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DATE: May 25, 2004 
 
TO: John Szerlag, City Manager 
 
FROM: Douglas J. Smith, Real Estate & Development Director 

Steven J. Vandette, City Engineer 
Mark F. Miller, Planning Director 

 
SUBJECT: AGENDA ITEM - PRELIMINARY SITE CONDOMINIUM REVIEW – 

Athens Parc Site Condominium, north of Wattles, on the north side 
of Rockfield between John R and Eleanor, Section 14 – R-1C 

 
 
RECOMMENDATION 
 
At the May 10, 2005 Regular Meeting, the Planning Commission recommended 
approval of the Athens Parc Site Condominium application, as submitted, with 
the following condition: 

 
1. The City Engineer look into the construction access to the site and 

provide consideration to the safety of pedestrians and residents and to 
insure the developer is responsible for any damage to the road.   

 
The City Engineer considers safety and other potential impacts, including fiscal 
responsibility, when determining construction access.  This will be addressed 
prior to Final Site Condominium Approval.  City Management recommends 
approval of the Athens Parc Site Condominium as submitted. 
 
 
GENERAL INFORMATION 
 
Name of Owner / Applicant: 
The owner and applicant is Franco Mancini of Milano Development Co. Inc. 
 
Location of subject property: 
The property is located north of Wattles, on the north side of Rockfield between 
John R and Eleanor, in section 14. 
 
Size of subject parcel: 
The parcel is approximately 4.7 acres in area.   
 
Description of proposed development: 
The applicant is proposing a 12-unit site condominium, with access to Rockfield.  
The proposed street runs north from Rockfield and ends in a stub road to the 
west. 
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The applicant proposes two alternate site plans, Alternate Site Plan 1A and 
Alternate Site Plan 1B.  Alternate Site Plan 1A has a similar street layout as the 
proposed layout, with two detention basins, one in the southeast corner and one 
in the northeast corner.  The detention basin in the northeast corner is 
inaccessible from a public street.  This layout yields 13 units.  Alternate Site Plan 
1B proposes a simple cul-de-sac, with no future stub street to the west.  This 
layout yields 12 units.  The Planning Department prefers the proposed layout, 
with a future street connection to the west, as preferred by the petitioner. 
 
Current use of subject property: 
A single-family home presently sits on the property.  The applicant proposes to 
remove the home. 
 
Current use of adjacent parcels: 
North: Single family residential. 
South: Single family residential. 
East: Athens High School. 
West: Single family residential. 
 
Current zoning classification: 
The property is currently zoned R-1C One Family Residential. 
 
Zoning classification of adjacent parcels: 
North: R-1C One Family Residential. 
South: R-1C One Family Residential. 
East: R-1C One Family Residential.  
West: R-1C One Family Residential. 
 
Future Land Use Designation: 
The property is designated on the Future Land Use Plan as Low Density 
Residential. 
 
 
ANALYSIS 
 
Compliance with area and bulk requirements of the R-1C One Family Residential 
District: 
 
Lot Area:  Minimum lot area in the R-1C district is 10,500 square feet.  However, 
the applicant is utilizing the Lot Averaging Option, which permits a 10 percent 
reduction in lot area to 9,450 square feet.   
 
Lot Width:  The minimum required lot width is 85 feet.  The applicant has utilized 
the lot averaging option, which permits a 10 percent reduction in lot widths, to 
76.5 feet.  
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Height:  Maximum permitted height is 2 stories or 25 feet. 
 
Setbacks: Front:  30 feet required.  30 feet provided. 
  Side (least one):  10 feet.  10 feet provided. 
  Side (total two):  20 feet.  20 feet provided.  
  Rear:  40 feet.  40 feet provided. 
Minimum Floor Area:  1,200 square feet. 
 
Maximum Lot Coverage:  30%. 
 
The applicant meets the area and bulk requirements of the R-1C One Family 
Residential District. 
 
Off-street parking and loading requirements:  
The applicant will be required to provide 2 off-street parking spaces per unit. 
 
Environmental provisions, including Tree Preservation Plan: 
The applicant has submitted a Tree Preservation Plan.  The plan was approved 
by the Landscape Analyst. 
 
A wetland determination was prepared for the parcel on March 18, 2005, by S & 
R Environmental Consulting.  The report states that there is a wetland on the 
parcel however it is not state regulated. 
 
Stormwater detention: 
The applicant proposes a storm water detention basin on the east side of the 
entry drive, north of Rockfield.  The detention basin must have a maximum slope 
of 1 on 6 and must remain unfenced.  
 
Natural features and floodplains: 
The Natural Features Map indicates there are woodlands and a drain located on 
the property.  
 
Subdivision Control Ordinance, Article IV Design Standards  
 

Lots: All units meet the minimum area and bulk requirements of the 
Zoning Ordinance. 
 
Streets: The proposed development has direct vehicular access to 
Rockfield. 
  
Sidewalks: The applicant is proposing to construct a 5-foot wide sidewalk 
on both sides of Apollo Drive.  The applicant is also proposing to construct 
a 5-foot wide sidewalk on the north side of Rockfield.  
 
Utilities: The parcel is served by public water and sewer. 
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Attachments: 
1. Maps. 
2. Minutes from May 10, 2005 Planning Commission Regular Meeting. 
3. Wetland determination prepared by S & R Environmental Consulting, 

dated March 18, 2005. 
4. Letters of opposition. 

 
cc: Applicant 
 File/Athens Parc Site Condominium 
 
Prepared by RBS/MFM 
 
 
G:\SUBDIVISIONS & SITE CONDOS\Athens Parc Site Condo Sec. 14\CC Prelim Approval Athens Parc Site Condo 06 06 
05.doc 
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11. SITE PLAN REVIEW – Athens Parc Site Condominium, 12 units/lots proposed, 
North side of Rockfield, East of Eleanor, Section 14, Zoned R-1C (One Family 
Residential) District  
 
Mr. Savidant presented a summary of the Planning Department report for the 
proposed Athens Parc Site Condominium.  He reviewed the differences between 
the two proposed alternate site plans (1A and 1B).  Mr. Savidant reported that it 
is the recommendation of the Planning Department to approve the application as 
submitted.  He indicated that the Planning Department prefers the proposed site 
plan 1A because it provides for future development of the property to the west.   
 
The petitioner, Franco Mancini of 47858 Van Dyke, Shelby Township, was 
present.  Mr. Mancini said the project engineer was present should there be any 
questions. 
 
Chair Strat opened the floor for public comment. 
 
Rachel Leo of 1611 Welling, Troy, was present.  Ms. Leo indicated her comments 
are for both agenda items #11 and #12.  Ms. Leo addressed the potential affect that 
the proposed developments might have on the traffic pattern, the number of 
entrances into the subdivision, and safety concerns.  Ms. Leo cited two accidents 
near her home [Welling and Calvert] and a conversation she had with a friend 
regarding the subdivision trees.  She said the residents are entitled to peace and 
safety.   
 
James Berar of 1708 Hamman, Troy, was present.  Mr. Berar’s property would abut 
the proposed development.  He questioned if the developer would be putting up a 
brick wall or shrubs.  Mr. Berar commented on the trees tagged for removal and 
expressed concern with the elevation of the proposed development in relation to 
potential additional water in his backyard.   
 
Nancy Garling of 4826 Hubbard, Troy, was present.  Ms. Garling is the president of 
Long Lake Village Homeowners Association.  She has concerns for both agenda 
items #11 and #12.  Ms. Garling addressed the trees that would be cut down, and 
the loss of foliage and color during the seasons.   
 
Neal Harris of 4762 Whitesell, Troy, was present.  Mr. Harris said that should the 
proposed developments [agenda items #11, #12 and #13] be approved, the City 
would effectively destroy whatever is left of that square mile.  Mr. Harris said he is 
sick about it.   
 
Jean King of 1071 Shallowdale, Troy, was present.  Ms. King addressed the 
potential flow of traffic and expressed concerns for safety.   
 
Dave Purvis of 4461 Cynthia, Troy, was present.  Mr. Purvis said he was attracted 
to the area because of the large lots and paid a premium for the lot.  He addressed 
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the density of the proposed development.  Mr. Purvis said the proposed 
development is not desirable for the neighborhood, would lower the property values 
and negatively affect the quality of life of the neighboring residents.  He asked the 
members to consider less density and less destruction of the natural resources and 
quality of life that the residents enjoy today.  Mr. Purvis asked if the residents would 
have any say or input on re-platting the existing property. 
 
Mr. Motzny replied that the interpretation based on the attorney general opinion is 
that there is no requirement to re-plat; i.e., a site condominium can exist over the 
subdivision plat.  
 
Michael Ames of 1661 Rockfield, Troy, was present.  Mr. Ames addressed the 
removal of trees and expressed concern that the developer might take down trees 
located on his property.  He asked that the developer put a stake at the southwest 
corner.  Mr. Ames voiced concern with potential vandalism.  He said it might be 
difficult to sell the new homes because of the pedestrian traffic and high school 
functions, which would leave the homes empty.  Mr. Ames addressed the 
construction access and sidewalks.   
 
Tina Rackley of 1704 Rockfield, Troy, was present.  Ms. Rackley voiced opposition 
to the proposed 12 homes going in.  She said every single home is on a big parcel 
of land, and they chose to live at the end of the subdivision because it was quiet 
and had no traffic.  Ms. Rackley voiced concerned with traffic, access, and density 
of the project. 
 
Marvie Nickole of 1724 Hamman, Troy, was present.  Ms. Nickole asked if there is 
any way to restrict the amount of trees that would be cut down from the property.  
Ms. Nickole also addressed concerns relating to density, property values and 
increased traffic.   
 
Shirley Harris of 4762 Whitesell, Troy, was present.  Ms. Harris voiced concerns 
with the density and traffic.  She said she did not understand the new development 
now called site condominiums.  Ms. Harris addressed the wetlands.  She said she 
was for the proposed wetlands ordinance and should have spoken at the public 
meetings that were held a few years ago.  Ms. Harris said her property is under 
water all the time.   
 
Mr. Wright related that the City did attempt to draft a wetlands and natural features 
ordinance.   
 
Doug Palmer of 1896 Welling, Troy, was present.  Mr. Palmer voiced concern with 
the safety of school children and the construction traffic.   
 
Richard Hughes of 1321 Roger Court, Troy, was present.  Mr. Hughes said that if it 
were the same mindset back years ago that there should not be any trees cut 



PLANNING COMMISSION REGULAR MEETING - DRAFT MAY 10, 2005 
  
 

down, no one would be living in Troy!  He said trees do replenish themselves, and 
site condominiums are actually single-family homes. 
 
Ken Crum of 1643 Rockfield, Troy, was present.  Mr. Crum, owner of 4 acres of 
land in the subdivision, plans to construct one home on each acre and not destroy 
the neighborhood by increasing the density.  He is opposed to the density of the 
proposed development and encouraged the developer to connect the street to 
Cynthia.  Mr. Crum expressed concern with the potential increase in traffic and cut-
through traffic.  He said he is very sensitive to traffic because of his two small 
children.  Mr. Crum would favor the plan that shows the cul-de-sac.   
 
Dominic Leo of 1611 Welling, Troy, was present.  Mr. Leo questioned why the City 
would want to saturate the east side of Troy with condominiums.   
 
The floor was closed. 
 
Chair Strat informed the residents that the City Council would make the final 
decision based on the recommendation of the Planning Commission.  He 
encouraged the residents to express their concerns to the City Council.  Chair Strat 
provided information with respect to the City’s tree preservation ordinance.  He 
encouraged the residents to review the tree layout and plans at the Planning 
Department.  He also encouraged the residents to read the Comparison of Site 
Condominiums and Plats, a handout provided by the Planning Department. 
 
Mr. Littman said site condominiums are single family homes and it appears from the 
plan that the developer is saving a significant number of trees with the proposed 
development.  Mr. Littman said he would support the cul-de-sac so the 
development would not connect to the north and additional trees could be saved.   
 
Mr. Schultz addressed the preservation of trees as relates to the engineering, 
drainage and utilities.  He emphasized that the proposed development would 
comprise of single family homes.  Mr. Schultz said he might be in favor of the plan 
that shows the cul-de-sac. 
 
Mr. Khan said the cul-de-sac would create more problems for emergency access.  
He would be in favor of the site plan preferred by the Planning Department.  Mr. 
Khan addressed comments related to property values and said that Mr. Mancini 
builds very expensive homes that would not lower property values for the residents. 
 
Chair Strat agreed that the site directly to the west would be almost landlocked with 
the cul-de-sac, and he would also support the recommendation of the Planning 
Department.   
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Resolution # PC-2005-05- 
Moved by: Khan 
Seconded by: Drake-Batts 
 
RESOLVED, That the Planning Commission recommends to City Council, that 
the Preliminary Site Plan as presented (Section 34.30.00 Unplatted One-Family 
Residential Development), as requested for Athens Parc Site Condominium, 
including 12 units, located on the north side of Rockfield, east of Eleanor, Section 
14, within the R-1C zoning district, be granted.   
 
Discussion on the motion on the floor. 
 
Mr. Littman asked when the proposed development might go before City Council 
for review and approval.   
 
Mr. Miller replied that it would most likely be the second meeting in June.  He 
said that residents would be able to get updated information from the Planning 
Department.   
 
Chair Strat addressed the construction access and traffic.   
 
Resolution # PC-2005-05-077 
Moved by: Khan 
Seconded by: Drake-Batts 
 
RESOLVED, That the motion on the floor be amended to read that the City 
Engineer look into the construction access to the site and provide consideration to 
the safety of pedestrians and residents and to insure the developer is responsible 
for any damage to the road.   
 
Vote on the amendment to the motion on the floor.   
 
Yes: All present (6) 
No: None 
Absent: Chamberlain, Vleck, Waller 
 
MOTION CARRIED 
 
Resolution # PC-2005-05-078 
Moved by: Khan 
Seconded by: Drake-Batts 
 
RESOLVED, That the Planning Commission recommends to City Council, that 
the Preliminary Site Plan as presented (Section 34.30.00 Unplatted One-Family 
Residential Development), as requested for Athens Parc Site Condominium, 
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including 12 units, located on the north side of Rockfield, east of Eleanor, Section 
14, within the R-1C zoning district, be granted, subject to: 
 
1. The City Engineer look into the construction access to the site and provide 

consideration to the safety of pedestrians and residents and to insure the 
developer is responsible for any damage to the road.   

 
Discussion on the amended motion on the floor.  
 
Mr. Schultz said he concurs that the stub street to the west would be a better 
alternative than the cul-de-sac. 
 
 
Yes: Drake-Batts, Khan, Schultz, Strat, Wright 
No: Littman 
Absent: Chamberlain, Vleck, Waller 
 
MOTION CARRIED 
 
Mr. Littman would prefer no road connection from the site condominium 
development to the adjacent subdivision.  He said the City has found good ways to 
have emergency access without having to put a road through to an adjacent 
neighborhood.   
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