
 

 
CCIITTYY  CCOOUUNNCCIILL  AAGGEENNDDAA  IITTEEMM  
 

 
 
Date: August 7, 2013 
 
To:  Brian Kischnick, City Manager 
 
From: Mark F. Miller, Director of Economic & Community Development 
 R. Brent Savidant, Planning Director 
 

Subject: PUBLIC HEARING – REZONING APPLICATION (File Number Z 744) – Proposed 
Belleclaire Condominiums, East side of Rochester, North of Wattles, South side of 
Lamb (part of 4210 Rochester), Section 14, From R-1C (One Family Residential) 
District to RT (One Family Attached Residential) District 

 

The applicant, Mondrian Properties Belleclaire LLC, seeks a rezoning of the subject parcel 
from R-1C (One Family Residential) District to RT (One Family Attached Residential) 
District.  The applicant indicated that the rezoning is needed in order to bring the site into 
closer compliance with the Master Plan.  Their intent is to develop an attached condominium 
development on the property. 
 
The site is within the Rochester Road classification in the City of Troy Master Plan.  This 
classification calls for lower impact uses such as condominiums along the corridor frontage 
between the more intense nodes located at the major road intersections. 
 
Adjacent properties along Rochester Road to the north and south are presently zoned RT, 
as is a parcel to the southwest across Rochester Road. 
 
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 R-1C (One Family 
Residential) District to RT (One Family Attached Residential) District.   
 
 
Attachments: 

1. Locational Maps (2) 
2. Planning Commission agenda item from July 9, 2013 Regular meeting 
3. Planning Commission Minutes from the July 9, 2013 Regular Meeting (excerpt) 
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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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PC 2013.07.09 
  Agenda Item # 5 
 

 
 
 
DATE: July 2, 2013 
 
TO: Planning Commission 
 
FROM: R. Brent Savidant, Planning Director 
 
SUBJECT: PUBLIC HEARING - REZONING APPLICATION (File Number Z 744) – 

Proposed Belleclaire Condominiums, East side of Rochester, North of 
Wattles, South side of Lamb (part of 4210 Rochester), Section 14, From 
R-1C (One Family Residential) District to RT (One Family Attached 
Residential) District 

 
The applicant, Mondrian Properties Belleclaire LLC, seeks a rezoning of the subject 
parcel from R-1C (One Family Residential) District to RT (One Family Attached 
Residential) District.  The applicant indicated that the rezoning is needed in order to 
bring the site into closer compliance with the Master Plan.   
 
The site is within the Rochester Road classification in the City of Troy Master Plan.  
This classification calls for lower impact uses such as condominiums along the corridor 
frontage between the more intense nodes located at the major road intersections. 
 
Adjacent properties along Rochester Road to the north and south are presently zoned 
RT, as is a parcel to the southwest across Rochester Road. 
 
The attached report prepared by Carlisle/Wortman Associates, Inc. (CWA), the City’s 
Planning Consultant, summarizes the rezoning request.  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 agrees 
with the recommendation.   
 
Please be prepared to discuss this item at the July 9, 2013 Planning Commission 
Regular meeting.  
 
 
Attachments: 

1. Maps 
2. City of Troy Master Plan (excerpt) 
3. Report prepared by Carlisle/Wortman Associates, Inc. 
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PROPOSED RESOLUTION 
 
 
REZONING APPLICATION (File Number Z 744) – Proposed Belleclaire Condominiums, 
East side of Rochester, North of Wattles, South side of Lamb (part of 4210 Rochester), 
Section 14, From R-1C (One Family Residential) District to RT (One Family Attached 
Residential) District 
 
Resolution # PC-2013-07- 
Moved by:  
Seconded by:  
 
RESOLVED, That the Planning Commission hereby recommends to the City Council 
that the R-1C to RT rezoning request, located on the east side of Rochester Road, north 
of Wattles, south side of Lamb Road, part of 4210 Rochester Road, in Section 14, being 
approximately 1.084 acres in size, be approved. 
 
Yes:  
Absent:  
 
MOTION CARRIED / FAILED 
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Form Based Zoning (Current)

(PUD) Planned Unit Development

(CF) Community Facilities District

(EP) Environmental Protection District

(BB) Big Beaver Road (Form Based)

(MR) Maple Road (Form Based)

(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
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CITY OF TROY MASTER PLAN

CHAPTER 9: LAND PATTERNS

Rochester Road: 

Green Corridor

Regional model for a green corridor• 
A strong focus on access management• 
Heightened emphasis on strong stormwater • 
management techniques
Retail catering to regional traffi  c• 
Innovative site design techniques applied • 
through PUD use to allow for redevelopment 
for shallow lots

Rochester Road carries high volumes of traffi  c 
causing backups at intersections.  The abutting 
development pattern from Big Beaver Road 
north to Long Lake Road is a continuous row of 
highway-oriented commercial uses.  North of 
Long Lake Road, the land use pattern evolves, 
becoming a mix of commercial and offi  ce near 
the intersections and older single-family homes 
and multiple-family complexes in between.     

If Rochester Road is to have a defi ned 

role and pleasing character in the City, it 

must undergo a signifi cant transformation 

over time.  Ultimately, the Rochester Road 
Corridor will become a regional showcase 
for eff ective stormwater management and 
enhancement of the natural environment, while 
encouraging a combination of high-quality 
land uses.   Eff ective landscaping focused on 

native plantings, and improved land use and 
access management along Rochester will create 
a green corridor that provides a high level 
of service for motorists, and which provides 
an eff ective natural buff er between high 
traffi  c volumes and people visiting adjacent 
properties.  The creation of this green corridor 
would occur primarily in the right-of-way along 
road frontages and in the median of a future 
boulevard.  

While the emphasis on innovative 

stormwater management is specifi cally called 

on for the Rochester Road Corridor, new 

low-impact techniques are to be encouraged 

elsewhere throughout the City of Troy.  As 
noted in Chapter 7, innovative stormwater 
management is a priority for the community.  
Rochester Road will play an important role in 
this City-wide initiative by proving a regional 
showcase for such techniques.

New construction along the corridor may 
include detention and retention basins 
that work together from site-to-site with 
other features to create a continuous, linear 
landscape feature.  By connecting properties, 
the basins create visual relief from traffi  c.  
Low impact development methods will 

be used throughout the corridor to fi lter 

stormwater runoff .   Rochester Road will also be 
characterized by eff ective new signage, high-
quality lighting, and eff ective, complementary 
site and architectural design. 

Uses along Rochester Road will include a 
variety of mixed uses, established in a “pulsing” 
pattern where the most intense mixed-use or 
exclusively non-residential development will 
occur near the Neighborhood Nodes situated 
along its main intersections.  Lower-impact 
uses, such as small scale retail or condominiums 
should be encouraged along the corridor 
frontage between these nodes.

ROCHESTER ROAD
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DESIGN CONCEPT

Commercial strip development should be • 
limited and gradually replaced with mixed 
use.

Commercial development should be • 
encouraged to expand in the form of dense 
multi-story mixed-use concentrations 
at major intersections.  Concentrations 
are limited to within 1,000 feet of the 
intersection.  

The areas between nodes should develop as • 
lower-rise offi  ce and multiple-family.    The 
height diff erences encourage a visual “pulse.”

SITE DESIGN ATTRIBUTES

Parking areas should be within rear yards • 
or interior parts of the site.  A single row of 
parking may be appropriate in front and 
exterior side yards in limited applications.

Parking will connect to adjacent sites, • 
eventually linking several developments 
with a rear access lane.  The number of 
drives connecting to Rochester Road should 
be minimized.

Defi ned internal walks will connect the • 
businesses and buildings together.

Internal walks will be connected to the • 
public sidewalk system.

Buildings will be separated from street traffi  c • 
by a greenbelt or sculptural storm water 
detention basin. 

Height and size of signage will be reduced • 
to contain visual clutter.

BUILDING DESIGN ATTRIBUTES

The height at nodes will be multi-story not • 
exceeding four stories.       

The height between nodes should not • 
exceed two stories.

Ground level stories should be, at a • 
minimum, twelve feet in height; with large 
expanses of transparent glass at intersection 
nodes.  

Fenestration for the ground level of • 
buildings in nodes will be accentuated 
through the use of awnings, overhangs or 
trim detailing.  

Design for a Rain Garden in Troy; City of Troy

Lovell Pond in Troy; an example of an innovative, urban 
stormwater basin; Photo by Jennifer Lawson



 
 

 Date: June 28, 2013 
 
 

 Rezoning Analysis   
For 

City of Troy, Michigan 
 
 
 

Applicant: Joseph Maniaci 
  
Project Name: Belleclaire Condominiums 
 
Location: 4120 Rochester Road (northwest portion) 
 
Current Zoning: R-1C, Single Family Residential District 
 
Action Requested: To rezone northwest 1.1 acres of Tax Parcel #20-14-351-083 from R-1C 

to RT, One-Family Attached Residential 
 
Required Information: As noted in review. 
 
 
BACKGROUND 
 
The purpose of this analysis is to assist the City in determining the appropriateness of rezoning the 
northwest 1.1 acres of 4120 Rochester Road from R-1C, Single Family Residential to RT, One-Family 
Attached Residential.  The rezoning would allow development of a nine (9) unit attached single-family 
development at the southeast corner of Rochester Road and Lamb Drive.  This site was formerly 
developed as a nursery containing an existing building, shed and greenhouse.  The eastern portion of 
the site was recently approved for a nine (9) unit single-family residential development (Belleclaire 
Estates).   
 
While a site plan was submitted by the applicant, site plan approval is not part of this application.  A 
complete site plan application will be submitted by the applicant if the rezoning is granted by the City 
Council.   
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Location of Subject Property: 
 
East side of Rochester Road and south side of Lamb Drive. 

 
 
 

 
 
Size of Subject Property: 
 
The parcel is 1.1 net acres in area: 
 
Proposed Uses of Subject Parcel: 

Nine (9) attached, single family homes.     
 
Current Use of Subject Property: 

The subject property is currently vacant 
 
Current Zoning: 

The property is currently zoned R-1C, One-family Residential District.  

Area to be rezoned 

Approved 9-Unit 
Belleclaire Estates 
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MASTER PLAN  
 
The subject site lies in the Rochester Road future land use category, on the edge of the Single-Family 
Residential category. The intent of the Rochester Road future land use category is described in the 
Master Plan as follows: 
 

Rochester Road carries high volumes of traffic causing backups at intersections.  The abutting 
development pattern from Big Beaver Road north to Long Lake Road is a continuous row of 
highway-oriented commercial uses.  North of Long Lake Road, the land use pattern evolves, 
becoming a mix of commercial and office near the intersections and older single-family homes 
and multiple-family complexes in between.      
 
Uses along Rochester Road will include a variety of mixed uses, established in a “pulsing” pattern 
where the most intense mixed-use or exclusively non-residential development will occur near the 
Neighborhood Nodes situated along its main intersections.  Lower-impact uses, such as small 
scale retail or condominiums should be encouraged along the corridor frontage between these 
nodes. 

 
The Rochester Road category is designed to have “soft edges,” that is, it does not closely follow parcel 
lines and is intended to be applied to a wide variety of sites having access to Rochester Road.  The use of 
this site as attached residential uses will provide an appropriate transition between Rochester Road and 
the adjacent single-family residential neighborhood. The proposed rezoning to RT is consistent with the 
overall goals of the Master Plan and the specific recommendations for this area.   
 
Items to be Addressed: None. 
 
ZONING and LAND USE 
 
The zoning, land use and Master Plan designations for the surrounding parcels are shown in the table 
below:  
 

 Zoning Master Plan Land Use 

North R-T, Residential Attached Rochester Road Single-family attached homes 

South R-T, Residential Attached Rochester Road Single-family attached homes 

East R-1C, One-Family Residential Single Family Residential Single-family homes 

West R-1C, One-Family Residential  Rochester Road Single-family homes 
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The stated intent in the Zoning Ordinance of the R-1C District is as follows “…The Master Plan recognizes 
that single-family residential neighborhoods are vital components of the City, and comprise the majority 
of the land area within the City. The intent of the R-1A through R-1E Districts is to provide areas for 
single-family dwellings with the primary distinction being a range of densities, implemented through 
varying lot sizes. The R-1A through R-1E Districts are further intended to preserve and improve upon the 
quality of residential neighborhoods while permitting a limited number of other compatible uses which 
support residential neighborhoods.” 
 
The R-1C District permits a narrow range of uses compatible with, or dedicated to, residential purposes.  
 
The proposed RT District allows for two-family and attached single-family dwellings in addition to the 
narrow range of uses compatible with or dedicated to residential purposes.  The RT district is designed 
to permit attached residential dwellings which may serve as a transition between high intensity or non-
residential areas and low density residential areas.   The RT District differs from the existing R-1C 
classification only in that it allows for two-family and attached single-family dwellings. 
 
The subject site is surrounded by attached single-family and traditional single-family residential 
development.  The proposed RT zoning district will provide a transition area from the Rochester Road 
corridor to the neighboring single-family residential developments to the east.  We find the proposed 
rezoning request complies with the surrounding zoning and land uses. 
 
Items to be Addressed: None. 
 
 
 
 

Subject Site 
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TRAFFIC IMPACT AND SITE ACCESS 
 
The proposed rezoning would allow development of a nine (9) unit attached single-family condominium 
building and associated site improvements.  This type of development will result in minimal daily trips, 
and will not negatively impact traffic patterns.   
 
Items to be Addressed: None. 
 
STANDARDS OF REVIEW 
 
Section 16.03 C. states that a rezoning may only be approved upon a finding and determination that all 
of the following are satisfied: 
 

1. The proposed rezoning is consistent with the Master Plan.  If the current zoning is in material 
conflict with the Master Plan, such conflict is due to one of the following: 

a. A change in City policy since the Master Plan was adopted. 
b. A change in conditions since the Master Plan was adopted. 
c. An error in the Master Plan. 

2. The proposed rezoning will not cause nor increase any non-conformity. 

3. Public services and facilities affected by a proposed development will be capable of 
accommodating service and facility loads caused by use of the development. 

4. The rezoning will not impact public health, safety, or welfare. 

5. The rezoning will ensure compatibility with adjacent uses of land. 

The rezoning of the subject site to RT is in compliance with the City of Troy Master Plan.  Further, it is 
consistent with the development pattern of this area of the City, and will not be a detriment to the 
public health, safety or welfare, and will not burden public services and facilities. 

Items to be Addressed: None. 
 
SITE PLAN COMMENTS 
 
While a review of the site plan is not part of the rezoning application review process, we note the 
following issues should be considered by the applicant for the future site plan submittal: 
 

1. Confirmation that the westerly dwelling unit will face Rochester Road, providing a street 
presence. 

2. Consolidate curb cuts.  
3. A rear yard is provided along the east property line, and a side yard along the south property 

line distancing the proposed development from the single-family development to the east. 
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SUMMARY 
 
We find the proposed rezoning request is consistent with the Master Plan and complies with the 
surrounding zoning and land uses.  We recommend approval of the proposed rezoning of the northwest 
portion of Parcel #20-14-351-083 from R-1C, One Family Residential to RT, One Family Attached. 
   

   
   
#225-02-1318 
 
Cc: Joe Maniaci via JManiaci@mondrianproperties.com 
 Horizon Engineering via nrobinson@horizoneng.net 
 

 

mailto:JManiaci@mondrianproperties.com
mailto:nrobinson@horizoneng.net


P.O. Box 1821 58 
Shelby Twp., MI48318HOR-IZC)N 

Phone 586.453.8097 
ENGINEERING LLC Fax 586.580.0053 

May 23,2013 

Planning Department 
City of Troy 
500 West Big Beaver Road 
Troy, Michigan 48084 

Re: 	 Rezoning Request for "Belleclaire Condominiums" 
Part of #4210 Rochester Road 

Dear City of Troy Planning Department: 

Attached to this letter please find the following items: 

• One (1) Rezoning Request Application. 
• One (1) Rezoning Application Checklist. 
• One (1) Certified Topographical (Boundary) Survey. 
• One (1) Site Plan & Rezoning Plan. 
• One (1) CD containing PDF copies of the above items. 
• Two (2) checks ($1,800 Rezoning Request Fee and $1 ,500 Escrow Fee). 

These materials are being submitted for your review pursuant to placement on a 
Planning Commission agenda for a Rezoning Request for a part of the property 
located at #4210 Rochester Road and as described on the enclosed Site Plan & 
Rezoning Plan. 

The subject property is currently zoned R-1 C, one-family residential district. An 
application for Site Condominium review has been filed with the City for the 
easterly portion of. the property to be developed as zoned into a one-family 
residential site condominium (proposed "Belleclaire Estates"). 

The balance of the property, being the westerly portion and the subject of the 
enclosed Rezoning Application, is proposed to be developed as a one-family 
attached residential condominium, which requires rezoning from the R-1 C district 
to the RT district. 

Though zoned R-1 C, the property has historically been used as a commercial 
operation for landscaping and nursery sales and services. Redeveloping as an 
attached condominium reduces the intensity of the use and brings the site into 
closer conformity to the City's Master Plan which generally calls for lower-impact 
uses, such as condominiums, along the Rochester Road corridor between the 
higher-intensity commercial nodes located at the main roadway intersections. 



May 23,2013 
Planning Department, City of Troy 
Re: Rezoning Request for "Belleclaire Condominiums" 

Neighboring developments to the north and south are zoned RT and developed 
as one-family attached condominiums. This property currently interrupts an 
otherwise contiguous district. By rezoning from R-1 C to RT and redeveloping 
from a commercial operation to condominiums the property becomes more 
harmonious with surrounding developments and the neighborhood in general, 
and provides a more acceptable transition in use and intensity between 
Rochester Road and the single family R-1 C district to the east. 

Your consideration of our request is greatly appreciated. Please do not hesitate 
to contact me if you have any questions or concerns. 

Nathan P. Robinson, P.E. 
President 
nrobinson@horizoneng.net 

cc.: Joseph Maniaci, Mondrian Properties 

attachments 

mailto:nrobinson@horizoneng.net






PLANNING COMMISSION REGULAR MEETING – FINAL  JULY 9, 2013 
   
 
 

REZONING REQUEST 
 
5. PUBLIC HEARING - REZONING APPLICATION (File Number Z 744) – Proposed 

Belleclaire Condominiums, East side of Rochester, North of Wattles, South side of Lamb 
(part of 4210 Rochester), Section 14, From R-1C (One Family Residential) District to RT 
(One Family Attached Residential) District 
 
Mr. Carlisle reviewed the proposed rezoning application.  He reported the rezoning 
request is consistent with the Master Plan and complies with the surrounding 
zoning and land uses.  Mr. Carlisle stated support for the rezoning request. 
 
Joseph Maniaci of Mondrian Properties and Nathan Robinson of Horizon 
Engineering were present.  Mr. Maniaci briefly addressed stormwater 
management for the proposed condominium development. 
 
Several members applauded the petitioner for his interest and investment in the 
City. 
 
PUBLIC HEARING OPENED 
 
No one was present to speak. 
 
PUBLIC HEARING CLOSED 
 
Resolution # PC-2013-07-055 
Moved by: Hutson 
Seconded by: Krent 
 
RESOLVED, That the Planning Commission hereby recommends to the City 
Council that the R-1C to RT rezoning request, located on the east side of 
Rochester Road, north of Wattles, south side of Lamb Road, part of 4210 
Rochester Road, in Section 14, being approximately 1.084 acres in size, be 
approved. 
 
Yes: All present (8) 
Absent: Schultz 
 
MOTION CARRIED 

 




