
Televised Live, Government Channel WTRY  (10 WideOpenWest and 17 Comcast) Replayed Wednesdays 3:00 pm, 6:00 pm and 11:00 pm 

PLANNING COMMISSION 
MEETING AGENDA 

  REGULAR MEETING 
 

Tom Krent, Chairman, Davis Lambert, Vice Chairman 
Ollie Apahidean, Karen Crusse, Carlton Faison, Marianna Perakis,  

Michael W. Hutson, Sadek Rahman and John J. Tagle 

   

February 11, 2020 7:00 P.M. Council Chambers 
   

 
1. ROLL CALL 
 
2. APPROVAL OF AGENDA 
 
3. APPROVAL OF MINUTES – January 28, 2020 
 
4. PUBLIC COMMENT – For Items Not on the Agenda 

 
PUBLIC HEARINGS 

 
5.  PUBLIC HEARING – SPECIAL USE REQUEST  (File Number SU2019-0044) – Proposed 

Korean United Methodist Church of Troy Parking Lot Expansion, West side of Dequindre, 
south of Square Lake (42693 Dequindre), Section 27, Zoned R-1C (One Family Residential) 
District. 

 
SITE PLAN APPROVAL 

 
6.  PUBLIC HEARING – SPECIAL USE REQUEST (File Number SP2020-0001) – Proposed 

Long Lake Shell Addition, Southwest corner of Long Lake and Dequindre, Section 13, 
Currently Zoned NN (Neighborhood Node “J”) District. 

         
OTHER BUSINESS 

 
7.  PUBLIC COMMENT – Items on Current Agenda 
 
8.  PLANNING COMMISSION COMMENT 
 
9.  ADJOURN 
 
 
NOTICE: People with disabilities needing accommodations for effective participation in this meeting 

should contact the City Clerk by e-mail at clerk@troymi.gov or by calling (248) 524-3317 at least two 
working days in advance of the meeting.  An attempt will be made to make reasonable 
accommodations. 

 
 

248.524.3364 
planning@troymi.gov 

mailto:clerk@ci.troy.mi.us
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Chair Krent called the Regular meeting of the Troy City Planning Commission to order at 
7:00 p.m. on January 28, 2020 in the Council Chamber of the Troy City Hall. 
 
1. ROLL CALL 

 

Present: 
Ollie Apahidean 
Karen Crusse 
Michael W. Hutson 
Tom Krent 
David Lambert 
Marianna Perakis 
Sadek Rahman 
John J. Tagle 
 

Absent: 
Carlton M. Faison 
 

Also Present: 
R. Brent Savidant, Community Development Director 
Ben Carlisle, Carlisle Wortman Associates 
Julie Quinlan Dufrane, Assistant City Attorney 
Jackie Ferencz, Planning Department Administrative Assistant 
Kathy L. Czarnecki, Recording Secretary 
 

2. APPROVAL OF AGENDA 
 

Resolution # PC-2020-01-007 
Moved by: Hutson 
Support by: Apahidean 
 

RESOLVED, To approve the Agenda as prepared. 
 

Yes: All present (8) 
Absent: Faison 
 
MOTION CARRIED 
 

3. APPROVAL OF MINUTES 
 

Resolution # PC-2020-01-008 
Moved by: Lambert 
Support by: Rahman 
 

RESOLVED, To approve the minutes of the January 14, 2020 Regular meeting as 
submitted. 
 

Yes: All present (8) 
Absent: Faison 
 

MOTION CARRIED 
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4. PUBLIC COMMENT – Items not on the Agenda 
 
Avis Landmesser, 568 Ottawa, asked if the number of residential units could be 
included in the Planning Commission Annual Report. 
 

CONDITIONAL REZONING 
 

5. PUBLIC HEARING – CONDITIONAL REZONING REQUEST (File Number CR 2019-001 
– Proposed MNK TROY 1, LLC, East of Rochester, South of Shallowdale (88-20-14-
152-001 and 88-20-14-301-031), Section 14, From R-1C (One Family Residential), RT 
(One Family Attached Residential) and EP (Environmental Protection) Districts to RT 
(One Family Attached Residential) District 
 
Mr. Carlisle stated the proposed Conditional Rezoning previously considered by the 
Planning Commission at its October 22, 2019 meeting is revised to seek approval to 
rezone all portions of the two parcels to RT (One Family Attached Residential). He 
referenced the voluntary conditions offered by the applicant and specifically addressed 
the Open Space Preservation Area proposed for the EP-zoned portion. Mr. Carlisle said 
if the rezoning application is granted approval, additional details of the Open Space 
Preservation Area would need to be provided. 
 
Mr. Carlisle briefly reviewed the initial application and comments both from the Planning 
Commission and the public.  
 
Mr. Carlisle addressed the split zoning of the northern parcel and front portion of the 
southern parcel. He said the proposed rezoning to RT is consistent with the Master 
Plan, noting the site has been master planned for medium density and multiple family 
residential for the past 20 years. Mr. Carlisle indicated the applicant is providing 
increased setbacks along the northern and eastern property lines to provide additional 
buffer. 
 
Mr. Carlisle addressed the eastern portion of the southern parcel that is zoned EP. He 
explained the applicant is seeking to use the parcel for overall density and stormwater 
management. He said the proposed detention pond is utilitarian in design and the 
double row of trees to screen is insufficient. Mr. Carlisle said that both the detention 
area and tree screening would not serve as an amenity to future residents of the 
development or adjacent residents. Mr. Carlisle said a naturalized pond area such as a 
bio-swale or raingarden would enhance the development. 
 
Mr. Carlisle recommended that the Planning Commission consider the revised 
application, take into consideration public comments this evening and provide direction 
to the applicant. 
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John Thompson of Professional Engineering Associates distributed a handout 
incorporating changes in the voluntary conditions offered by the applicant. He 
referenced condition #3 relating to the detention basin design as a dry pond and the 
addition of condition #8 relating to rear yard relationship and setbacks to existing 
houses and condition #9 enhancement to the screening of the Open Space Easement. 
 
Mr. Thompson stated the revisions to the application and to the conditions offered by 
the applicant are a result of the feedback received from the neighbors and the Planning 
Commission. Mr. Thompson said a major concern of the neighbors is vehicular 
headlights shining toward adjacent single family homes. He said the additional row of 
screening trees and the orientation of the buildings would address that concern. Also, 
Mr. Thompson said the neighbors want a dry pond. The neighbors hope a dry pond 
improves the existing geese problem they are having as well eliminate insects drawn to 
standing water. He said a utilitarian design of the dry pond is preferred both by the 
neighbors and City departments for easier maintenance. Mr. Thompson addressed the 
proposed development as relates to the Rezoning Standards. 
 
PUBLIC HEARING OPENED 
 

• Naresh Gupta, 4337 Bennett Park Circle; addressed overall development along 
Rochester Road corridor from I-75 to the southern border of Troy as relates to the 
Master Plan and density, addressed concerns with traffic impact from development. 

• Jim McCauley, 4435 Harold; representative of Shallowbrook Homeowners’ 
Association. Mr. McCauley said the neighbors met with the builders since the 
application was considered in October and they are in support of the proposed 
development at this point in time. He referenced condition #8 offered by the 
applicant. Mr. McCauley said the intent with the rear yard relationship and a 
minimum of 35 feet building setbacks to existing houses on Shallowdale is to serve 
as a buffer, similar to the buffer of the existing EP-zoned parcel. He said the 
setbacks and additional screening will alleviate the concern of vehicular lights 
shining into the homes. Mr. McCauley said the neighbors want a dry detention basin 
to distract geese from their homes. Mr. McCauley asked that the applicant explore 
further turning either Building 3 or Building 4 to a rear yard setback to the dry 
detention pond; he was told it’s not feasible but he is asking the applicant to 
research that matter further. 

• Jon Hughes, 4495 Harold; expressed disappointment that they are losing the natural 
environment with the proposed development. 

 
Mr. Savidant clarified for the record that Mr. McCauley was granted additional time to 
speak because he is spoke on behalf of the homeowners’ association. 
 
PUBLIC HEARING CLOSED 
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There was discussion on: 

• Landscaped screening of adjacent single family residential. 

• Density; calculations, increase in number of units. 

• History of EP-zoned parcel(s). 

• Detention pond; as amenity, dry versus wet. 

• Stormwater management; consideration of underground. 

• Orientation of Buildings 3 or 4 to mitigate neighbors’ concern with vehicular lights; if 
not feasible, additional landscaping for screening. 

• Building height; no higher than what is permitted in R-1C residential. 

• Dry pond. 
o Neighbors’ concern with existing geese; preference of neighbors. 
o Utilitarian pond; DPW and Engineering preference for maintenance. 
o Location, depth, slope, shape, size. 

 
Ms. Dufrane addressed the voluntary conditions offered by the applicant in relation to a 
conceptual plan and not an actual site plan. Ms. Dufrane said it would be best to meet 
with the applicant, the homeowners’ association representative, Planning Consultant 
and administration to craft and/or wordsmith the conditions associated with the 
Conditional Rezoning request prior to consideration by City Council. 
 
Mr. Savidant informed the audience the role of the Planning Commission is to make a 
recommendation to City Council. The public would have an opportunity to speak at the 
time City Council considers the item, and again during Site Plan consideration if the 
Conditional Rezoning is granted.  
 
The applicant was advised to update the concept plan to show the rotation of buildings 
and additional screening prior to consideration by City Council. 
 
Resolution # PC-2020-01-009 
Moved by: Lambert 
Support by: Rahman 
 

RESOLVED, That the Planning Commission hereby recommends to the City Council 
that the R-1C, RT and EP to RT Conditional Rezoning request, as per Section 16.04 of 
the City of Troy Zoning Ordinance, located on the east side of Rochester, south of 
Shallowdale, within Section 14, being approximately 1.877 acres in size, be GRANTED 
for the following reasons: 
 

1. The request complies with the Master Plan. 
2. The RT District would permit greater flexibility in use and development of the 

property. 
3. The conditions offered by the applicant this evening reasonably protect the adjacent 

properties. 
4. The rezoning would be compatible with surrounding zoning and land use. 
5. The site can be adequately served with municipal water and sewer. 
6. The development of the property should not unreasonably impact adjacent 

properties. 
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Yes: All present (8) 
Absent: Faison 
 

MOTION CARRIED 
 

OTHER BUSINESS 
 
6. PLANNING COMMISSION 2019 ANNUAL REPORT 

 
Mr. Savidant said the 2019 Planning Commission annual report indicates that 2019 was 
a very busy year. Mr. Savidant said he would look into the suggestion by Ms. 
Landmesser to include the number of residential units in the report. 
 

7. PUBLIC COMMENT 
 
There was no one present who wished to speak. 
 

8. PLANNING COMMISSION COMMENT 
 
There were general Planning Commission comments, some relating to 
 

• Positive outcome of communication between developer and neighbors to resolve 
concerns. 

• Update on Tollbrook lawsuit. 

• Joint City Council and Planning Commission meeting; February 4, Community 
Center Room 303, agenda, public engagement. 

• 2020 Michigan Regional Future City Competition. 
 
The Regular meeting of the Planning Commission adjourned at 8:43 p.m. 
 
Respectfully submitted, 
 
 
 
 
        
Tom Krent, Chair 
 
 
 
 
       
Kathy L. Czarnecki, Recording Secretary 
 
C:\Users\bob\Documents\Kathy\COT Planning Commission Minutes\2020\2020 01 28 Regular Meeting_Draft.doc 



  PC 2020.02.11 
  Agenda Item # 5 

 

 
 
 
 
DATE: February 7, 2020 
 
TO: Planning Commission 
 
FROM: R. Brent Savidant, Community Development Director 
 
SUBJECT: PUBLIC HEARING – SPECIAL USE REQUEST  (File Number SU2019-0044) – 

Proposed Korean United Methodist Church of Troy Parking Lot Expansion, West 
side of Dequindre, south of Square Lake (42693 Dequindre), Section 27, Zoned R-
1C (One Family Residential) District. 

 
The petitioner Korean United Methodist Church of Troy submitted the above referenced Special 
Use Approval and Preliminary Site Plan Approval application to expand the existing church 
parking lot.  
 
The attached report prepared by Carlisle/Wortman Associates, Inc. (CWA), the City’s Planning 
Consultant, summarizes the application. 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 recommends approval of the project, as noted. 
 
 
Attachments: 

1. Maps 
2. Report prepared by Carlisle/Wortman Associates, Inc. 

 
G:\SPECIAL USE\SU JPLN2019-0044 KOREAN UNITED METHODIST CHURCH\PC Memo 02 11 2020.docx 



PROPOSED RESOLUTION 
 
PUBLIC HEARING – SPECIAL USE REQUEST  (File Number SU2019-0044) – Proposed 
Korean United Methodist Church of Troy Parking Lot Expansion, West side of Dequindre, 
south of Square Lake (42693 Dequindre), Section 27, Zoned R-1C (One Family 
Residential) District. 
 
Resolution # PC-2020-02- 
Moved by: 
Seconded by: 
 
RESOLVED, That Special Use Approval and Preliminary Site Plan Approval for the 
proposed Korean United Methodist Church of Troy Parking Lot Expansion, West side of 
Dequindre, south of Square Lake (42693 Dequindre), Section 27, Zoned R-1C (One 
Family Residential) District, be (granted, subject to the following conditions): 
 
1. Add interior parking lot landscaping to break the long expanses of parking spaces.  

 
__________________________________________________________) or  
 

(denied, for the following reasons: _________________________________) or 
 

(postponed, for the following reasons:_________________________________) 
 
 
Yes: 
No: 
Absent: 
 
MOTION CARRIED / FAILED 
 
G:\SPECIAL USE\SU JPLN2019-0044 KOREAN UNITED METHODIST CHURCH\Proposed Resolution 2020 02 11.doc 



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.

1,189

1:

Feet1,1890 595



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:         February 5, 2020 
  

Special Use and Preliminary Site Plan Review 
For 

City of Troy, Michigan 
 
 

 
Applicant: Korean United Methodist Church     
 
Project Name: Church Parking Lot Expansion  
 
Plan Date: December 9, 2019 
 
Location: West side of Dequindre, south of Square Lake Road   
 
Zoning: R-1C Single Family Residential  
 
Action Requested: Special Use and Preliminary Site Plan Approval 
 
SITE DESCRIPTION 

 
Korean United Methodist Church is an established church on the west side of Dequindre, south 
of Square Lake Road.  The applicant is proposing the construction of a net 137 additional parking 
spaces.  The parking expansion is located in two spots north of their existing parking lot.  The 
larger area is currently grassed and a ballfield.  The smaller area is gravel and currently used for 
overflow parking.  Additional site improvements include landscape and lighting.  
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Proposed Parking Lot 
Expansion Areas 
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Size of Subject Property: 
The parcel is 9.08 net acres 
 
Current Zoning: 
The property is currently zoned R1-C, Single Family Residential  
 
Surrounding Property Details: 

 
Direction Zoning Use 

North NN, Neighborhood Node Vacant / Commercial  
South R1-C, Single Family Single Family Residential 
East Sterling Heights Single Family Residential 
West R1-C, Single Family Single Family Residential 

 
 
NATURAL FEATURES 

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

site is generally flat.   
 
Wetlands:       There are no wetlands on site.  
 
Floodplain: There are no floodplains on site.  
 
Woodlands: A tree inventory has been provided on sheet L-1.0.   There are no protected 

trees that will be disturbed on site.  
 
Items to be addressed:  None 
 
SETBACKS 

 
Parking requires 10-foot setback for landscape buffer.  
 

 
 
 
 
 
 
 
 

Items to be addressed:  None 
 
  

 Distance Adjacent Land Use 

North 10.47 at closet point Vacant / Wooded 

West 56 feet Single Family Residential 
 

East 51 feet Dequindre Road 

 
   



Korean United Methodist Church Parking Lot Expansion               February 5, 2020 

Carlisle Wortman Associates, Inc.   
4  P a g e  

PARKING 
 
Section 13.06.G of the Zoning Ordinance requires: 
 

 Required Provided 
Place of Worship:  1 per 3 
seats in sanctuary 

1,010 / 3 = 337 spaces Existing = 399 
Additional = 137 
Total = 536 

   
Barrier Free 15 15 
Total 337 spaces 536 spaces  

  
In order to not over park sites and to reduce unnecessary impervious surface, any parking that 
exceeds 20% of the parking requirement, requires special approval from the Planning 
Commission.  In granting such additional space, the Planning Commission shall determine that 
such parking will be required, based on documented evidence, to accommodate the use on a 
typical day. 
 
Based upon zoning ordinance requirements, the site already exceeds parking by 18%.  With the 
additional parking, the applicant proposes to exceed the required parking by 59%.  The applicant 
should prove to the satisfaction of the Planning Commission that the additional parking is 
necessary to accommodate the use on a typical day.   
 
As part of the special use review, the Planning Commission can put reasonable conditions upon 
the parking lot expansion such as the use of pervious paving.   
 
Items to be Addressed: 1). Prove to the satisfaction of the Planning Commission that the 
additional parking is necessary to accommodate the use on a typical day; and 2). As part of the 
special use review, the Planning Commission can put reasonable conditions upon the parking lot 
expansion such as the use of pervious paving.   
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LANDSCAPING 
 
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 following table discusses the development’s compliance 
with the landscape requirements set forth in Section 13.02. 
 
 

 Required: Provided: Compliance: 
North and West 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. 

Existing brick 
wall 

Complies  

Parking Lot Landscaping:    
1 tree every 8 spaces 137 / 8 = 18 18, however 

only 1 is located 
within interior 
of parking lot 

Complies with 
Planning 
Commission 
approval.  See 
note below  

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%  30.7% Complies 

 
The Planning Commission should consider requiring the applicant to add interior parking lot 
landscaping to break the long expanses of parking spaces.  
 
Items to be Addressed:  The Planning Commission should consider requiring the applicant to add 
interior parking lot landscaping to break the long expanses of parking spaces.  
 
PHOTOMETRICS 

 
A photometric plan has been provided on sheet SL-1.1, and additional details are provided on 
sheet SL-1.2.   The applicant is adding three (3) parking lot lights, two (2) are located in the larger 
parking lot addition, and one (1) is located in the smaller parking lot addition.   The photometrics 
comply with all requirements.  
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Items to be Addressed:  None 
 
SPECIAL USE STANDARDS 

 
Section 9.03 outlines the criteria that must be considered prior to special land use approval.  We 
have provided a summary of the proposed development considerations below: 
 

1. Compatibility with Adjacent Uses. 
2. Compatibility with the Master Plan. 
3. Traffic Impact. 
4. Impact on Public Service. 
5. Compliance with Zoning Ordinance Standards. 
6. Impact on the Overall Environment. 
7. Special Use Approval Specific Requirements. 

 
The applicant is adding additional parking to an existing church.  Provided that the applicant can 
prove to the satisfaction of the Planning Commission that the additional parking is necessary to 
accommodate the use on a typical day, we find that the Special Use Standards have been met.  
 
Items to be addressed: None   
 
RECOMMENDATION 

 
We recommend that the Planning Commission hold a public hearing and discuss the need for 
additional parking to necessary to accommodate the use on a typical day.  As part of the special 
use review, the Planning Commission can put reasonable conditions upon the parking lot 
expansion such as the use of pervious paving.   
 
If the Planning Commission finds that the parking is necessary, we recommend special use and 
preliminary site plan approval with the following conditions:   

1. Require the applicant to add interior parking lot landscaping to break the long expanses 
of parking spaces.  
 

 
Sincerely,  

     
 



KOREAN UNITED METHODIST CHURCH OF TROY
42693 DEQUINDRE ROAD
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SCALE: 1" = 30'

= RELOCATED TREES

= EXISTING TREE TO BE REMOVED

= RESTORE SEED LAWN / WITH MAT

AND IRRIGATION  IF PRESENT(CONTRACTOR

SHALL REPLACE  DISTURBED AREAS WITH

LAWN. FIELD VERIFY LIMITS OF DISTURBANCE)

= EXISTING TREE TO REMAIN WITH TREE

PROTECTION FENCE

= STORMWATER SEED MIX 

   BY CARDNO   574-586-2412

  IN BASIN BOTTOM

FOR ALL SEED MIXES, PROVIDE EROSION MAT ON SLOPES AND AREAS OF WASH  OUT TYP.

INSTALL AND PREP PER MANUFACTURES SPECIFICATIONS.

= REQUIRED PARKING LOT TREE

= EXISTING TREE TO BE RELOCATED

RE

RE

= REQUIRED REPLACEMENT TREE

KEY:

IF EXISTING TREES TO BE RELOCATED ARE  IN

POOR CONDITION OR DEAD THEY MUST BE

REPLACED TYP.

= SWALE SEED MIX 

   BY CARDNO   574-586-2412

  W/ STAKED MULCH BLANKET ON SLOPES 
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SCALE: 1" = 30'

Schedule

Symbol Label Quantity Manufacturer Catalog Number Description Lamp

Number 

Lamps

Filename Lumens Per Lamp Light Loss Factor Wattage

P1

3 Cree Inc OSQ-A-xx-5ME-T-57K-ULxxxxx 

CONFIGURED FROM OSQ-A-xx-

5ME-U-30K-ULxxxxx

CONFIGURED FROM Cree OSQ Series Area 

Luminaire, Type V Medium, U Input Power 

Designator, 3000K

XHP70 1 OSQ-A-XX-5ME-T-57K-

ULXXXX_CONFIGURED.ies

21844 0.95 332

P2

0 Cree Inc OSQ-A-xx-3ME-U-57K-ULxxxxx 

w/OSQ-BLSLF

Cree OSQ Series Area Luminaire, Type III 

Medium w/ Backlight Shield, U Input 

Power Designator, 5700K

MDA 1 OSQ-A-xx-3ME-U-57K-

ULxxxxx w_OSQ-

BLSLF_PL07699-001A 

.IES

23600 0.95 211.5
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4 FT. DIAMETER CATCH BASIN

 GENERAL NOTES

NOTIFY CITY OF TROY ENGINEERING DEPT. AT 248-524-3409 PRIOR TO STARTING ANY WORK

GENERAL PIPE BEDDING & TRENCH NOTES

I
.
D
.

STANDARD BEDDING 

CRUSHED STONE BEDDING 

I
.
D
.

I
.
D
.

 

4" min.

4" min.

1
2
"

M
in
.

30" min.

"W"

or edge of shoulder
Back of curb

Existing ground

1
2
"

m
in
.

O.D. of pipe specified

for on the plans
Sewer as called

"W" "W"

O.D. of pipe specified

TRENCH DETAIL 'A'

1 
O

N
 1
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Dia.

95% max. density
2 layers compacted to
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TRENCH DETAIL 'B'

to springline
Aggregrate/stone

Sewer as called for on the plans

Aggregate/stone to springline

12".

otherwise specified
sewer trench unless 
Material excavated from

3'

area is required
spading the haunch
Aggregate/stone

area is required
spading the haunch
Crushed aggregate/stone

bed of mortar
Place frame in full

angle of the sewer
the plans depending on the 
be increased as shown on
Diameter of manhole shall

bed of mortar
Place frame in full

underdrains or rear yard storm sewer
allowed as bedding or backfill with
NOTE:  Crushed concrete will not be

size ( I. D.)
Sewer pipe

Adjustment  -  2" min. - max. 12"

Frame and cover (see note 15)

cement plaster coat on block structure
Concrete block or precast manhole; 1/2" mortar 

12" each way
No. 4 bars at 

48" Min. dia.

24"

24"

5"

support to first pipe joint
Crushed stone bedding

 block structure
1/2" mortar cement plaster coat on
Concrete block or precast manhole; 

STORM SEWER MANHOLE

p.s.i.  min. at 28 days
concrete base, 2500
Precast or poured 

(if not on plans)
Bottom dia. 

support to first pipe joint
Crushed stone bedding

greater 
when pipe dia. is 48" or 
Manhoe tees may be used 
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below the pipe to a point twelve (12) inches above the pipe.
Bedding shall be defined as that material placed from four (4) inches

MDOT Class II granular material - T.D. - B
Excavated material - T.D. - A

Backfill material shall be as follows:4.

MDOT Class II or IIA granular material 
Crushed stone bedding - MDOT 25A or 34G
Standard bedding - MDOT 6A, 17A or 34R

Bedding material shall be as follows:3.

20' in depth.
ground trench's, trenches greater than 30" in width or 
Crushed stone bedding shall be utilized for dewatered2.

be approved in writing by the City Engineer
constructed.  Alternate material and methods must 
(measured across the trench at the top of the pipe) 
(measured from the top of the pipe), and trench width
with the bedding detail required for the pipe depth 
The contractor shall install the pipe in accordance 1.  

xx xx

xx xx xx xx xx xx

or approve alternate
HS-CCS, HDPE 30 Mil
Trace wire, #12 AWG 

or approve alternate
HS-CCS, HDPE 30 Mil
Trace wire, #12 AWG 

or approve alternate
HS-CCS, HDPE 30 Mil
Trace wire, #12 AWG 

in place to 95% max. density
granular material compacted 
MDOT Class II or IIA 

O.D. + 24" for 42" I.D. & larger
O.D. + 12" for 8" - 36" I.D.
Maximum trench width = "W"

compacted in place to 95% max. density
MDOT Class II or IIA granular material

in place to 95% max. density
granular material compacted 
MDOT Class II or IIA 

max. 24" below top of well 
max. 24"above floor, top step 
Steps at 16" o.c. bottom step

max. 24" below top of well 
max. 24"above floor, top step 
Steps at 16" o.c. bottom step
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2
0
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"W"

Proposed finished grade

x xx

or approve alternate
HS-CCS, HDPE 30 Mil
Trace wire, #12 AWG 

graded aggregrate
MDOT, 34 R open-

TRENCH DETAIL 
STORM SEWER
REAR YARD 

for on the plans
Sewer as called
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TYPICAL CONCRETE BLOCK SECTION

C
O

N
E

3
2
" 

m
in
.

8"

8"

8"

12"

4"

mortar and block
precast segments or built - up with
shall be constructed totally of either
by the City Engineer, each structure
NOTE:  Unless otherwise authorized

Mortar bevel 45°

over
15' & 

0' to 15'

bottom of casting
Top of  masonry or

cement plaster coat
1/2" mortar

TOP SLAB X-SECTION

4

5

6

7

8 12"

12"

11"

10"

9" 3/4" @ 9" ea. way

3/4" @ 9" ea. way

7/8" @ 9" ea. way

1" @ 9" ea. way

1" @ 9" ea. way

36" or less

42"

48"- 54"

Outlet "d"
I.d.*
M.h.Top slab

 S"

2'-
 2
"

Di
a.

requirements 
Reinforcing steel 

    WITH FLAT SLAB

"D
"

6" min.

 S"

2"

D/8 4"

8"

3"

2.00%
Slope

support to first pipe joint
Crushed stone bedding

bed of mortar
Place frame in full

(see note 15)
Frame and cover

propylene,  or approved equal)
M.A. Industries P.S.I. poly-
24" above floor (steps must be 
Steps, 16" O.C., bottom step max. 

Poured concrete fillet

adjustment
Min. 6" - Max. 12"

12" each way
No. 4 bars at 

STORM SEWER MANHOLE  

Department.  One electronic copy ( PDF ) and one digital copy ( DWG or DGN ) is required. .
Before final acceptance, As-Built drawings must be submitted to the City of Troy Engineering 18.

the time of final acceptance by the City.  The bond amount shall be 35% of constructions costs.
The contractor shall provide a 3 year maintenance and guarantee bond to the City, dated from 17.

4) EJ 6508 or EJ 6517
3) EJ 2800 type “N” oval grate or type 02 beehive grate
2) EJ 1130 type “N” oval grate or type 01 beehive grate
1) EJ 1040 type “N” oval grate or type 02 beehive grate

e. Catch Basin in Landscape area or Roadside Ditch may require the use of the following:
d. Catch Basin not in pavement - EJ 1000 with type M, N, or 01 heavy duty grate, or equal.
c. Catch Basin in pavement - EJ 5105 with sinusoidal m2 grate, or equal, in non-residential areas.
b. Catch Basin in pavement - EJ 5080 with sinusoidal m2 grate, or equal, in residential areas.
a. Manhole - EJ 1000 with type “C” perforated cover with CITY OF TROY STORM on cover.

16.  Unless otherwise noted on the plans, structure frame and covers shall be as follows:

of way.
access box color coded green and located directly above the service lateral at the edge of road right 
North or East side.  Trace wire on all storm service laterals must terminate at an approved trace wire 
Lay mainline trace wire continuously, by-passing around the outside of manholes/structures on the 
the mainline trace wire, to ensure full tracing/locating capabilities from a single connection point.  
15.  A mainline trace wire must be installed, with all service lateral trace wires properly connected to 

repaired it will be replaced.
the City shall decide if it can be repaired and approve the method.  If the structure cannot be 
pipe and extend 12 inches beyond the opening.  If the wall of the structure being tapped is damaged, 
grout shall be used to seal the opening and a concrete collar shall be poured 12 inches around the 
periphery of the opening to create a plane of weakness before breaking out the section.  Non-shrink 
for 18” diameter sewers and larger shall have holes drilled at 4 inches center to center around the 
14.  Existing manholes shall be tapped by coring for sewers 6” thru 15” in diameter.  Manhole taps 

Industries P.S.I. Polypropylene MSU #360 ALU Poly (or approved equal).
manhole steps shall be factory installed at 16 inches center to center spacing.  Steps shall be M.A. 
13.  Manhole steps shall normally be provided on a back wall of the manhole furthest from traffic, 

manufactured with Type II, IP or IIA cement.
12.  All precast manholes, slab bases, concrete pipe and concrete channelization shall be 

Troy modified eccentric cone type. 
accordance with ASTM C443 current specifications.  Precast manhole cone sections shall be City of 
specifications.  Precast manhole joints and gaskets shall be modified tongue and groove in 
walls.  Manholes shall be precast reinforced concrete in accordance with ASTM C478 current 
11.  All new manholes shall have approved flexible, water-tight seals where pipes pass through 

fitting acceptable to the City Engineer
The joint between two dissimilar sizes or types of building lead pipe shall be made with a proper 
schedule 40 with chemically fused joints and connect to a catch basin or manhole.  No blind taps.  
e.  All sump and building service connections shall be 3” Polyvinyl Chloride (PVC) sewer pipe, 

pipe length.  A-2000, N-12 or approved equal.
d.  Underdrains, rear yard and ditches, slotted perforations of 1.90 - 2.00 square inches per foot of 
 
(“Hugger Bands”). 
pipe, fitting the pipe configuration with two “O” Ring rubber gaskets shall produce a watertight joint 
corrugations rolled on each end of each section.  Steel coupling bands of the same material as the 
per sq. ft. per AASHTO M-274 may be used.  Corrugated steel pipe shall have two circumstantial 
gauge as shown, manufactured according to AASHTO M-36 with 2 2/3” x ½”, aluminized at 1.00 oz 
OHM/CM/CU or higher, then helically corrugated, full welded seam, AASHTO M-218 steel pipe, 
soils PH & Resistivity tests demonstrate a PH of 5.0 to 9.0 and an Electrical Resistance of 2000 
c.  The following storm sewer pipe materials may be used only with approval of the City Engineer.  If 

specifications.
use by the City Engineer.  All joints and gaskets shall conform to the respective ASTM 
with smooth interior wall (A-2000) or high-performance polypropylene (N-12 HP), when approved for 
b.  Plastic circular sewer pipe conforming to the current ASTM specifications for PVC Corrugated 

and larger shall have pointed joints.
modified tongue and groove, conforming to the requirements of ASTM (C-443).  All sewer pipe 30” 
pipe shall be cast with reinforcing steel extending into the spigots.  All joints and gaskets shall be 
C) with size and class as indicated on the plans; minimum class III.   All reinforced concrete sewer 
a.  Reinforced concrete circular sewer pipe conforming to the current ASTM specification C-76 (Wall 

10.  Sewer Pipe Material:

9.  All construction changes must have written approval of the Project Engineer.

verifying that all the materials used on the project are in accordance with the specifications.
8.  Prior to the start of construction, the contractor shall furnish material certificates to the City 

shown on the plans prior to making any earth changes.
7.  The contractor shall implement all soil erosion control measures indicated in the permit and/or 

There will be no additional compensation due the contractor for complying with these requirements.
construction of storm sewer mains, maintaining traffic, barricading, boring, backfill and restoration.  
6.  The contractor shall abide by all the requirements of the Right-of-Way owner regarding 

starting construction.
prior to construction, or to insure that all required permits and bonds have been obtained prior to 
48 hours prior to starting work.   It is the contractor’s responsibility to secure all permits and bonds 
Right-of-Ways.   WRC must witness the new connection, contact the WRC office at 248-885-1105 - 
Michigan Department of Transportation permit is required for all construction within their 
5.  A City of Troy, Water Resources Commissioner’s, Road Commission for Oakland County, and/or 

be determined by hand digging. 
mains before any work is started.   The exact location of existing utilities, services and mains shall 
The contractor shall verify the depth and horizontal location of all existing utilities, services and 
All utilities, services and mains damaged during construction shall be repaired with like material.  
these utilities, services and mains shall be included in the cost of constructing the sanitary sewer.  
services and mains during construction.   All costs for locating, removing and replacing or relocating 
the work.  The contractor shall assume responsibility for the protection of all existing utilities, 
underground facilities and shall also notify representatives of other utilities located in the vicinity of 
4.  Prior to any excavation, the contractor shall call Miss Dig (1-800-482-7171) for the location of 

valid permit to construct a connection to, or an extension of, the Storm Water Drainage System.
3.  Before start of construction, the contractor must request and have in their possession a copy of a 

assure adequate restoration
construction.  The DVD shall be utilized by the City to determine construction related damage and to 
private developer for privately funded projects, shall be digitally recorded in color prior to the start of 
2.  The entire project area of publicly funded projects, and all areas not under the ownership of any 

Engineer 72 hours prior to starting any work.
Construction shall start within 3 (three) weeks of meeting.  The contractor shall notify the City 
companies and governmental agencies 10 (ten) days prior to the preconstruction meeting.  
representatives will be present.  The design engineer shall submit approved plans to all utility 
arranged by the City Engineer, in which various utility companies and governmental agency 
Prior to construction, the contractor shall attend a reconstruction meeting at a time and place 
1.  All construction shall conform to the current standards and specifications of the City of Troy.  
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R. Brent Savidant, AICP
Community Development Director
City of Troy
O: 248.524.3366

     
 
 

From: Timothy T. Yu [mailto:timothy.t.yu@gm.com] 
Sent: Friday, February 7, 2020 11:12 AM
To: Brent Savidant <SavidantB@troymi.gov>; 'jdellisola@peainc.com' <jdellisola@peainc.com>
Subject: RE: Korean United Methodist
 
 
Good morning Brent,
 
Thank you for your and the Planning Commission consideration of our church parking lot expansion
requirements.  I provide the following information to explain the additional parking requirements:

Our church has several worship times (8 and 11am Korean language worship; 9 and 11am
English worship; 1:30pm young adults; 11am children worship)

having several worship times help the parking situation but does not completely
address the shortage that we experience each Sunday where people actually leave
because they cannot find a spot to park

Current parking capacity (after completion of the new building in 2017) - 400
Current temporary overflow parking capacity (area covered w/crushed rocks) - 50 
Church membership as of Dec 1, 2019 was 2,566 including children (695 families) 
Average attendance on Sundays is ~ 1,500 adults and children
We continue to have new visitors to our church almost every Sunday who join as new
members (Michigan being the core of the big 3 automotive OEMs, many automotive supplier
companies from Korea are continuing to set up offices in the Detroit and suburb areas and
sending employees to live in the area and support their business with the auto OEMs)
Additionally, we have Korean language school (~200 students) from 9:30-11am each Sunday
attended by some students who don't participate in worship which also contributes to the
additional parking requirements
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https://twitter.com/CityTroyMI
https://www.youtube.com/user/TroyMichiganGov
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Please let me know if you have questions or need additional information. Have a blessed day!
 
 

From: Brent Savidant [mailto:SavidantB@troymi.gov] 
Sent: Thursday, February 06, 2020 9:33 AM
To: Timothy T. Yu <timothy.t.yu@gm.com>; 'jdellisola@peainc.com' <jdellisola@peainc.com>
Subject: [EXTERNAL] Korean United Methodist
 

ATTENTION: This email originated from outside of GM.

 
Tim and John:
 
The Zoning Ordinance mandates that the Planning Commission may approve a parking lot that
provides over 25% more parking than required. They will want you to provide justification for the
need for 59% more parking than required by the Zoning Ordinance. This does not mean you have to
submit a complicated and lengthy study. But you do need to justify why the church needs so much
parking. For example, is the church growing in members? If so, please provide numbers. Is it a
regional church, drawing from a large area? Please explain.
 
Please provide evidence for the Planning Commission to consider on Tuesday.
 
Thanks.
 
 

R. Brent Savidant, AICP
Community Development Director
City of Troy
O: 248.524.3366

     
 
 

Nothing in this message is intended to constitute an electronic signature unless a specific
statement to the contrary is included in this message. 

Confidentiality Note: This message is intended only for the person or entity to which it is
addressed. It may contain confidential and/or privileged material. Any review, transmission,
dissemination or other use, or taking of any action in reliance upon this message by persons or
entities other than the intended recipient is prohibited and may be unlawful. If you received
this message in error, please contact the sender and delete it from your computer.
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DATE: February 7, 2020 
 
TO: Planning Commission 
 
FROM: R. Brent Savidant, Community Development Director 
 
SUBJECT: PUBLIC HEARING – SPECIAL USE REQUEST (File Number SP2020-0001) – 

Proposed Long Lake Shell Addition, Southwest corner of Long Lake and Dequindre, 
Section 13, Currently Zoned NN (Neighborhood Node “J”) District. 

 
The petitioner Art Kalajian submitted the above referenced Special Use Approval and Preliminary 
Site Plan Approval application for an addition to an existing gas station.  
 
The application as submitted requires a variance from the Zoning Board of Appeals, therefore the 
Planning Commission will not be taking action on this item at this time. This is an opportunity to 
provide feedback on this project before it goes before the Zoning Board of Appeals for 
consideration. 
 
The attached report prepared by Carlisle/Wortman Associates, Inc. (CWA), the City’s Planning 
Consultant, summarizes the application. 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 recommends approval of the project, as noted. 
 
 
Attachments: 

1. Maps 
2. Report prepared by Carlisle/Wortman Associates, Inc. 

 
G:\SITE PLANS\SP JPLN2020-00001 (SU) LONG LAKE SHELL\PC Memo 02 11 2020.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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 Date:  February 6, 2020 
  

 

Preliminary Site Plan and Special Use Review 
For 

City of Troy, Michigan 
 
 
 

 
Project Name: Shell Gas Station   
 
Plan Date: December 28, 2019 
 
Location: 2970 E. Long Lake (Southwest corner of Long Lake and Dequindre)  
 
Zoning: NN, Neighborhood Node 
 
Action Requested: Site Plan and Special Use Approval 
 
 
PROJECT AND SITE DESCRIPTION 

 
The applicant is proposing to construct a 1,618 sq/ft ground floor addition and a 760 sq/ft second 
floor addition to the existing gas station at the southwest corner of Long Lake and Dequindre.   
The ground floor addition is for the purpose of both expanding the existing convenience store 
and to add additional indoor auto and part storage area.   The second story addition is a private 
office.  The proposed expansion is located on the rear of the existing building.   
 
The applicant is not proposing any changes to building orientation, canopy orientation, or site 
access.  However, as part of the site reinvestment, the applicant proposes significant façade 
improvements, and site landscaping improvements.   
 
The site is located in Neighborhood Node J, site type A.  The auto repair expansion requires a 
Special Use.  
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Location of Subject Property: 
 
2970 Long Lake   
 

 
 
Size of Subject Property: 
1.01 acres in area (gross) 
0.58 acres in area (net)  
 
Proposed Uses of Subject Parcel: 
Gas Station (expansion)  
 
Current Zoning: 
The property is currently zoned NN, Neighborhood Node  
 
Surrounding Property Details 
 

Direction Zoning Use 
North NN, Neighborhood Node Commercial  
South NN, Neighborhood Node  Parking for Commercial   
East Sterling Heights Gas Station   
West Neighborhood Node  Commercial  

Long Lake Road  

De
qu

in
dr

e 
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BUILDING ORIENTATION AND LAYOUT 
 
The applicant is proposing to construct a 1,618 sq/ft ground floor addition and a 760 sq/ft second 
floor addition to the existing gas station at the southwest corner of Long Lake and Dequindre.   
The ground floor addition is for the purpose of both expanding the existing convenience store 
and to add additional indoor auto and part storage area.   The second story addition is a private 
office.  The proposed expansion is located on the rear of the existing building.   
 
As seen by the aerial photo the site has parking and vehicle storage along the southern property 
line, the western property line, and in the rear of the building.  Though the applicant is not 
proposing any changes to building orientation, canopy orientation, or site access, they are adding 
intensity to the small site by increasing the square footage for convenience store and storage 
area.  To confirm the adequate of access, circulation, and parking, we offer the following 
comments for the Planning Commission to consider and for the applicant to address (see site 
plan below that highlights comments):  
 
1 The current site includes vehicle storage in an “alley” located between the western property 

line and the building.  Is the applicant planning on keeping cars in this alley area?  This alley 
is also the area where the proposed trash enclosure is located.  How can the trash trucks get 
access to the to trash enclosure with cars parked in alley?  

2 The alley between western property line and building is 10-foot wide.  Even if parking wasn’t 
located in the alley, can a trash truck maneuver in this small area.   

3 Section 6.26 of the Zoning Ordinance states that for auto repair facilities: Outdoor storage 
shall be enclosed by an opaque fence up to eight (8) feet in height and/or landscape 
screening meeting the standards set forth in Section 13.02.B.”  The applicant doesn’t indicate 
any screening.  Is overnight parking of vehicles repaired appropriate for this site.  Planning 
Commission can consider condition that does not permit overnight parking.  

4 Automobile oriented uses requires the screening of either 1 tree every 10 feet or a wall 
screening  from office uses.  There is an existing office use adjacent to the west.  Where the 
applicant proposes the “alley” that property line is supposed to be screened either with a 
wall or landscaping.  

5 The farthest south parking spot along the western property line blocks access to the “alley”  
6 The parking spot adjacent to the southernmost access point on Dequindre could block access 

off Dequindre when cars are pulling into and out of this spot.  
7 From aerial photos site parking appears to already be an issue.  With the proposed addition, 

the site is under-parked from a zoning requirement perspective.  See parking section below.   
8 On the floor plans there is an area labeled as a “waiting area” and drink bar.   Is this intended 

to be an area for people waiting for vehicle repair?   
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AREA, WIDTH, HEIGHT, SETBACKS 
 
Required and Provided Dimensions: 
 
The site is being developed as Building Form A.  Table 5.03.B1 establishes the dimensional requirements 
for the Building Form A: 
 

 
The applicant proposes to expand the building in the rear.  The western property line is considered the 
rear property line, and as such it requires a 30-foot setback.  The existing building is non-conforming with 
only a 13-foot setback.  The applicant is seeking to expand (lengthen) the existing non-conforming.  The 
expansion requires a variance from the Zoning Board of Appeals.  
 
In addition, the applicant shall screen the parking that is parallel to Dequindre, similar to how they are 
screening the parking parallel to Long Lake.   
 
Items to be Addressed: 1). Obtain a variance from Zoning Board of Appeals to expand (lengthen) the 
existing non-conforming structure; and 2). Screen parking that is parallel to Dequindre.  
 
SITE ACCESS AND CIRCULATION 

 
Vehicular access and Circulation: 
 
Access to the site will be the existing curb cuts on Long Long and Dequindre.  Both are County roads.  Any 
work will require permit from the County.  The County in their review may require the applicant to remove 
a curb-cut.  
 
The Fire Department has reviewed circulation and notes that it is sufficient.   As noted earlier, we have 
expressed concern with the parking space is parallel to the Dequindre.  This space may need to be 
removed to ensure proper access and site circulation.   

 Required Provided Compliance 
Front (Maple Road) 10 foot build-to-

line 
75-feet  Legal non-conforming  

Front (Dequindre) 10-foot build-to-
line 

77-feet Legal non-conforming  

Side  0 0-feet Complies 

Rear 30-feet 13-feet Does not comply.  Requires 
a variance from the Zoning 

Board of Appeals 
Open Space 30 percent 78%  This seems incorrect and 

needs to be clarified  
Building Height Minimum 14 feet 

Maximum 45 feet 
18 feet Complies 

Parking Not located in 
front yard + 
screening 

Not located in front yard and 
screened 

Screen Parking Parallel to 
Dequindre 
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Items to be Addressed: None 
 

PARKING 
 
Gas Station/Auto Repair ordinance requires as set forth in table 13.06.a:  
 

 Required Provided 

Vehicle Fueling Station: 1 space 
for each 125 square feet of net 
floor area, plus 2 parking spaces 
per fueling station 

10 spaces at 5 fueling stations +  
 
 1,220 square feet / 125 = 10 spaces  

18 spaces + 10 fueling 
stations  

Vehicle Repair Station 2 spaces 
for each service bay, plus 1 
space for each tow truck if 
applicable, plus adequate spaces 
for overnight parking, plus 1 
space per 1 employee on the 
largest typical shift 

3 bays = 6 spaces 
 
3 employees = 3 spaces  

Office: 1 space for each 300 
square feet of gross floor area 

760 square feet / 300 = 3 spaces  

   
Barrier Free 1 1 
Bicycle Parking 2 0 
Total 22 automobile + 2 bicycle 18 automobile + 10 at 

fueling stations 
 
The use is under parked by at least 4 spaces.  In addition, we note that two (2) spaces are located in places 
that will hinder site circulation and access.   The applicant shall either provide additional parking, reduce 
square footage to reduce parking demand, or provide a parking study to the Planning Commission to 
confirm parking is sufficient.   
 
Applicant shall also provide bicycle parking.   
 
Items to be Addressed:  1).  Either provide additional parking, reduce square footage to reduce parking 
demand, or provide a parking study to the Planning Commission to confirm parking is sufficient; and 2). 
Add bicycle parking.  
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LANDSCAPING 

 
The applicant has provided additional landscaping but a detailed landscape plan and landscape 
calculations was not provided.  For example, there are areas highlighted with landscaping but size and 
species were not indicated.   
 
The applicant notes 6’ masonry wall to screen trash enclosure. Trash screening details were not provided 
on the plans.  
 
Items to be Addressed: 1). Provide landscape details; and 2). Provide trash enclosure details.  
 
PHOTOMETRICS 

 
The applicant indicated that they are not adding any additional site lighting.  It is assumed that based upon 
a new façade, new lighting will be provided on the building.  The applicant should provide building lighting 
fixture details.  
  
Items to be Addressed:  Provide building lighting fixture details.    
 
ELEVATIONS AND FLOOR PLANS 

 
The applicant has submitted elevations and floor plans.   The applicant is making a significant investment 
in the façade. The proposed materials include painted brick veneer (existing), glass, cement fiber wall 
panels, and decorative CMU units. 
 
The applicant has been asked to provide material samples at the meeting and a 3-d model of building.    
 
Items to be Addressed:  Provide building material samples and 3-d model of building.  
 
DESIGN STANDARDS 

 
Developments within the Maple Road form-based district must comply with Design Standards outlined in 
section 5.05.   
 
Building Orientation and Entrance 
 

a. Primary Entrance:  The primary building entrance shall be clearly identifiable and useable and 
located in the front façade parallel to the street.  The primary entrance is located in the front 
façade facing Long Lake.    
 

b. Recessed Doorways.  Where the building entrance is located on or within five (5) feet of a lot line, 
doorways shall be recessed into the face of the building.  Not applicable  
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c. Residential Dwellings.  Entrances for all residential dwellings shall be clearly defined by at least 
one (1) of the following: 

I. Projecting or recessed entrance.  A recessed entrance is required if the building entrance 
is located on or within five (5) feet of the lot line. 

II. Stoop or enclosed or covered porch. 
III. Transom and/or side light window panels framing the door opening. 
IV. Architectural trim or unique color treatments framing the door opening 

 
 Not Applicable  
 
Ground Story Activation 
 

a. The first floor of any front façade facing a right-of-way shall be no less than fifty (50) percent 
windows and doors, and the minimum transparency for facades facing a side street, side yard, or 
parking area shall be no less than 30 percent of the façade.  Transparency alternatives are 
permitted up to 80% of the 50% total along the front of buildings, and up to 100% of the sides of 
buildings.  The minimum transparency requirement shall apply to all sides of a building that abut 
an open space, including a side yard, or public right-of-way.  Transparency requirements shall not 
apply to sides which abut an alley. 

 
The applicant has met the transparency requirements on the Dequnidre and Long Lake 
elevation.   
 

Transitional Features 
 

a. Transitional features are architectural elements, site features, or alterations to building massing 
that are used to provide a transition between higher intensity uses and low- or moderate-density 
residential areas.  These features assist in mitigating potential conflicts between those uses.  
Transitional features are intended to be used in combination with landscape buffers or large 
setbacks. 

 
Provided that the noted site plan issues are addressed, transitional features are provided.    

 
Site Access and Parking 
 

a. Required Parking.  Off-street parking shall be provided in accordance with the standards set forth 
in Article 13, Site Design Standards.    
 
The applicant does not meet the parking requirements.   
  

b. Location. 
I. When parking is located in a side yard (behind the front building line) but fronts on the 

required building line, no more than fifty (50) percent of the  total site’s linear feet along 
the required building line or one hundred (100) feet, whichever is less, shall be occupied 
by parking.    
 
Not Applicable  
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II. For a corner lot, shall be no more than fifty (50) percent of the site’s cumulative linear feet 
along the required building lines or one hundred  (100) feet, whichever is less, shall be 
occupied by parking.  The building shall be located in the corner of the lot adjacent to the 
intersection.  
 
Complies  

 
III. For a double frontage lot or a lot that has frontage on three (3) streets, the  cumulative 

total of all frontages occupied by parking shall be no more  than sixty-five (65) percent of 
the total site’s linear feet along a required  building line or one hundred and twenty-five 
(125) feet, whichever is less.  
 
Not Applicable  

 
IV. Where off-street parking is visible from a street, it should be screened in accordance with 

the standards set forth in Section 13.02.C.   
 
The applicant has not screened parking along Dequindre in compliance with section 
13.0.2.C. 

  
Items to be Addressed:  Address site plan issues noted.    
 
SPECIAL USE STANDARDS 

 
For any special use, according to Section 9.02.D, the Planning Commission shall “…review the 
request, supplementary materials either in support or opposition thereto, as well as the Planning 
Department’s report, at a Public Hearing established for that purpose, and shall either grant or 
deny the request, table action on the request, or grant the request subject to specific conditions.” 
 
Section 9.03 states that before approving any requests for Special Use Approval, the Planning 
Commission shall consider: 
 

1. Compatibility with Adjacent Uses.  
2. Compatibility with the Master Plan.  
3. Traffic Impact.  
4. Impact on Public Services.  
5. Compliance with Zoning Ordinance Standards.  
6. Impact on the Overall Environment. The proposed Special Use shall no 
7. Special Use Approval Specific Requirements.  

 
Based upon the noted outstanding issues we cannot adequately address the special use 
standards. 
 
Items to be addressed: None 
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RECOMMENDATION 
 
We support the reinvestment in the site but there are a number of outstanding issues that the 
applicant must address:  

1. By ordinance the Planning Commission cannot take action until and if the rear yard 
variance is granted by the Zoning Board of Appeals.   If the Zoning Board of Appeals does 
not grant the variance, the applicant will be required to amend the site plan.  

2. There are a number of site plan issues that need to be discussed by the Planning 
Commission and addressed by the applicant:   

a. The current site includes vehicle storage in an “alley” located between the 
western property line and the building.  Is the applicant planning on keeping cars 
in this alley area?  This alley is also the area where the proposed trash enclosure 
is located.  How can the trash trucks get access to the to trash enclosure with cars 
parked in alley?  

b. The alley between western property line and building is 10-foot wide.  Even if 
parking wasn’t located in the alley, can a trash truck maneuver in this small area.   

c. Section 6.26 of the Zoning Ordinance states that for auto repair facilities: Outdoor 
storage shall be enclosed by an opaque fence up to eight (8) feet in height and/or 
landscape screening meeting the standards set forth in Section 13.02.B.”  The 
applicant doesn’t indicate any screening.  Is overnight parking of vehicles repaired 
appropriate for this site.  Planning Commission can consider condition that does 
not permit overnight parking.  

d. Automobile oriented uses requires the screening of either 1 tree every 10 feet or 
a wall screening from office uses.  There is an existing office use adjacent to the 
west.  Where the applicant proposes the “alley” is supposed to be screened either 
with a wall or landscaping.  

e. The farthest south parking spot along the western property line blocks access to 
the “alley”  

f. The parking spot adjacent to the southernmost access point on Dequindre could 
block access off Dequindre when cars are pulling into and out of this spot.  

g. From aerial photos site parking appears to already be an issue.  With the proposed 
additions, the site is underparked from a zoning requirement perspective.  See 
parking section below.   

h. On the floor plans there is an area labeled as a “waiting area” and drink bar.   Is 
this intended to be an area for people waiting for vehicle repair?   

i. Screen parking that is parallel to Dequindre.  
j. Either provide additional parking, reduce square footage to reduce parking 

demand, or provide a parking study to the Planning Commission to confirm 
parking is sufficient.   

k. Add bicycle parking.  
l. Provide landscape details. 
m. Provide trash enclosure details. 
n. Building lighting fixture details.  
o. Provide building material details and 3-d modeling.  
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p. Provide accurate open space calculation.   
 

 
We recommend that the Planning Commission hold a public hearing, consider public testimony, 
and postpone action for the application to be considered by the Zoning Board of Appeals and 
allow the applicant to amend the site plan as noted in the report.  
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Part of the Northeast quarter of Section 13, Township, 2 North, Range 11 East, City of Troy, Oakland County, Michigan, described as; Beginning at the Northeast corner of Section 13, thence along the East line of said Section South 00 degrees 20 minutes 50 seconds West 205 feet; thence due West 215 feet; thence North 00 degrees 20 minutes 50 seconds East 205 feet; thence along the North line of said Section Due East 215 feet to the point of beginning subject, however, to the rights of the public for roadway purposes and of any governmental unit over the North 60 feet and the East 60 feet thereof.
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BENCHMARK  SE BOLT AT BASE OF TRAFFIC SIGNAL POLE ELEV.= 645.76 (NAVD 88)
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BENCHMARK  R.R. SPIKE IN W. SIDE OF UTILITY POLE @ NE CORNER OF LONG LAKE & DEQUINDRE ROADS ELEV.= 644.05 (NAVD 88)
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UNDERGOUND
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TANK AREA
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6" storm

AutoCAD SHX Text
6" storm
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4" storm
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-  THE UNDERGROUND DRAINAGE AS HEREON SHOWN ARE BASED ON FIELD OBSERVATIONS AND A CAREFUL REVIEW OF MUNICIPAL AND UTILITY RECORDS. AND THE VIDEO CAMERA  BY PLUMBING COMPANY HIRED BY THE OWNER. HOWEVER IT IS NOT POSSIBLE TO DETERMINE THE PRECISE SIZE, LOCATION, DEPTH, OR ANY OTHER CHARACTERISTICS OF UNDERGROUND UTILITIES WITHOUT EXCAVATION. THEREFORE WE CAN NOT GUARANTEE THE ACCURACY OR COMPLETENESS OF THE BURIED UTILITY INFORMATION HEREON SHOWN.

AutoCAD SHX Text
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EX. INLET 2
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EX. INLET 3
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WEST  215.00'
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N00°20'50"E  205.00'
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SHELL GAS STATION PROPOSED BUILDING RENOVATION
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