
Under § 770-37 (D)(3)(c) of the Zoning Ordinance, all multiple-family structures are required 
to have minimum front, side, and rear yard setbacks of 25 feet in the Multiple Family 
Residential zoning district. The proposed setbacks will therefore require a waiver as part of 
the amended PUD. 
 
The building height as measured at the midpoint of the roof of both buildings would be 36 
feet 9 inches. A maximum height of 30 feet is permitted for multiple-family dwellings in the 
Multiple Family Residential, Mixed Use 1, or Mixed Use 2 zoning districts. A waiver will 
therefore be required for the additional height as part of the amended PUD. 
 
Off-sets or projections would be required for the proposed building since it exceeds the 
height-to-width ratio of 1:3 recommended in § 770-30 (B)(4)(a) of the Zoning Ordinance, and 
to better provide the human scale recommended in § 770-30 (C)(1)(b). The height-to-width 
ratio as calculated by staff would be approximately 1:5.36. The proposed configuration 
would have a two-foot off-set between units 7 and 8. Another waiver as part of the amended 
PUD may also be necessary if the Planning Commission determines the two-foot off-set 
does not adequately address these standards. 
 
As an alternative, The Planning Commission could recommend that one of the units in the 
middle of the building be eliminated to break up the length of the front façade width. This 
would also provide a gap which could be used as a more suitable location for air 
conditioning condensers and HVAC units rather than the proposed roof-top units to prevent 
excessive noise. 
 

3. Off-Street Parking & Vehicular Access. Two off-street parking spaces are required for each 
dwelling unit under § 770-107 of the Zoning Ordinance. Thirty-two parking spaces would 
therefore be required for 16 dwelling units. The site plan identifies 33 parking spaces. Units 
1 through 15 would each have a one-car attached garage while unit 16 would have a two-
car garage. Sixteen surface parking spaces are also provided along the north rear lot line. 
 
The site would be accessed by a 21-foot driveway to Dorchester Avenue and a 20-foot 
driveway to Kenwood Avenue. No access would be provided to Eleven Mile Road. 
 

4. Landscaping & Screening. A six-foot masonry screening wall is proposed along the north 
rear lot line between the surface parking spaces and the adjacent residential property to the 
north at 117 North Kenwood Avenue. By reducing the maneuvering aisle for the surface 
parking spaces to the minimum required 20 feet, an additional 3 feet 8 ½ inches could be 
used to install a greenbelt along the north lot line in addition to the proposed screening wall. 

 
 
Following the required public hearing, the Planning Commission may recommend approval, 
table, or recommend denial of an amendment to a final PUD site plan. The basis for the 
Planning Commission’s decision can be found in §770-98 (C) of the Zoning Ordinance, which 
reads as follows: 
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C. The applicant for a PUD must demonstrate all of the following criteria as a condition to being entitled to 
PUD treatment: 
(1) Granting of the PUD will result in one of the following: 

(a) A recognizable and material benefit to the ultimate users of the project and to the community, 
where such benefit would otherwise be unfeasible or unlikely to be achieved without 
application of the PUD regulations; or 

(b) A nonconforming use shall, to a material extent, be rendered more conforming, or less 
offensive, to the zoning district in which it is situated. 

(2) The proposed type and density of use shall not result in an unreasonable increase in the need for 
or burden upon public services, facilities, streets and utilities. 

(3) The proposed development shall be consistent with the public health, safety and welfare of the 
City. 

(4) The proposed development shall not result in an unreasonable negative economic impact upon 
surrounding properties. 

(5) The proposed development shall be under single ownership and/or control such that there is a 
single entity having responsibility for completing the project in conformity with this chapter. 

(6) The proposed development shall be consistent with the goals and policies of the City of Royal Oak 
Master Plan. 

 
The Planning Commission’s recommendation on a final PUD site plan amendment will be 
forwarded to the City Commission. In addition to a recommendation on the amended site plan, 
the City Commission will also review an amendment to the previously-approved development 
agreement. 
 
Should the Planning Commission wish to recommend that the City Commission approve the 
final PUD site plan amendment, including all discretionary items, the Planning Division 
recommends the following contingencies: 
 
1. The petitioner shall prepare and submit an application for review of the final PUD site plan 

amendment by the City Commission containing all information required under § 770-99 (C) 
of the Zoning Ordinance, including a draft amendment to the development agreement. The 
final PUD site plan amendment to be reviewed by the City Commission shall comply with the 
Zoning Ordinance (Chapter 770) unless otherwise specified within these contingencies, 
except for the following: 

a) Fifteen (15) dwelling units shall be permitted on parcel “C.” 
b) The west building facing Eleven Mile Road may have a south front yard setback of 2 feet 

10 ½ inches, and the east building facing Eleven Mile Road may have a south front yard 
setback of 10 ½ inches. 

c) The west building facing Eleven Mile Road may have a west side yard setback of 9 feet 
5 ¾ inches from North Dorchester Avenue. 

d) The east building facing Eleven Mile Road may have an east side yard setback of 16 
feet 2 ½ inches from North Kenwood Avenue. 

e) The north building facing North Dorchester Avenue may have a west front yard setback 
of 14 feet 3 inches and a north side yard setback of 5 feet. 

f) A building height of 36 feet 9 inches to the midpoint of the roof peak shall be permitted 
for all buildings. 

2. Prior to review by the City Commission, the final PUD site plan amendment shall be revised 
to include any further revisions or additional contingencies required by the Planning 
Commission, including the following: 
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a) Either unit 7 or unit 8 shall be eliminated to provide a break in the front façade width of 
the building facing Eleven Mile Road as required under § 770-30 (B)(4)(a) of the Zoning 
Ordinance, and all AC/HVAC units shall be placed in the gap between the buildings; and 

b) Additional landscaping and/or screening shall be provided along the north rear lot line in 
accordance with § 770-90 (D) and (E)(2) of the Zoning Ordinance as determined 
necessary and advisable by the Planning Commission. 

3. The final PUD site plan amendment to be reviewed by the City Commission shall include 
separate boundaries, dimensions, and a legal description for parcel “C” and the proposed 
multiple-family dwellings, specifying both the ownership and party responsible for future 
maintenance of parcel “C.” 

4. The amendments to the final PUD site plan and/or development agreement to be reviewed 
by the City Commission shall include, as required under § 770-99 (C)(1)(c) and (d) of the 
Zoning Ordinance, a specific schedule of the intended development and construction 
details, including phasing or timing, a staging plan, and a specific schedule of general 
improvements, including, without limitation, lighting, signage, the mechanisms designed to 
reduce noise, utilities, and visual screening features. 

5. All paving, utilities, and other improvements, including work within public rights-of-way, shall 
be in accordance with the specifications and standards of the City Engineer. All electrical, 
telephone, and similar utilities shall be placed underground. 

6. A performance bond shall be posted in an amount to be determined by the Building Official. 

7. The final PUD site plan amendment shall meet all other code and ordinance requirements, 
as determined by the Building Official, Fire Marshall, and City Engineer, including, but not 
limited to, the Michigan Building Code, the Fire Prevention Ordinance (Chapter 340), and 
the Stormwater Detention Ordinance (Chapter 644), and the City Commission shall approve 
the amendments to the final PUD site plan and associated development agreement, prior to 
issuance of any building or right-of-way permits. 

 
 
 
 
cc: Jeff Dawkins, Jeff Dawkins Architect, LLC 

Craig Menuck, Curtis-Dorchester, LLC 
 
 
 
 
It is recommended that the petitioner or a representative attend the July 12, 2016 Planning Commission 
meeting. The meeting starts at 7:30 p.m. in the City Commission Chambers on the 3rd floor of City Hall. 
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Landscape Plants Zone 5b to 6a

Plant List

Key Size Botanical Name Common Name Size
SP 1.75 to 2.5"c. Picea Pungens Baby Eyes Blue Spruce 15 to 20't. x 8 to 10'w.

optional (in lieu of Baby Eyes Blue Spruce)

Quantity
one(1)

planting mature

3 to 4' t.

ERC one(1)
3 to 4' t.
1.75 to 2.5"c. Juniperus Virginiana 'Brodie' Eastern Red Cedar to 25't. x 6 to 8'w.

1.75 to 2.5"c.
4 to 5' t.

ten(10)ALB American Linden (Basswood)Tilia Americana 50+ feet

4 to 5' t.
1.75 to 2.5"c.four(4)RO Red Oakquercus rubra

(pruned to 35' +/-)

(pruned to 35' +/-)
50+ feet

Ground Cover
GRASS to be determined

mulchGC

2 to 3 Gal.BHH thirtynine Bobo Hardy HydrangiaHydrangea Paniculata 24 to 30"

shredded hardwood . no dyes . 3 to 4" thick
1.  Minimum 36" radius - evergreens at rear 
2.  Minimum 18" radius - deciduous trees
3.  All Planting Beds

Irrigation
After project has received Planning Commission and City Commission approvals
An irrigation design will be prepared and submitted with construction documents

ERC

SP
or

RO

RORO

RO

ALBALBALBALBALBALBALBALB

ALB

ALB

Thuga OccidentalisAG twentysix 2 to 3 Gal. 24 to 36"E.W.Arborviate-Globe
Evergreen

AG-6

AG-5

AG-4

AG-4

AG-6

AG-5

(26)

BHH-11

BHH-2 BHH-2 BHH-2 BHH-2 BHH-2 BHH-2 BHH-2
BHH-2 BHH-2 BHH-2 BHH-2 BHH-2 BHH-2 BHH-2

(39)

see 8 1/2" x 11" plant description(s) and photo(s)



Zone 5b to 6a 
Hedgerow at rear of property :    
 

 
 
Option 1 . Baby Blue Eyes Spruce  Picea pungens 
Slow growing, 15 to 20 ft. tall and 8-10 ft. wide.Slower growing than the native Colorado spruce, this 
semi-dwarf selection is useful for smaller landscapes and confined spaces. Dense, eye-catching silvery 
blue-green foliage holds its color well. Growing only a few inches per year, it develops a broad, 
pyramidal form. 
. 

 
Option 2. Eastern Red Cedar  Juniperus virginiana 'Brodie' 
 A feathery-light foliage texture and columnar form make this Juniper desirable for screens, hedges or 
specimens. Bright green foliage and red-brown, peeling bark add to its appeal. It can reach 25 feet tall 
with a spread of 6 to 8 feet. 
 
Five(5) such across back + one(1)  - see plan 
Specifications at time of planting: 
Caliper 1.75” to 2.5” 
Height 3 to 4 feet 
 
 



Front Yard : 

   

    
American Linden or Basswood  Tilia americana 

Native habitat: Canada south to Alabama, west to Texas, Kansas and North Dakota. 
Growth habit: Pyramidal when young then becoming rounded with maturity. Lower branches droop 
but are upturned at the ends. 
Tree size: American linden grows to 60 to 80 feet tall with a spread of one-half to two-thirds the 
height at a medium rate. Soil condition and fertility strongly influence height and rate of growth. 
Flower and fruit: Clusters of small, fragrant, pale yellow flowers hang midway from a long, leafy 
bract. Flowers become clusters of pea-sized nutlets. 
Leaf: The characteristic 4- to 8-inch heart-shaped leaves are coarse-toothed, dark green above and 
paler green below. Fall color is not remarkable. 
Hardiness: Winter hardy to USDA Zone 3b. 

 
 
One(1) such – see plan 
Specifications at time of planting: 
Caliper 1.75” to 2.5” 
Height 4 to 5 feet 
 
 
 



 
 
 
 
Street (between curb and sidewalk):    
 

        

 
Red Oak  Q. quercus rubra 
Reaching a mature height of 45 to 75 feet and spread of 45 feet, the Northern red oak (Q. rubra) is often 
grown in urban environments throughout Michigan as a shade tree. This oak tree has 4- to 8-inch-long, 
dark green leaves with seven to 11 waxy, spine-tipped lobes. The leaves turn vibrant red in autumn. The 
Northern red oak blooms in pale yellowish-green catkins at the same time the leaves emerge in spring, 
followed by round acorns that are ¾ to 1 inch long with flat, thick caps. 
 
One(1) such – see plan 
Specifications at time of planting: 
Caliper 1.75” to 2.5” 
Height 4 to 5 feet 
 



Foundation Plant : 
 

 
Bobo Hardy Hydrangea  Hydrangea paniculata  
 
A new dwarf hydrangea that is sure to turn heads! Reaching to just three feet tall, it will be engulfed by 
enormous creamy white flowers in summer, providing a nonstop show until frost. Blossoms are held 
upright on strong stems, and continue to grow and lengthen as they bloom. In fall, flowers may turn a 
pinkish hue. An undeniable asset to any garden, particularly where space is limited. 
 
Specifications at time of planting: 
2 Gal. to 3 Gal. 
 
 



Mulch . shredded hardwood . no dyes (augmented annually as necessary) 
See plan . around all plants and east side of building 

1. Minimum 36” radius – evergreens at rear 
2. Minimum 18” radius – deciduous trees 
3. Entire Planting Bed – front of Building 
4. Entire area (as-shown) east side of building (future ground cover plantings*) 

  *Ground cover plants to be low, walkable, drought tolerant and perennial 
 
Irrigation 
 After Project has received Planning Commission and City Commission approvals 
 An irrigation design will be prepared and submitted with the construction documents. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Exterior Lighting . 326 Oakland Avenue . Royal Oak 
See building elevations 

Wall mounted on :   south . west . north walls 
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