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Letter of Intent and Statement Indicating Why Change is Necessary 
for the Preservation of Substantial Property Rights 

 
Subject property consists of 7 parcels of land totaling 20.42 acres which is currently zoned R -3. 
 
    Parcel No.   Acreage
     70-15-24-100-037  0.73 
    70-15-24-100-038  5.16 
    70-15-24-100-040  6.02 
    70-15-24-100-028  6.21 
    70-15-24-100-029  0.86 
    70-15-24-100-018  0.72 
    70-15-24-100-019  0.72
      Total Acreage:   20.42 
 

If successful in securing rezoning of the property from its current R-3 One Family Residential to RM-1 
Multiple Family Residential, the Applicant will develop the property for multiple family residential condominium 
use.  The property will be developed in accordance with the criteria mandated in the RM-1 zoning district, 
relative to density, area, bulk and other requirements specified therein.  The owners of the subject property are 
in favor of the rezoning request and the RM-1 zoning allows for appropriate transitional planning of the subject 
area.  Property rights will be preserved by allowing the property to be utilized in a manner and for a use which 
is in demand, marketable and for which a reasonable return on investment can be secured. 
 

The location of the property is well suited to create a transition between the existing industrial property 
to the north, landfills to the east and single family to the south.  The RM-1 zoning will create a housing 
opportunity for the empty nester, newly married couple, and other first-time home buyers, which in the past 
have had few housing resources available to them in Rochester Hills.  In today’s economy, there is a current 
need and market demand for affordable residential multiple-type housing.  In light of the site characteristics 
and uses/zoning surrounding the subject property, the property is ideally situated for such a use.  The 
development will be aesthetically pleasing, improve the area and will also cater to a segment of the market, by 
providing affordable ownership housing opportunities in the eastern section of the City.   
 

The City’s 1999 Master Land Use Plan, in discussing residential policies, states that: 
 

@The city should continue to provide a diversity of housing types, sizes and locations to meet 
the needs of people of different ages, incomes and lifestyles within the community.  Housing 
types include single family, cluster, multiple family, mobile home park and senior housing.  
Tenure types include ownership and rental.@ 

 
The proposed residential multiple family condominium development will provide a diversity of housing in the 
subject area, and an opportunity to own affordable housing in Rochester Hills, in the price range of $165,000 to 
$200,000.   
 

The property is currently zoned for single family residential lots, with minimum 90 foot lot width and 
12,000 square foot area.  Due to the industrial uses to the north and landfill areas to the east, it would not be 
economically feasible or marketable to develop the property under its current zoning.  It would be extremely 
difficult, if not impossible, to market larger lot single family homes in an area with industrial use and with a 
landfill stigma associated with abutting property.  The proposed RM-1 use serves a legitimate governmental 
interest and permits for a legitimate land use of the property, which use is in demand and generally missing 
from the subject area.   
 

The Applicant is requesting the property be rezoned to RM-1, to permit a use which is reasonable, in 
demand and compatible with the surrounding uses and zoning.  Your consideration given to this rezoning 
request is greatly appreciated. 
 

Respectfully submitted, 
 

METROPOLITAN PROPERTY MANAGEMENT, INC. 
 



 
 

 
 

 
 
 
 
 
 
 
 
 

 
 



 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
 
 
 

Residential Development 
 

Environmental Impact Statement 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Part I  
 Analysis Report 

 
A. What are the characteristics of the land, waters, plant and animal life present? 
 

This rezoning request is a culmination of seven parcels of land totaling 20.42 acres, with the 
largest parcel being 6.21 acres and the smallest parcel being .72 acres.  The land is relatively 
flat, but does have rolling features to the northeast corner of the property.  The plant life is 
consistent with undeveloped property which has never been used for agriculture.  There is an 
attached aerial photo illustrating this.  The animal life is consistent with the surrounding areas 
whether they are developed or undeveloped.  There are signs of small to medium animals, i.e. 
rabbits, squirrels, raccoons, etc.  There are also signs that deer traverse the property.  We 
could not find any signs that indicate that the deer are using the land for a permanent habitat.  
There are no wetlands or floodplains on the property which is confirmed by the County wetland 
and floodplain maps. 
 

B. Is there any historical or cultural value to the land? 
 

 None of the parcels of land contain any historical buildings.  Upon investigating the 
 current City and past Township records we have not found any indications that the 
 property was ever used for anything other than its current purpose. 

 
C. Are there any man-made structures on the parcels? 
 

 All seven parcels contain a single family home.  The oldest structure dates back to the  1950’s 
and the newest structure was build in the mid 1990’s.  Three of the homes are used  for rental 
income. 

 
D. Are there important scenic features? 
 

 We do not believe that there is any scenic value to the property.  The northern side of the 
 property abuts industrial property, while the eastern boundaries abut forty-three acres owned 
 by the City of Highland Park which was used to dispose of infected Elm trees in the 1950’s. 
 The property is bisected by an overhead electric transmission line as well as an underground 
 petroleum transmission pipe. 
 

E. What access to the property is available at this time? 
 

 The property is accessible from John R Rd. and also School Rd. 
 

F. What utilities are available? 
 

 The property has available all utilities including sanitary sewer, storm sewer, water, 
 electric, gas, telephone and cable. 

 
Part II  

Large Residential (Over forty (40) acres or sixty (60) units) 
 
A. Description of project, i.e. Marketing format, Projected price range, Affect of traffic 
 

It is our intent to develop the property with condominiums.  Our price range is intended to be 
between $150,000 - $180,000.  The buildings will be approximately seventy percent brick and 
thirty percent wood siding.  All units will all have an attached garage.  The traffic generated 
from a typical condominium is approximately half as many “trips per day” as that of a 
residential home.  This data is based on the publication “Trip Generation 6th Edition Volume 7” 
written by the Institute of Transportation Engineers. 
 
 



B. Project Amenities 
 

The appeal of this project is to provide affordable housing for two different segments of our 
population.  One, A single individual or couple who is entering the housing market with limited 
resources but wishes to establish a residence in an up scale City with excellent schools, 
hospitals and City services.  Two, the “empty nester” who has previously owned a home in the 
City of Rochester Hills and now that their child(ren) have left home, they need a smaller 
residence which also provides services such as lawn care, snow removal and general 
maintenance on their residence. But just as important they wish to remain in the community 
which they have resided previously. 
  

C. Local Conditions (presented statistically), Definition of market area 
 

The proposed community will draw potential buyers from the City of Rochester Hills as well as 
current and future employees that are and will be employed by the present and growing high 
tech industrial community which has established itself along the M-59 corridor. 

 
D. Existing market, Similar types of projects in the market, Estimated share of the market 
 

We do not believe that there are any condominium developments currently being built east of 
Rochester Rd. in the City of Rochester Hills. 

 
Part III  

 Impact Factors 
 
A. What are the natural and urban characteristics of the plan? 
 

1. Total number of acres of undisturbed land. 
There are a total of 20.42 acres when combing all seven parcels.  Each parcel has a single 
family residence.  Four of the parcels have little or no open space  available when 
considering the current home driveway and garages.  Eighty percent of the other three 
parcels are open and undeveloped, with the remaining land being used for a single family 
residence. 

2. Number of acres of wetland or water existing. 
There are no wetlands on the seven parcels in accordance with the County wetland maps. 

3. Number of acres of water to be added. 
Once the land is developed there will be a requirement for on site storm retention.  This will 
be designed in accordance with the City engineering specifications. 

4. Number of acres of private open space. 
Excluding buildings and roads, there will be approximately eight acres of open space for the 
residents use.   

5. Number of acres of public open space. 
The proposed development is private in nature and will not provide any public access to open 
space. 

6. Extent of off-site drainage. 
Currently the storm water run-off flows east to the Rewold Drain.  There is an underground 
storm drain proposed along the east side of John R Rd.  This project is scheduled to begin in 
the spring of 2006. 

7. List of any community facilities included in plan. 
There will not be any community facilities on site.  We believe the residents will utilize the 
City facility known as Borden Park located at John R Rd. and Hamlin Rd., or Bloomer State 
Park located on John R Rd. north of Avon Rd.  Both  facilities are less than one mile from the 
proposed development. 
 



8. How will utilities be provided? 
All utilities, i.e. water, sanitary sewer, storm sewer, electric, gas, telephone and  cable, are 
currently available at the site. 

 
B. What is the current planning status? 
 

The current Master Plan designates the property as R-3 
 

C. Projected timetable for the proposed project? 
 

Assuming site plan approval is in place, we estimate the community to begin construction 
immediately thereafter and completion within twenty-four to thirty-six months. 
 

D. Describe or map the plan’s special adaptation to the geography. 
 

We believe this development would provide a gradual transition from the industrial 
developments on the north side of the property.  We also believe that the forty-three acres of 
land, which is owned by the City of Highland Park, to the east, which was only used for the 
burial of trees, has a stigma attached to it because of the other “land-fills” to the south and 
east.  We believe that single family homes which would undoubtedly have children would be 
difficult to market because of the surrounding properties.  Condominiums on the other hand 
typically have few children and by providing proper landscape screening we believe that we 
can overcome these obstacles and market our product to the first home buyer and the empty 
nester. 
 

E. Relation to surrounding development or areas. 
 

See attached location map marked exhibit _____. 
 

F.   Has the project regional impact?  Of what extent and nature?   
 

The community will provide considerable tax base for an area of the City which has lagged 
behind with respect to development because of the “stigmas” that has been attached to the 
area with respect to the environmental concerns.  Once developed it will add a considerable 
tax base plus additional revenue to the service industries in the immediate area. 
 

G. Describe anticipated adverse effects during construction and what measures will be taken to 
minimize the impact. 

 

We do not anticipate any adverse effects during construction.  If any problems arise we will 
work diligently with the City to minimize or eliminate these situations. 
 

H. List any possible pollutants. 
 

We have conducted a Phase I and Phase II Environmental Study, and no pollutants were 
detected. 
 

I. What adverse or beneficial changes must inevitably result from the proposed developments? 
 

1. Physical 
a. Air Quality 

 We do not see any substantial change in the air quality with respect to a   
 subdivision versus a condominium development. 

 

b. Water effects 
  We do not foresee any type of negative water effects.  We will meet all guidelines  
 which the City established for water retention in order to eliminate any potential   
 flooding. 



 

c. Wildlife habitat 
  While undoubtedly the wildlife that exists on the property will be dispersed, there will  
 be ample room for them considering the hundreds of acres to the east, as well as the  
 City and State parks to the north and south. 

 

d. Vegetative cover 
  Since the proposed development is a condominium community, it is presented and  
 sold as fully landscaped.  Therefore, any open areas which are not building sites or  
 roadways will have sod, shrubs, deciduous trees and evergreens.  It will also be our  
 objective to retain any virgin trees which are possible. 

 

e. Noise 
  We believe that the noise in a condominium community is typically less than a single  
 family residential community.  There are typically fewer persons per household and  
 because of the characteristic make up of the potential buyer there are usually fewer  
 children. 
 

f. Night light 
  Since the proposed development is a condominium development the outside of the  
 building is controlled by the community.  We will establish security lighting in the form  
 of coach lights at each front door and also at the garage entranceways.  This lighting  
 will be controlled by timers.  We will also have lighting at each entranceway which will  
 illuminate the road surface and also the signage which will identify the community. 

 
2. Social 

a. Visual 
 Currently there is one home on each of the seven parcels.  All of them except for  one 
 are over thirty years old.  In accordance with the City records they do not show any 
 historic value.  Three of the homes are rented on a monthly basis.  We believe that this 
 development will create the same desired effect as the new Arcadia Subdivision 
 located on the west side of John R Rd. just south of this proposed development. 
 

b. Traffic 
 The typical condominium unit generates approximately five trips per day while an 
 average residential home generates approximately ten trips per day.  Our twenty five 
 years of experience in the condominium industry has demonstrated that approximately 
 thirty percent of these residents will also have an alternative home during the winter 
 months. 
 

c. Modes of transportation 
 Our experience tells us that the average condominium will house approximately 1.5 
 cars per unit. 
 

d. Accessibility of residents to: 
(1) Recreation - There are two parks within one mile of the proposed development.  

Borden Park which is owned and operated by the City is directly south of this 
property. Bloomer Park which is owned and operated by the state and is directly 
north of the property. 

(2) Schools, libraries - Considering this is a condominium development and it does 
not typically lend itself to a high population of children, the schools in the area are 
adequate should any of the residents have children.  The City library is centrally 
located and accessible to any of the residents. 



(3) Shopping – The proposed development is one mile from Rochester Rd., and 
there is a complete array of services between Auburn Rd. and Avon Rd.  The 
development is easily accessible to Lakeside Mall located in Sterling Heights.   

(4) Employment – We believe this development will be a resource for the individuals 
that are working in the ever-growing, high-tech facilities in Rochester Hills and 
Auburn Hills. 

(5) Health facilities - The proposed development has two major hospitals in close 
proximity.  Crittenton Hospital is approximately three miles northwest and Troy 
Beaumont Hospital is approximately three miles southeast. 

 
3. Economic 

a. Influence on surrounding land values 
 We believe this development will increase the land and property values in the area. 
b. Growth inducement potential 
 We believe this development will encourage future developments south of the property 
 once a transition between the industrial and landfill has been established.  It will also 
 provide a new tax base in an area of Rochester Hills which has not historically 
 produced any substantial revenue. 
c. Off-site costs of public improvements 
 We co not foresee any burden on City services.  All improvements for sewer or water 
 lines will be paid for by the Developer. 
d. Proposed tax revenues  
 Currently these seven parcels are only contributing approximately $18,000 of tax base 
 to the City annually.  The new development will substantially increase the tax revenue 
 to the City with very little City services required because it is a private community with 
 private roads. 
e. Availability or provisions for utilities 
 Currently there is sanitary sewer, water, storm sewer, electric, gas,  phone and cable 
 available at the site. 

 
J. Additional Factors 
 

1. In additional to land immediately surrounding the proposed development, what has been done 
to avoid disrupting existing uses and intended future uses as shown on the Master Plan? 
 We do not believe that this proposed development will hinder the Master Plan as 
 proposed. 
 

2. What specific steps are planned to revitalize the disturbed or replace the removed, vegetative 
cover? 
 First and foremost as a condominium development the entire community will be fully 
 landscaped upon completion.  We will also adhere to the City of Rochester Hills tree 
 ordinance and replace all trees which are removed in accordance with the formulas 
 provided.   

3. What beautification steps are built into the development? 
 We are sensitive to the City’s expectations and we build our residential developments 
 accordingly.  We design units that are aesthetically pleasing in order to generate sales. 

4. What alternative plans are offered? 
 At this time we are not submitting an alternative plan for this development. 

 
 
 
 



Part IV  
 The Summary 

 
The ecological effects will be the same whether the 20.42 acres is developed under the current R-3 
zoning, or developed under the proposed RM-1 zoning.  Both zonings require the developer to 
adhere to the City of Rochester Hills tree ordinance.  As far as the effect on the wild life, either 
development will displace any wild life which is currently on the property.  However we believe with 
the parks to the north and south as well as the abundance of open land to the east they will be able to 
relocate almost immediately and the long term effect will be negligible.  The development will provide 
a residential community in an area of Rochester Hills, that is underdeveloped with a price point under 
$200,000.  It will provide access to individuals who in the past could not afford to live in Rochester 
Hills.  This effect will continue into the future as the units will be re-sold.  The additional people will 
support the commercial businesses and service industry which are currently available in the City. 
 
It may also provide the need of additional businesses because of the increased population therefore 
providing additional revenues to the City.  We do not believe that this development will create any 
short or long term effects regarding industrial needs.  Since the property is bordered by industrial to 
the north and land-fills to the east as well as electrical and petroleum transmission lines bisecting the 
property we do not believe that we are affecting any special features of natural scenic or historical 
interests. 
 
The Master plan shows this land as an R-3 zoning which would require ninety foot lots.  We believe 
that because of the characteristics of the surrounding properties that this property should be used as 
a transition to single family homes.  Once this is completed we will create a buffer between the 
industrial property and the landfill which will create future development opportunities that will be 
consistent with the Master Plan. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 
 

UNABLE TO SCAN BROCHURE  
SEE PROSPECTUS 

 
 
 
 
 
 
 
 
 
 
 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
Application to Rezone 

 
 

Notarized Letter from Property Owners 
 
 

Proof of Ownership or Interest in Property 
 
 

Deed Restriction or Certification that None Exist 
 
 
This section contains the information listed above for all seven parcels.  All 
of the owners have signed an application for rezoning and a notarized letter 
from each owner authorizing the rezoning.  There are no deed restrictions 
on any of the properties other than the typical utility easements and we have 
included a copy of the signed purchase agreement for all of the below 
parcels. 
 
 1.   William Caravas   70-15-24-100-038  5.16 acres 
 
 2.   William Caravas   70-15-24-100-037    .79 acres 
 
 3.   Christine Zimmer  70-15-24-100-040  6.02 acres 
 
 4.   Kenneth & Joyce Somero 70-15-24-100-028  6.21 acres 
 
 5.   Ralph & Linda Pagnani 70-15-24-100-019    .72 acres 
 
 6.   Philip & Karen Bayus  70-15-24-100-018    .72 acres 
 
 7.   Anthony Pagnani  70-15-24-100-029    .86 acres 

 
 
 
 
 
 
 
 
 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 



 
 

 
 
 
 
 
 
 
 
 



 



 
 
 



 
 
 
 



 
 



 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 



 
 
 
 
 
 
 
 
 
 



 
 
 
 



 
 
 
 
 
 
 
 
 



 
 
 
 
 
 
 



 



 



 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
 
 
 



 
 
 
 
 
 



 



 



 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 



 
 
 
 
 
 
 
 
 
 
 
 



 
 
 
 
 



 
 
 
 
 
 
 
 



 
 
 
 
 
 
 



 



 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 



 



 
 
 
 
 
 
 
 
 
 
 
 



 



 



 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 



 
 
 
 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 



 



 
 
 
 
 
 
 
 
 
 
 
 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 
 
 
 
 
 
 



 
 
 
 
 
 
 
 
 
 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 



 




