
 

CITY COUNCIL AGENDA ITEM 

 
Date: September 22, 2021 
 
To:  Mark F. Miller, City Manager 
 
From: Robert J. Bruner, Assistant City Manager 
 R. Brent Savidant, Community Development Director 
 
Subject: PUBLIC HEARING – CONDITIONAL REZONING - (CR JPLN2021-001) – Proposed 

Pine View Condominiums, West side of Dequindre, north of Long Lake (88-20-12-476-
070), Section 12, From NN (Neighborhood Node “J” and EP (Environmental Protection) to 
NN (Neighborhood Node “J”). 

 
The applicant GFA Development, Inc. seeks a conditional rezoning of the subject parcel from NN 
(Neighborhood Node “J”) and EP (Environmental Protection) to NN (Neighborhood Node “J”). The 
applicant provided a complete Preliminary Site Plan application as a condition of approval, along with 
other conditions listed in the application.   
 
The Planning Commission considered a Preliminary Site Plan application for a by-right 25-unit 
townhome development at the November 12, 2019 Regular meeting. At that meeting the Planning 
Commission appeared generally in favor of the development. The applicant expressed a desire to use 
the 40-foot wide EP portion of the site for guest parking and additional landscaping. The Planning 
Commission discussed the item and postponed the item “to allow the developer ample time to consider 
all the opinions and ideas expressed by the Commission”.  
 
The applicant submitted a Conditional Rezoning application to rezone the EP area along the north to 
NN, with a 25-unit townhome development (the same number of units proposed in 2019). The area 
rezoned from EP to NN would be utilized for guest parking and increased landscape materials. The 
Planning Commission considered the conditional rezoning application at a public hearing on August 
24, 2021. The recommendation of denial received a 4-4 vote. The recommendation of approval also 
received a 4-4 vote. 
 
The attached memo prepared by OHM summarizes expected traffic generated by the development. A 
by right 20,000 square foot office building is used as a comparison. 
 
A City Council public hearing has been scheduled for September 27, 2021.  
 
Legal Review 
 
This item was submitted to the City Attorney for review pursuant to City Charter Section 3.17. 
 
 
 
 
 
 


RESOLUTION TO APPROVE


CONDITIONAL REZONING – (CR JPLN2021-001) – Proposed Pine View Condominiums, West side of Dequindre, north of Long Lake (88-20-12-476-070), Section 12, From NN (Neighborhood Node “J”) and EP (Environmental Protection) to NN (Neighborhood Node “J”).

Moved by  


Seconded by  


WHEREAS, The City is in receipt of a proposed rezoning request from NN (Neighborhood Node “J”) and EP (Environmental Protection) to NN (Neighborhood Node “J”); and


WHEREAS, The subject property to be rezoned, located on the west side of Dequindre, north of Long Lake, parcel 88-20-12-476-070, being approximately 2.389 acres in size; and

WHEREAS, The applicant voluntarily offered a number of conditions, as per Section 16.04 of the City of Troy Zoning Ordinance; and


WHEREAS, One of the conditions voluntarily submitted by the applicant was a site plan for a 25-unit condominium development; and

WHEREAS, The conditional rezoning was considered by the Planning Commission following a public hearing; and


WHEREAS, The Planning Commission vote on the motion recommending approval was 4-4; and


WHEREAS, The proposed rezoning is supported by the Master Plan and advances the general and specific development policies of the Master Plan; and


WHEREAS, The proposed rezoning meets the Standards for Rezoning Approval listed in Section 16.03.C of the City of Troy Zoning Ordinance.; and


WHEREAS, The proposed site design mitigates potential impacts on adjacent properties.

THEREFORE BE IT RESOLVED, City Council hereby APPROVES the NN and EP Districts to be conditionally rezoned to NN District Conditional Rezoning Agreement and related attachments;


BE IT FURTHER RESOLVED, The applicant must submit at proposed Conditional Rezoning Agreement which shall be considered as an agenda item during  a future City Council meeting.

RESOLUTION TO DENY

CONDITIONAL REZONING – (CR JPLN2021-001) – Proposed Pine View Condominiums, West side of Dequindre, north of Long Lake (88-20-12-476-070), Section 12, From NN (Neighborhood Node “J”) and EP (Environmental Protection) to NN (Neighborhood Node “J”).

Moved by  


Seconded by  


WHEREAS, The City is in receipt of a proposed rezoning request from NN (Neighborhood Node “J”) and EP (Environmental Protection) to NN (Neighborhood Node “J”); and


WHEREAS, The subject property to be rezoned, located on the west side of Dequindre, north of Long Lake, parcel 88-20-12-476-070, being approximately 2.389 acres in size; and

WHEREAS, The applicant voluntarily offered a number of conditions, as per Section 16.04 of the City of Troy Zoning Ordinance; and


WHEREAS, One of the conditions voluntarily submitted by the applicant was a site plan for a 25-unit condominium development; and

WHEREAS, The conditional rezoning was considered by the Planning Commission following a public hearing; and


WHEREAS, The Planning Commission vote on the motion recommending approval was 4-4; and


WHEREAS, The proposed rezoning is not supported by the Master Plan and does not advance the general and specific development policies of the Master Plan; and


WHEREAS, The proposed rezoning does not meet the Standards for Rezoning Approval listed in Section 16.03.C of the City of Troy Zoning Ordinance.; and


WHEREAS, The proposed site design does not mitigate potential impacts on adjacent properties.

THEREFORE BE IT RESOLVED, City Council hereby DENIES the conditional rezoning application from NN and EP Districts to NN District.

savidantb
File Attachment
Proposed CC Resolution 2021 09 27.doc



 

CITY COUNCIL AGENDA ITEM 

 
Attachments: 

1. Agenda packet from August 24, 2021 Planning Commission Regular meeting. 
2. Minutes from August 24, 2021 Planning Commission Regular meeting. 
3. Pine View Condominiums Anticipated Traffic Impacts, memo prepared by OHM. 
4. Public comment. 

 
RBS, G:\CONDITIONAL REZONING\JPCR2021-001 PINE VIEW CONDOMINIUMS\CC Memo Public Hearing 09 27 2021.docx 
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DATE: August 19, 2021 
 
TO: Planning Commission 
 
FROM: R. Brent Savidant, Community Development Director 
 
SUBJECT: PUBLIC HEARING - CONDITIONAL REZONING- (CR JPLN2021-001) – 

Proposed Pine View Condominiums, West side of Dequindre, north of Long Lake 
(88-20-12-476-070), Section 12, From NN (Neighborhood Node “J” and EP 
(Environmental Protection) to NN (Neighborhood Node “J”). 

 
The applicant GFA Development, Inc. seeks a conditional rezoning of the subject parcel from 
NN (Neighborhood Node “J” and EP (Environmental Protection) to NN (Neighborhood Node “J”). 
The applicant provided a complete Preliminary Site Plan application as a condition of approval, 
along with other conditions listed in the application.   
 
The Planning Commission considered a Preliminary Site Plan application for a by-right 25-unit 
townhome development at the November 12, 2019 Regular meeting. At that meeting the 
Planning Commission appeared generally in favor the development. The applicant expressed a 
desire to use the EP portion of the site for guest parking and additional landscaping. The 
Planning Commission discussed the item and postponed the item “to allow the developer ample 
time to consider all the opinions and ideas expressed by the Commission”. The applicant is back 
before the Planning Commission with a Conditional Rezoning application for a 25-unit townhome 
development, and proposes to rezone the EP area along the north NN. This area would be 
utilized for guest parking and increased landscape materials.  
 
The Planning Commission is a recommending body for this application. 
 
The attached report prepared by Carlisle/Wortman Associates, Inc. (CWA), the City’s Planning 
Consultant, summarizes the project. CWA prepared the report with input from various City 
departments including Planning, Engineering, Public Works and Fire. City Management supports 
the findings of fact contained in the report and the recommendations included therein. 
 
 
Attachments: 

1. Maps 
2. Report prepared by Carlisle/Wortman Associates, Inc.  
3. Minutes from November 12, 2019 Planning Commission meeting (excerpt) 

 
G:\CONDITIONAL REZONING\JPCR2021-001 PINE VIEW CONDOMINIUMS\PC Memo 08 24 2021.docx 



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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Richard K. Carlisle, President    Douglas J. Lewan, Executive Vice President    John L. Enos, Principal 
   David Scurto, Principal   Benjamin R. Carlisle, Principal   Sally M. Elmiger, Principal    Craig Strong, Principal    R. Donald Wortman, Principal   

Laura K. Kreps, Associate     Paul Montagno, Associate  

Date:  November 5, 2019 
August 16, 2021 

  

Conditional Rezoning and  
Preliminary Site Plan Review 

For 
City of Troy, Michigan 

 
 

 
Applicant: GFA Development 
 3301 Mirage Drive 
 Troy, MI 48083    
 
Project Name: Pineview 
 
Plan Date: September 18, 2019 
 
Location: West side of Dequindre Road between 18 Mile Road and English 

Drive   
 
Zoning: EP, Environmental Protection  
 Neighborhood Node (NN) – J 
 
Action Requested: Conditional Rezoning and Preliminary Site Plan Approval 
 
SITE DESCRIPTION 

 
The subject site is located on the west side of Dequindre Road between 18 Mile Road and English 
Drive.  The site is 2.39 acres and is vacant, undeveloped property. There is a 40-foot wide strip of 
EP, Environmental Protection zoned property.   The applicant is seeking to conditionally rezone 
the EP portion of the site to NN, in order to use that strip as landscaping, and provide guest 
parking.   
 
A site plan application was previously reviewed by the Planning Commission.  At that meeting 
the Planning Commission appeared generally in favor the development but the applicant noted 
a desire to use the EP portion of the site for guest parking.  It was noted that EP zoning did not 
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allow parking.  The item was postponed to allow the applicant to submit a conditional rezoning 
application to rezone the EP portion of the site.  
 
The applicant proposes to landscape, install underground detention, put a sidewalk, and put 
guest parking within the currently EP zoned portion of the site.  There is already a 60’ storm drain 
and a concrete screenwall within the area zoned EP.  These items will remain.   The remaining (all 
of the building area) area of the property is zoned Neighborhood Node (NN).    
 
The applicant proposes two different building types.  The buildings in the interior are narrower 
and provide for a front porch and entrance.  The exterior buildings have a front entrance on the 
garage elevation and an elevated deck on the rear elevation.   
 

Figure 1: 60-inch drain 

 
 
The applicant proposes to develop the site as twenty-five (25) attached townhomes, accessed by 
an existing shared access drive with Taco Bell off of Dequindre road.  The buildings are proposed 
to have individual, direct unit access from the proposed interior drive.  At the center of the 
development, twelve (12) of the units will have pedestrian access to a pedestrian circulation area 
and courtyard. All proposed townhomes are two (2) stories, accompanied by a 2-car garage. 
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Multiple family residential is a permitted use in the NN.  An aerial image of the subject site, with 
a zoning districts overlay, is provided in Figure 1. 
 

Figure 1. Subject Site 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Size of Subject Property: 
The parcel is 2.389 net acres 
 
Proposed Uses of Subject Parcel: 
Twenty-five (25) attached townhomes 
 
Current Use of Subject Property: 
The subject property is currently unimproved and vacant. 
 
Current Zoning: 
The property is currently zoned NN, Neighborhood Node District 
 
Surrounding Property Details: 

 
Direction Zoning Use 

North R1-C, Single Family Single Family Residential 
South NN, Neighborhood Node Neighborhood Commercial 
East NN, Neighborhood Node Neighborhood Commercial 
West R1-C, Single Family Single Family Residential 

 
 
 

 
   

parcel ID: 
20-12-476-070 
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VOLUNTARY REZONING CONDITIONS 

 
Voluntary conditions offered by the applicant include:  
 

1. Site Plan as a condition of approval  
2. Screen wall and trees adjacent to Taco Bell shall remain. 
3. Development shall be limited to a maximum of 7-buildings and 25 total units. 
4. Maximum building height shall be 2 – ½ story. 
5. Minimum guaranteed open space shall be 15% 
6. Minimum guaranteed landscape area shall be 15% 
7. Building material shall be a mix of brick, asphalt shingles, plank siding, with variety of 

color palates and durable low-maintenance or maintenance free materials 
8. Each unit shall have a 2-car garage. A minimum of 10-guest parking spaces shall be 

provided 
9. No exterior refuse containers shall be proposed.  Individual waste and recycling 

containers shall be stored in each unit’s garage and placed at the curb on collection days 
10. Minor modifications to the site plan shall be permitted and administratively approved 

by the Planning Director.  Minor changes would not adversely or substantially affect the 
conditions of the rezoning.  

 
Items to be addressed:  A conditional rezoning agreement between the City and the applicant will 
be required prior to City Council consideration. 
 
NATURAL FEATURES 

 
Topography: A topographic survey has been provided on sheet C-1.0 and shows that the 

site has a generally flat landscape. 
 
Wetlands:       There are no wetlands on site.  
 
Floodplain: There are no floodplains onsite.  
 
Woodlands: The applicant has identified a total of 23 regulated trees on the site.  Of 

the trees surveyed, 1 is a landmark tree and 22 are woodland trees. The 
applicant is preserving 21 of the 22 woodland trees.   

 
Replacement Details 
Protected Tree Inches Removed Replacement Required 
Landmark 22 inches 22 inches 
Woodland 6 inches 3 inches 
 
Preservation/Mitigation  Inches Preserved Credit 
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Landmark 0 inches 0 inches 
Woodland 197 inches 394 inches 
  
Protected Replacement Required 25 Inches 
Preservation Credit 394 Inches 
Total + 369-inch credit 
  
Total Tree Mitigation  Zero.  The number of inches preserved and 

credited exceed the mitigation required.    
 
Items to be addressed:  None. 
 
BUILDING ARRANGEMENT 

 
The site configuration consists of twenty-five (25) townhomes in five clusters of three homes, 
one cluster of four homes, and a row of six homes.  The clusters are configured around a central 
courtyard with pedestrian sidewalks connecting to a “meandering” sidewalk, through the 
currently EP zoned portion of the site, that provides access to the east and Dequindre Road.  We 
find the proposed configuration suitable for the type and size of the development proposed. 
 
 Items to be addressed:  None. 
 
AREA, WIDTH, HEIGHT, SETBACKS 

 
Table 5.03.B.3, Building Form C of Section 5.03, Standards Applicable to All Districts of the Zoning 
Ordinance establishes the dimensional requirements for the NN, Neighborhood Node District.  
The requirements and proposed dimensions are shown in the following table. 
 

 Required Provided Compliance 

Front (east property 
line) 10-foot build-to-line 

25 feet (this property 
is a flag lot, however, 
and this requirement 

is not applicable) 

Complies 

Side (north) 30-foot minimum 
setback 40’, 6” Complies 

Side (south) 
N/A, building may be 
placed up to property 

line 
9 feet Complies 

Rear (west) 30-foot minimum 
setback 40 feet Complies.  

Building Height Maximum 2.5 
stories/30 feet 

2.5 stories (per 
voluntarily offered 

conditions) 
Complies 

Minimum Open Space 15% 15% Complies 
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Please note that the applicant is providing decks that project 2-feet into the required rear yard.  
Uncovered decks are permitted to encroach up to 15-feet into a rear yard.  
 
Items to be addressed:  None.   
 
PARKING 

 
Section 13.06.G of the Zoning Ordinance requires: 
 

 Required Provided 
Residential:  2 spaces per unit 25 Units = 50 spaces 50 garage spaces + 18 guest spaces = 68 spaces 

   
Barrier Free 0 0 
Bicycle Parking 1 1 
Loading 0 0 
Total 50 spaces 50 spaces within garages and 18 guest spaces 

  
The applicant is providing 2-car garages and 10 surface guest spaces.   
 
Items to be Addressed: None 
 
SITE ACCESS AND CIRCULATION 

 
Vehicular access to the site is via Dequindre Road.  The Engineering Department and Fire 
Department have reviewed the vehicular circulation and find it sufficient.    
 
The Engineering Department has reviewed the pedestrian circulation and notes the following 
comments: 

• Improve pedestrian connectivity within the site, by adding or extending sidewalks to 
provide a continuous internal pedestrian walkway around the site and to each unit. 

o As shown on the preliminary site plan, there are no sidewalks connecting to the 
(presumed) front entry for Units 1-6 and Units 13-19. 

o The existing lone crosswalk is inconvenient for pedestrians traveling to/from the 
easterly buildings. 

o Add crosswalk markings to emphasize pedestrian crossing locations within the site. 
 

Items to be addressed: Incorporate the Engineering Departments pedestrian connectivity 
comments.  
 

LANDSCAPING 
 

Parking Location Cannot be located in 
front yard 

Within garages and 
in guest spaces Complies  
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A landscaping plan has been provided on sheet L-1.0 and are supplemented by tree protection 
and planting details on sheet L-1.1.  The applicant should verify that the plant list provided on 
sheet L-1.0 corresponds to drawings provided. The following table discusses the development’s 
compliance with the landscape requirements set forth in Section 13.02. 
 

 Required: Provided: Compliance: 
North Property Line:    
Landscape buffering: 
Required buffering between 
two differentiating land uses.   
Alternative 1 or 2. 

1 large evergreen every 10 
feet or 1 narrow evergreen 
every 3 feet.   
Approx. 370’/10=37 trees 

39 evergreen 
screening trees 
 

Complies 

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

60-foot ROW = 2 trees 2 trees Complies 

West Property Line:    
Landscape buffering:  1 large evergreen every 10 

feet or 1 narrow evergreen 
every 3 feet. 
240’ / 10= 24 trees 

26 evergreen 
screening trees 
 

Complies 

South Property Line:    
Landscape buffering:  1 large evergreen every 10 

feet or 1 narrow evergreen 
every 3 feet. 
 
Alternative screening 
method may be considered 
by the Planning 
Commission. 

Six (6) foot fence 
along property 
boundary. 

Planning 
Commission 
shall consider 
alternative 
screening 
proposed. 

Overall:    
Site landscaping:  
A minimum of twenty percent 
(20%) of the site area shall be 
comprised of landscape 
material. Up to twenty-five 
percent (25%) of the required 
landscape area may be brink, 
stone, pavers, or other public 
plaza elements, but shall not 
include any parking area or 
required sidewalks. 

20%  Figure not provided Unknown  
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Mitigation:  
 

The tree inventory and calculations are in compliance with the 
requirements of the ordinance.  T  

 
Transformer / Trash Enclosure: 
The applicant has not indicated a central trash enclosure.  It is assumed that each unit will have 
trash bins in the garage to be rolled out for trash pickup.   
 
Items to be Addressed:  1) Planning Commission to consider the use of a fence in place of required 
screening at the south edge of the property; and 2). Provide site landscaping calculation.  
 
PHOTOMETRICS 

 
A photometric plan has not been provided.  For final site plan a photometric plan and fixture 
details are required to be submitted. 
  
Items to be Addressed:  Submit photometric plans and fixture details. 
 
FLOOR PLAN AND ELEVATIONS 

 
Applicant did not provide floor plans and elevations.   Applicant should provide floor plans and 
elevations before the Planning Commission meeting.  
 
Items to be Addressed:  Provide floor plans and elevations.   
 
DESIGN STANDARDS and SITE PLAN REVIEW STANDARDS 

 
The Neighborhood Node design standards as well as Site Plan review standards provide the 
Planning Commission with direction when reviewing the proposed site plan and design features 
of this development.   
 
Section 5.06.E. outlines Design Standards:  
 

1. Building Orientation and Entrance 
2. Ground Story Activation 
3. Transitional Features 
4. Site Access, Parking, and Loading 

 
Please see Section 5.06.E for standard details.  
 
We find that the design standards have been met.  
 
Section 8.06 outlines Site Plan Review Design Standards.   
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1. Development shall ensure compatibility to existing commercial districts and provide a 
transition between land uses. 

2. Development shall incorporate the recognized best architectural building design practices. 
3. Enhance the character, environment and safety for pedestrians and motorists. 

 
Please see Section 8.06 for standard details 
 
The applicant is providing a medium density multiple family residential project.  The project 
transitions from a number of commercial uses and the rear yards of single family residential to 
the north and east.  The applicant has provided the required evergreen screen between those 
yards and the multiple family development.  We find that the site plan standards have been met.   
 
REZONING STANDARDS 

 
According to Rezoning Procedures in Section 16.04C, a conditional rezoning may only be 
approved upon a finding and determination that all of the following are satisfied:  
 
a. The conditions, proposed development, and/or proposed use of the land are designed or 

proposed for public health, safety, and welfare purposes.  
 
CWA:  The purpose of the rezoning is in significant part to allow for additional guest 
parking and include a pedestrian sidewalk.  These improvements are not possible without 
the rezoning.  The applicant has provided sufficient landscaping along the northern 
property to mitigate any potential impacts upon the northern property line. These 
improvements are conditions of rezoning as the site plan documents are conditions of 
approval. 

 
b. The conditions, proposed development and/or proposed use are not in material conflict 

with the Master Plan, or, if there is material conflict with the Master Plan, such conflict is 
due to one of the following: 
1. A change in City policy since the Master Plan was adopted.  
2. A change in conditions since the Master Plan was adopted.  
3. An error in the Master Plan.  

 
CWA:  The purpose of the rezoning is in significant part to allow for additional guest 
parking and include a pedestrian sidewalk.  These improvements are not possible without 
the rezoning.  The applicant has provided sufficient landscaping along the northern 
property to mitigate any potential impacts upon the northern property line.  Providing 
additional guest parking, when necessary, and better pedestrian connections, coupled 
landscaping buffer to protect adjacent properties is consistent with the Master Plan.  

 
c. The conditions, proposed development and/or proposed use are in accordance with all 

terms and provisions of the zoning district to which the land is to be rezoned, except as 
otherwise allowed in the Conditional Rezoning Agreement.  
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CWA:  The conditions provided by the applicant, including the site plan, are consistent with 
all terms and provisions of the zoning district.    

 
d. Public services and facilities affected by a proposed development will be capable of 

accommodating service and facility loads caused by use of the development.  
 
 CWA:  The rezoning will not impact nor affect public services or facilities.   
 
e. The conditions, proposed development and/or proposed use shall insure compatibility with 

adjacent uses of land. 
 

CWA:  The conditions provided by the applicant, including the site plan, insure compatibility 
with adjacent uses of land.   

 
RECOMMENDATION 

 
Planning Commission to consider the use of a fence in place of required screening at the south 
edge of the property.  Based on that discussion, we recommend that the Planning Commission 
recommend to the City Council conditional rezoning and preliminary site plan with the following 
conditions:  
 

1. Submit photometric plans and fixture details 
2. Address the Engineering Departments pedestrian connection comments 
3. Provide site landscaping calculation. 
4. Provide floor plans and elevations.  
5. A conditional rezoning agreement between the City and the applicant. 

 
Sincerely,  

     
 



PLANNING COMMISSION REGULAR MEETING – FINAL                                                       NOVEMBER 12, 2019 
  
 
 
6. PRELIMINARY SITE PLAN REVIEW (File Number SP JPLN2019-0032) – Proposed GFA 

Long Lake Multifamily Development, West side of Dequindre, North of Long Lake (PIN 88-
20-12-476-070), Section 12, Currently Zoned NN (Neighborhood Node “J”) and EP 
(Environmental Protection) Zoning Districts 
 
Mr. Carlisle reviewed the Preliminary Site Plan application for the proposed multifamily 
development. He addressed the EP-zoned strip of property along the northern property 
line, shared access with Taco Bell, parking, landscaping and elevations. Mr. Carlisle said 
the application meets requirements of the NN zoning district and the Site Plan standards. 
He recommends shifting the development 10 feet to the east to provide a better transition 
with the residential homes on the west. 
 
Mr. Carlisle recommended Preliminary Site Plan approval with the conditions as identified 
in his report dated November 5, 2019. 
 
Gary Abitheira addressed the application as relates to the EP-zoned property along the 
northern property line, shared access and the target market for townhomes. 
 
Chair Faison opened the floor for public comment. 
 
• Avis Landmesser, 568 Ottawa; asked for clarification on general site plan specifics. 
• Azhagu Subramanian, 5114 Fedora; addressed buffer transition and privacy. 
 
Chair Faison closed the floor for public comment. 
 
There was discussion on: 
• Shared access drive with Taco Bell. 
• Design layout as relates to proximity of Taco Bell. 
• Courtyard and sidewalk connectivity; opportunity to create additional green space. 
• Transition buffer to adjacent residential. 
• Property zoned EP; intent of EP zoning district historically. 
• Potential to rezone EP-zoned property for better design layout; traditional versus 

conditional rezoning. 
• Building materials in relation to target market; millennials. 
 
Resolution # PC-2019-11-078 
Moved by: Krent 
Support by: Tagle 
 
RESOLVED, That Preliminary Site Plan Approval, pursuant to Article 8 of the Zoning 
Ordinance, as requested for the proposed GFA Long Lake Multifamily Development, 
located on the West side of Dequindre, North of Long Lake (PIN 88-20-12-476-070), 
Section 12, Currently Zoned NN (Neighborhood Node “J”) and EP (Environmental 
Protection) Zoning Districts, be postponed for the following reason: 
 
1. To allow the developer ample time to consider all the opinions and ideas expressed 

by the Commission. 
 
Yes: All present (9) 
MOTION CARRIED 



 
 
 
 
 
 
 

 
 
 

July 13, 2021 
PEA Project No: 2016-368 
 
Mr. Brent Savidant  
Community Development Director 
City of Troy Planning Department 
500 W. Big Beaver 
Troy, MI 48084 
 
  
RE: Conditional Rezoning Application 
 Parcel # 20-12-476-070 
 Dequindre Road, north of E. Long Lake Road 
 City of Troy, Oakland County, Michigan 
  
 
Dear Mr. Savidant: 
 
On behalf of GFA Development, Inc, we respectfully request a change in the zoning for Parcel # 20-12-476-
070.  
 
Pursuant to the provisions of the Michigan Zoning Enabling Act, P.A. 110 of 2006, as amended, and pursuant 
to all applicable provisions of law, we are requesting the Zoning Map of the City of Troy be amended to 
conditionally rezone Parcel Number 20-12-476-070, from Neighborhood Node J and EP to Neighborhood 
Node J, in order to construct 7-attached single-family dwelling buildings totally 25-units.   
 
Location & Existing Conditions: 
 
The property is located on the east side of Dequindre Road just north of the East Long Lake Road intersection 
(behind Taco Bell). The parcel is 2.389 acres in size and is currently undeveloped.  Surrounding uses include 
single-family dwellings to the north and west. To the east and south are commercial businesses. 
 
A shared drive exists for the subject parcel and Taco Bell.  A landscaped berm, mature trees and 6’ high 
concrete screen wall separate the adjacent residential home and Taco Bell. Underground detention for the 
Taco Bell is located under the berm. 
 
Existing Zoning & Future Land Use: 
 
Most of the site is zoned NN (Neighborhood Node). The northerly 40-feet of the property is zoned EP 
(Environmental Protection), to provide a buffer to the adjacent R-1C zoning (One Family Residential District).  
(See Exhibit A) 
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Prior to 2006, the City of Troy Zoning Ordinance did not have a zoning mechanism to provide open space 
buffers. Even though there may not be environmentally sensitive issues, the EP (Environmental Protection) 
zoning district was commonly used to provide a buffer between two different zoning classifications.  
 
According to the Master Plan, The Future Land Use for the subject parcel is Neighborhood Node. 
 
Proposed Use & Site Plan: 
 
Under the proposed rezoning (see Exhibit B), the entire site would become a part of the Neighborhood Node 
J.  The existing screen wall and trees would remain adjacent to Taco Bell and new Landscape screening 
would be provided along the northerly and westerly property lines (residential zoned areas). 
 
With exception to the proposed guest parking, the area currently designated EP will remain an open space 
buffer. 
 
The existing underground detention area will be expanded to the west to provide the required storm water 
detention for this development.  
 
The proposed development (see Site Plan Sheets C-0.0, C-1.0, C-2.0, C-3.1, C-4.0, L-1.0, T-1.0), shall be 
limited to 7-buildings and 25 total units. Each unit is an attached three-story single-family residential unit. 
Each unit will be 1,400 to 1,700-SF and include an attached 2-car garage. The buildings materials shall 
consist of a mix of brick, asphalt shingles, plank siding, with variety of color palates and durable low-
maintenance or maintenance free materials.   
 
Voluntary Conditions: 
 
Under Section 405 of the Zoning Enabling Act, the petitioner voluntarily offers uses and restrictions of the 
property as a condition to rezoning the land. These conditions result in recognizable and material benefits to 
the city that would unlikely be achieved otherwise under the site’s existing zoning. 
 
The following conditions are provided voluntarily as conditions of rezoning approval: 
 

1. The Site Plan is a condition of approval. 
2. Screen wall and trees adjacent to Taco Bell shall remain. 
3. Development shall be limited to a maximum of 7-buildings with 25 total units. 
4. Maximum Building Height shall be 3-story.  
5. Minimum guaranteed Open Space shall be 15%. 
6. Minimum guaranteed Landscape Area shall be 15% 
7. Building Materials shall be a mix of brick, asphalt shingles, plank siding, with variety of color 

palates and durable low-maintenance or maintenance free materials.   
8. Each Unit shall have a 2-car garage. A minimum of 10-guest parking space shall be provided.  
9. No exterior refuse containers shall be proposed. Individual waste and recycling containers shall 

be stored in each unit’s garage and placed at the curb on collection days. 
10. Minor modifications to the site plan shall be permitted and administratively approved by the 

Community Development Director. Minor changes would not adversely or substantially affect the 
conditions of the rezoning. 
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Rezoning Standards: 
 
As set forth in Section 16.03.C, the Planning Commission shall consider the following: 
 
1. The proposed rezoning is consistent with the Master Plan. If the current zoning is in the material conflict 
with the Master Plan, such conflict is does 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. 
 
• The City of Troy Master Plan designates the subject parcel as Neighborhood Node J.  
• Node J is defined as predominantly commercial, catering to both local needs and regional traffic, new 

development and redevelopment should be mostly commercial, identifying opportunities for small 
office mixed-use and variations in floor area to allow for a wide range of commercial types. Pedestrian 
access to the adjoining area and effective screening should be primary areas of focus during the site 
design process. 

• The proposed townhouse development is a less intense use than a commercial or small office mixed-
use.  

• Landscape screening will be provided along residential zoning districts.  
 
2. The proposed rezoning will not cause nor increase any non-conformity. 
 

• There are no natural features to protect on this parcel, as per the definition of EP. The EP zoned area 
was provided to create an open space buffer from the commercial businesses to the single-family 
residence.   

• Rezoning the EP area to Neighborhood Node will not provide any noticeable visual difference to what 
is currently provided. The proposed screening satisfies the intent to provide a buffer as was intended 
by the then Planning Commission. Additional landscape screening will be provided along the northerly 
property line.  

 
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. 
 

• The proposed number of multiple-family dwelling units is compatible with surrounding uses and zoning 
in terms of: 

Environment 
Density 
Traffic volumes 
Aesthetics 
Infrastructure 
Potential influence on property values 

• All public utilities are available at the property and sized to accommodate the develop.  
• Dequindre Road is capable of safely and efficiently accommodating expected traffic volumes 

generated by the proposed number of multiple-family dwelling units.  
 
4. The rezoning will not impact public health, safety, or welfare. 
 

• The capacity of public utilities and services is sufficient to accommodate the proposed number of 
multiple-family dwelling units without compromising the city's health, safety and welfare. 

 
5. The rezoning will ensure compatibility with adjacent uses of land. 
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• Rezoning to NN is constant with the Future Land Use Map. 
• The proposed number of multiple-family dwelling units is consistent with the characteristics of 

surrounding buildings and uses.  
• Rezoning would create a uniform district that could not be provided prior to the Michigan Zoning 

Enabling Act. 
• The Townhouse development will provide a transition between the Commercial Businesses and the 

Single-Family District. 
 
 

Rezoning Standards / Reasons of Recommendation: 
 

A. Creates a uniform Zoning district that could not be provided prior to the Michigan Zoning Enabling 
Act.  

B. The site's physical and other environmental features are compatible with the proposed number of 
multiple-family dwelling units.  

C. The proposed number of multiple-family dwelling units is compatible with surrounding uses and zoning 
in terms of the environment, density, traffic volumes, aesthetics, infrastructure, and potential influence 
on property values.  

D. The street system is capable of safely and efficiently accommodating expected traffic volumes 
generated by the proposed number of multiple-family dwelling units.  

E. The capacity of public utilities and services is sufficient to accommodate the proposed number of 
multiple-family dwelling units without compromising the city's health, safety and welfare. 

F. There is an apparent demand in the City for multiple-family dwelling units in relation to the amount of 
land in the city currently zoned and available to accommodate the demand.  

G. The rezoning of the property does not unreasonably impact the adjacent properties. 
 
The proposed rezoning will allow the site to be developed in a manner consistent with the City of Troy’s 
Master Plan and maintain the intended open space buffer between proposed condominium and the existing 
single-family homes. 
 
Thank you for your consideration, 
 
PEA Group, Inc. 
 
 
 
 
John B. Thompson, PE 
Senior Project Manager 
 
 
 
Cc:    Gary Abitheira, GFA Development, Inc.   
  
Attachment: Application 

Exhibit A – Existing Zoning 
 Exhibit B – Proposed Zoning 
 Exhibit C – Site Plan  
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CONDITIONAL REZONING 
REVIEW FEE 

$1,800.00 
 

ESCROW FEE 
$1,500.00 

CITY OF TROY 
CONDITIONAL REZONING APPLICATION 

 
 
        

 
 
 
 
 
 

REGULAR MEETINGS OF THE CITY PLANNING COMMISSION ARE HELD ON THE SECOND AND FOURTH TUESDAYS OF EACH 
MONTH AT 7:00 P.M. AT CITY HALL.  
 
PLEASE FILE A COMPLETE CONDITIONAL REZONING APPLICATION, TOGETHER WITH THE APPROPRIATE FEE, NOT LESS 
THAN THIRTY (30) DAYS PRIOR TO THE DATE OF THAT MEETING. 
 
A PLANNING COMMISSION PUBLIC HEARING SHALL BE SCHEDULED FOLLOWING A DETERMINATION BY THE PLANNING 
DEPARTMENT THAT THE CONDITIONAL REZONING APPLICATION IS COMPLETE AND MEETS THE REQUIREMENTS OF THE 
TROY ZONING ORDINANCE. 
  
 
1. NAME OF THE PROPOSED DEVELOPMENT:   
 
2.  ADDRESS OF THE SUBJECT PROPERTY:   
 
3. CURRENT ZONING CLASSIFICATION OF SUBJECT PROPERTY:   
 
4. PROPOSED ZONING CLASSIFICATION OF SUBJECT PROPERTY:   
 
5.  TAX IDENTIFICATION NUMBER(S) OF SUBJECT PROPERTY:   
 
6.  PLEASE PROVIDE A STATEMENT THAT ADDRESSES THE FOLLOWING ARCHITECTURAL DESIGN 
QUESTIONS:   
 

A. DESCRIPTION OF CONTEXT OF SITE AND HOW PROJECT RESPONDS TO CHARACTER OF THE AREA 
 

B. DESCRIPTION OF THE PROJECT’S DESIGN CONCEPT  
 

C. DESCRIPTION OF HOW THE PROJECT ACHIEVES THE DESIGN CONCEPT  
 

D. DESCRIPTION OF THE DEVELOPMENT PROGRAM (INTENDED USES, KNOWN OR POSSIBLE TENANTS, 
ETC.).  

 
E. DESCRIPTION OF HOW THE BUILDING MATERIALS ENHANCE THE DESIGN CONCEPT  

 
F. IF THE PROJECT IS IN A FORM-BASED DISTRICT, PROVIDE DESCRIPTION OF HOW THE PROJECT MEETS 
THE TRANSPARENCY REQUIREMENTS  

 
G. NOTE ANY OTHER IMPORTANT ELEMENTS, FEATURES OR DESIGN CONCEPTS NOT COVERED ABOVE 
THAT WILL HELP THE PLANNING COMMISSION UNDERSTAND HOW THE PROJECT FOSTERS EXCELLENCE 
IN THE DESIGN OF THE BUILT ENVIRONMENT  
 
 
 
 
 
 
 
 
 
 
 

 
 

CITY OF TROY PLANNING DEPARTMENT 
500 W. BIG BEAVER 
TROY, MICHIGAN  48084 
PHONE:  248-524-3364 
E-MAIL:  planning@troymi.gov 



Rev. Aug 2018 

APPLICANT: PROPERTY OWNER: 

NAME  NAME   

COMPANY   COMPANY  

ADDRESS  ADDRESS  

CITY   STATE  ZIP CITY    STATE  ZIP 

TELEPHONE  TELEPHONE  

E-MAIL E-MAIL

7. THE APPLICANT BEARS THE FOLLOWING RELATIONSHIP TO THE OWNER OF THE SUBJECT PROPERTY:

8. SIGNATURE OF THE APPLICANT  DATE 

9. SIGNATURE OF THE PROPERTY OWNER  DATE 

BY THIS SIGNATURE, THE PROPERTY OWNER AUTHORIZES PLACEMENT OF A SIGN ON THE PROPERTY TO INFORM THE PUBLIC OF 
THE REQUEST FOR CONDITIONAL REZONING. 

SAME
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CONDITIONAL REZONING 
 
7. PUBLIC HEARING - CONDITIONAL REZONING- (CR JPLN2021-001) – Proposed 

Pine View Condominiums, West side of Dequindre, north of Long Lake (88-20-12-476-
070), Section 12, From NN (Neighborhood Node “J” and EP (Environmental Protection) 
to NN (Neighborhood Node “J”) 
 
Mr. Carlisle presented a review of the Pine View Condominiums. He addressed the 40-
foot wide strip of E-P zoning and referenced the previous action taken by the Planning 
Commission to postpose the item to allow the applicant to submit a conditional rezoning 
application to rezone the E-P portion so it could be used for guest parking. Mr. Carlisle 
said the layout design has not changed and noted the southern portion of the property is 
a by-right development. He noted of significant importance are the applicant’s voluntary 
conditions numbered 1, 4, 7 and 8. Mr. Carlisle addressed the landscaping, required 
screening at the south edge of the property, the engineering department pedestrian 
connection improvements and design and site plan standards. Mr. Carlisle 
recommended that the Planning Commission recommend to the City Council conditional 
rezoning and preliminary site plan approval with the conditions as identified in his report 
dated August 16, 2021. 
 
Gary Abitheira clarified as a voluntary condition to the application, the maximum height 
would be a 3 story building, noting an error in the Planning Consultant report stating the 
maximum height of a 2-1/2 story building. He addressed the number of units, 
landscaping and elevations. 
 
Mr. Savidant addressed the intent of the application dated November 12, 2019 and the 
recently adopted text amendment limiting the building height of development within the 
Neighborhood Node zoning district that abuts residential. 
 
There was discussion on: 
• E-P zoning district; uses, zoning tool to separate incompatible land uses. 
• Landscaping buffer, amenity to application. 
• Maintenance of E-P strip of land. 
• Height of surrounding residential homes. 
• Shared driveway with Taco Bell; as relates to traffic, cross access easement. 
• Elevations; garage and interior entrance on same side. 
• Property to the north; open space, potential headlight shining on residential. 
• Existing concrete wall at Taco Bell; applicant prefer trees and landscape. 
• Proposed fence on south side; material and height. 
• Guest parking; no requirement to provide, good design consideration, appropriate 

screening for headlights. 
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PUBLIC HEARING OPENED 
 
• Pamela Prewitt, 41203 Dequindre; addressed concerns with safety and traffic 

congestion relating to Taco Bell; traffic back-ups block her driveway, addressed 
maintenance of E-P strip of land. 

• Doug Roach, 5237 Windmill; addressed concerns with safety, congestion, parking, 
and light pollution. 

 
PUBLIC HEARING CLOSED 
 
Mr. Carlisle and Mr. Savidant acknowledged the traffic concern addressed by the 
residents would be reported and looked into by the Engineering. 
 
Mr. Savidant encouraged residents who experience light pollution from nearby 
commercial to contact the Planning Department and any violation of the Zoning 
Ordinance would be enforced. 
 
Discussion continued on: 
• Maintenance responsibility of property to north. 
• Pedestrian sidewalk as relates if E-P zoning stays in place. 
• Density; building height, building form. 
• Potential traffic congestion with shared access. 
• Intent of applicant with by-right development on southern portion. 
• Type of desired housing; results of Master Plan survey. 
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Resolution # PC-2021-08-064 
Moved by: Rauch 
Seconded by: Perakis 
 
RESOLVED, That the Planning Commission hereby recommends to the City Council 
that the NN “J” and EP to NN “J” conditional rezoning request, as per Section 16.04 of 
the City of Troy Zoning Ordinance, located on the west side of Dequindre, north of Long 
Lake, within Section 12, being approximately 2.389 acres in size, be denied, for the 
following reasons: 
 
1. The request does not comply with the Master Plan, including but not limited to its 

definition of transitional density. 
2. The conditions offered by the applicant do not reasonably protect the adjacent 

properties. 
3. The rezoning and conditions offered by the applicant would be incompatible with 

surrounding zoning and land use and do not comply with the Zoning Ordinance, 
including but not limited to building form. 

 
Yes: Hutson, Malalahalli, Perakis, Rauch 
No: Faison, Krent, Lambert, Rahman 
Absent: Tagle 
 
MOTION FAILED 
 
Resolution # PC-2021-08-065 
Moved by: Rahman 
Seconded by: Lambert 
 
RESOLVED, That the Planning Commission hereby recommends to the City Council 
that the NN “J” and EP to NN “J” conditional rezoning request, as per Section 16.04 of 
the City of Troy Zoning Ordinance, located on the west side of Dequindre, north of Long 
Lake, within Section 12, being approximately 2.389 acres in size, be granted, for the 
following reasons: 
 
1. The request complies with the Master Plan. 
2. The EP district does not include any significant natural features. 
3. The rezoning would permit greater flexibility in use and development of the property. 
4. The conditions offered by the applicant reasonably protect the adjacent properties. 
5. The rezoning would be compatible with surrounding zoning and land use. 
6. The site can be adequately served with municipal water and sewer. 
 
BE IT FURTHER RESOLVED, That the Planning Commission recommends the 
following site plan design considerations: 
 
1. Submit photometric plans and fixture details. 
2. Address the Engineering Department pedestrian connection comments. 
3. Provide site landscaping calculation. 
4. Provide floor plans and elevations. 
5. Consider residents’ feedback on headlight glaring and traffic safety. 
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Discussion on the motion on the floor. 
 
Ms. Perakis addressed standards that must be met. 
 
Mr. Rauch addressed primary entrance on interior streets and transitional density. 
 
Ms. Dufrane address conditional rezoning applications with respect to conditions offered 
by applicant. 
 
Vote on the motion on the floor. 
 
Yes: Faison, Krent, Lambert, Rahman 
No: Hutson, Malalahalli, Perakis, Rauch 
Absent: Tagle 
 
MOTION FAILED 
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