
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 
 
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 
 

Marianna Perakis, Chair, Lakshmi Malalahalli, Vice Chair 
 Toby  Buechner, Carlton Faison, Tyler Fox, Michael W. Hutson, Tom Krent,  

Dave Lambert and John J. Tagle 
   
February 13, 2024 7:00 P.M. Council Chambers    

 
1. ROLL CALL 
 
2. APPROVAL OF AGENDA 
 
3. APPROVAL OF MINUTES – January 23, 2024 
  
4. PUBLIC COMMENT  – For Items Not on the Agenda 
 
 
     PRELIMINARY SITE PLAN 
 
5.  PRELIMINARY SITE PLAN APPROVAL (JPLN2023-0033) –. Proposed Premier Academy 

Troy daycare center and preschool, Northwest corner of Crooks and Wattles (PIN 88-20-17-
476-056, 0-57 & -061), Section 17, Zoned NN (Neighborhood Node “I” ) Zoning District. 

 
   

OTHER ITEMS 
 

6.      PUBLIC COMMENT- For Items on the Agenda 
 
7. PLANNING COMMISSION COMMENT 
 
8.  ADJOURN 
 

 
 

248.524.3364 
planning@troymi.gov 

mailto:clerk@ci.troy.mi.us
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Chair Perakis called the Regular meeting of the Troy City Planning Commission to order at 
7:00 p.m. on January 23, 2024, in the Council Chamber of the Troy City Hall. Chair Perakis 
and Vice Chair Malalahalli presented opening remarks relative to the role of the Planning 
Commission and procedure of tonight’s meeting. 
 
1. ROLL CALL 

 
Present: 
Toby Buechner 
Carlton M. Faison 
Tyler Fox 
Michael W. Hutson 
Tom Krent 
David Lambert 
Lakshmi Malalahalli 
Marianna Perakis 
John J. Tagle 
 
Also Present: 
Ben Carlisle, Carlisle Wortman & Associates 
R. Brent Savidant, Community Development Director 
Julie Quinlan Dufrane, Assistant City Attorney 
Kathy L. Czarnecki, Recording Secretary 
 

2. APPROVAL OF AGENDA 
 
Resolution # PC-2024-01-004 
Moved by: Faison 
Support by: Buechner 
 
RESOLVED, To approve the Agenda as prepared. 
 
Yes: All present (9) 
 
MOTION CARRIED 

 
3. APPROVAL OF MINUTES – January 9, 2024 

 
Resolution # PC-2024-01-005 
Moved by: Lambert 
Support by: Faison 
 
RESOLVED, To approve the minutes of January 9, 2024 Regular meeting as submitted. 
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Yes: All present (9) 
 
MOTION CARRIED 

 
4. PUBLIC COMMENT – For Items Not on the Agenda 

 
There was no one present who wished to speak. 
 

PRELIMINARY SITE PLAN 
 
5. PRELIMINARY SITE PLAN APPROVAL (JPLN2023-0028) – Proposed John R 

Commons Townhome Development, West side of John R, North of Big Beaver (PIN 88-
20-23-476-017), Section 23, Zoned MF (Multi-Family Residential) Zoning District 
 
Mr. Savidant announced three dimensional (3-D) color renderings requested of the 
applicant are displayed in the visual presentation this evening. 
 
Mr. Carlisle gave a brief history of a previous 2019 application of the John R Commons 
Townhome Development in which the applicant requested a rezoning of the parcels and 
was denied by the City Council. Mr. Carlisle stated the application before the Board this 
evening is a by-right development and not for a rezoning change. He identified the 
significant changes to the application as relates to a reduction in the number of units, 
alignment of five apartment buildings along the south property line, reconfiguration of the 
detention pond, a reduction of size/massing of the buildings abutting the northern property 
line, elimination of recreational area and clubhouse, reduction of building height to 25 feet 
and adding outdoor amenity spaces. 
 
Mr. Carlisle addressed site arrangement, setbacks, building height, buffers along both the 
north and south property lines, access and circulation, mitigation of trees, trash removal, 
elevations, landscaping, and parking. He asked the applicant to consider some type of 
physical screening and/or additional landscaping to improve the buffer adjacent to the 
commercial uses. Mr. Carlisle asked the applicant to provide color renderings and to 
address building materials, specifically the type of siding. 
 
Mr. Carlisle announced that the City Traffic Consultant Stephen Dearing of OHM Advisors 
is present this evening to address any traffic concerns. 
 
In summary, Mr. Carlisle asked the Planning Commission to consider in its deliberations 
if the application meets Site Plan Review Design Standards (Section 8.06) and that the 
applicant consider additional screening options including a screen wall with additional 
landscaping as part of the Final Site Plan submittal. 
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Some of the comments during discussion among the administration related to: 
• Ingress and egress. 
• Width of typical residential streets and private roads. 
• Public stub street off John R. 
• Bicycle parking. 
• Green space. 
• Recreational amenities. 
 
Property owner/applicant Dennis Bostick, Civil Engineer Greg Bono of PEA and Project 
Architect Brian Neeper were present. 
 
Mr. Bostick addressed the proposed rezoning that the City Council denied in 2019. He said 
the 2019 townhome project offered more amenities than the proposed development for 
Planning Commission consideration this evening. He identified properties he owns, including 
five acres behind the San Marino Club zoned for single family residential. 
 
There was discussion, some comments related to: 
• Ingress and egress. 

o Nancy Bostick Drive 
o Commercial center to the south. 

• Buffer/screening on both the north side adjacent to residential and the south side adjacent 
to the commercial uses. 
o Solid screening (brick wall) to buffer residential to north. 
o Additional landscaping. 
o Difference of north and south density of buffering. 
o Applicant prefers landscaping. 

• Potential for light spillage and noise pollution from commercial uses. 
• Pedestrian circulation within development; pattern of sidewalks. 
• Pedestrian access to commercial uses. 
• Commercial entrances; both front and rear. 
• Retention pond, as relates to aesthetics. 
• Green space, amenities offered; i.e., outdoor seating, dog park, internal sidewalk loops, 

optional recreational uses. 
• Concerns with traffic circulation, traffic pattern. 

o Internal circulation. 
o Access points. 
o Safety of children and pedestrians (nearby soccer fields and commercial parking). 
o Traffic calming devices. 
o Emergency vehicular access (EVA). 

• Bicycle parking, location of bicycle spaces. 
• Marketing of townhomes; option to rent or own. 
• Building materials and color scheme. 
• Site arrangement; soften with green space, vertical landscaping. 
• Tree survey; removal of landmark tree. 
• Architectural features as relates to Site Plan Design Standards. 

  



PLANNING COMMISSION REGULAR MEETING – DRAFT JANUARY 23, 2024 
  
 
 

4 
 

Mr. Bostick indicated he is amenable to the Planning Commission comments. 
 
City Traffic Consultant Stephen Dearing addressed the ingress and egress accesses off 
Nancy Bostick Drive and the commercial center to the south. He said the traffic impact study 
completed for the previously proposed development in 2019 determined that access off 
Nancy Bostick Drive should be signalized. Mr. Dearing said the reduced density of the 
proposed development before the Board this evening would generate less traffic. He 
indicated a rudimentary analysis of generated traffic during peak hours would go either way; 
to signalize Nancy Bostwick Drive or install an EVA. He addressed traffic calming techniques 
that might ease concerns for safety. 
 
Chair Perakis opened the floor for public comment. Acknowledging there was no one present 
who wished to speak, Chair Perakis closed the floor for public comment. 
 
Resolution # PC-2024-01-006 
Moved by: Lambert 
Seconded by: Fox 
 
RESOLVED, That Preliminary Site Plan Approval, pursuant to Article 8 of the Zoning 
Ordinance, as requested for the proposed John R Commons Townhome Development, 
located on the West side of John R, North of Big Beaver, Section 23, Zoned MF (Multi-
Family Residential) District, be postponed for the following reasons to address the 
Planning Commission comments: 
 
1. Landscape buffer on the south side of the development. 
2. Landscape enhancements. 
3. Pedestrian amenities. 
4. Vehicular access at the southwest entrance. 
5. Recreational amenities. 
6. Consideration of saving additional trees. 
 
Yes: All present (9) 
 
MOTION CARRIED 
 

OTHER ITEMS 
 
6. PLANNING COMMISSION 2023 ANNUAL REPORT 

 
Mr. Savidant acknowledged Mr. Lambert and Mr. Krent brought to his attention a few 
corrections to the 2023 Annual Report. He said he would submit a corrected version of 
the report to the City Council. 
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7. PUBLIC COMMENT – For Items on the Agenda 
 
There was no one present who wished to speak. 
 

8. PLANNING COMMISSION COMMENT 
 
There were general Planning Commission comments, some relating to: 
• Upcoming Oakland County online webinar on stormwater standards. 
• Administrative review of tree surveys submitted by applicants. 
• Review/consideration of the Master Plan is scheduled on the City Council January 29, 

2024 meeting. 
• Setback requirements in relation to the number of variance requests going before the 

Zoning Board of Appeals (ZBA). 
 
Ms. Dufrane clarified the procedure that the Board is required to follow for Resolutions 
that recommend approval and/or denial of an application for action by the City Council. 
 

9. ADJOURN 
 
The Regular meeting of the Planning Commission adjourned at 8:34 p.m. 

 
Respectfully submitted, 
 
 
 
 
        
Marianna Perakis, Chair 
 
 
 
 
       
Kathy L. Czarnecki, Recording Secretary 
 
https://d.docs.live.net/2f7ed4fe5f664ea8/Documents/Kathy/COT Planning Commission Minutes/2024/2024 01 23 Draft.docx 



  PC 2024.02.13 
  Agenda Item # 5 
 

 
 
 
DATE: February 7, 2024 
 
TO: Planning Commission 
 
FROM: R. Brent Savidant, Community Development Director 
 
SUBJECT: PRELIMINARY SITE PLAN APPROVAL (JPLN2023-0033) –. Proposed Premier 

Academy Troy daycare center and preschool, Northwest corner of Crooks and Wattles 
(PIN 88-20-17-476-056, 0-57 & -061), Section 17, Zoned NN (Neighborhood Node “I”) 
Zoning District. 

 
The petitioner JS Capitol Group submitted the above referenced Preliminary Site Plan application 
for a 14,328 square-foot daycare and preschool center. The property is currently zoned NN 
(Neighborhood Node “I”) Zoning District. The Planning Commission is responsible for granting 
Preliminary Site Plan approval for this item.  
 
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. Preliminary site plan 

 
G:\SITE PLANS\SP_JPLN2023-0033_PREMIER ACADEMY TROY\PC Memo 2024 02 13.docxENT\PC Memo 2024 01 23.docx 



PROPOSED RESOLUTION 
 
PRELIMINARY SITE PLAN APPROVAL (JPLN2023-0033) –. Proposed Premier Academy Troy 
daycare center and preschool, Northwest corner of Crooks and Wattles (PIN 88-20-17-476-056, 
0-57 & -061), Section 17, Zoned NN (Neighborhood Node “I”) Zoning District. 
 
Resolution # PC-2024-02- 
Moved by: 
Seconded by: 
 
RESOLVED, That Preliminary Site Plan Approval, pursuant to Article 8 of the Zoning 
Ordinance, as requested for the proposed Premier Academy Troy daycare center and 
preschool, located on the northwest corner of Crooks and Wattles (PIN 88-20-17-476-056, 0-57 
& -061), Section 17, Zoned NN (Neighborhood Node “I”) Zoning District, be granted, subject to 
the following: 
 

1) Obtain LOMA prior to Final Engineering approval. 
2) Obtain EGLE wetland permit, if necessary, prior to Final Engineering approval. 
3) Provide bicycle parking. 

 
 ) or 
 
(denied, for the following reasons:  ) or 
 
(postponed, for the following reasons:  ) 

 
Yes: 
No: 
 
MOTION CARRIED/FAILED 
 



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.

1,153

1:

Feet1,1530 577



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.

1,153

1:

Feet1,1530 577



 
 
  

Date:                 January 11, 2024 
Revised:            February 8, 2024 

 

Preliminary Site Plan  
For 

City of Troy, Michigan 
 
 

  
Applicant: JS Capitol Group  
 
Project Name:  Premier Academy    
 
Location: Northwest corner of Crooks and Wattles  
 
Plan Date:  December 8, 2023 
 
Zoning:  NN, Neighborhood Nodes (“I”) 
 
Action Requested: Preliminary Site Plan  
 
SITE DESCRIPTION 

 
This is a review for Premier Academy, a one-story freestanding 14,328 square-foot daycare and 
preschool center.  There are currently four (4) other Premier Academy facilities in Michigan.  The 
site is located at the northwest corner of Crooks and Wattles.  The building includes a pre-k 
classroom, pre-school classroom, four Montessori’s, and designated infant and toddler areas; 
plus a lobby, laundry room, kitchen, gym, playground, and other smaller rooms such as restrooms 
and storage spaces.  
 
Premier Academy has locations in Rochester Hills, Northville, Macomb, and Oakland Township.  
 
The site is zoned Neighborhood Node, site type B.  Childcare centers are a permitted use.   
 
The proposed site contains three parcels of undeveloped land. Each parcel is part of Lot 4 of the 
“SUPERVISOR’S PLAT OF TROY FARMSITES” subdivision. 



Premier Academy 
February 8, 2024 

2 

• Parcel A: 20-17-476-061 
• Parcel B: 20-17-476-056 
• Parcel C: 20-17-476-057 

  
If approved, the lots will need to be combined.   
 
Site Location: 
 

 
 
Proposed Uses of Subject Parcel: 
 
One-story freestanding 14,328 square foot retail building. 
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Current Zoning: 
 
The property is currently zoned NN, Neighborhood Nodes (“I”) Form Based District. 
 
Surrounding Property Details: 
 

Direction Zoning Use 
North NN, Neighborhood Nodes (“I”) Single-Family Residential   
South NN, Neighborhood Nodes (“I”) Single-Family Residential   
East NN, Neighborhood Nodes (“I”) 

R-1B One Family Residential   
Vacant 

West NN, Neighborhood Nodes (“I”) Single-Family Residential   
 
NATURAL FEATURES 

 
Topography/Wetlands/Drain: The existing site contains a 6,100 sq/ft wetland area and lies in a 
designated floodplain. The wetland area covers the site entirely at the north end of the property 
and subsides roughly halfway towards the southern end of the property.  An existing county drain 
(Lane Drain) runs through Parcels A and C.    The applicant is developing and grading within the 
100-year floodplain and installing a retaining wall between the parking lot and floodplain/drain.  
To do the proposed work, the applicant will be required to obtain a Letter of Map Amendment 
(LOMA) from the Federal Emergency Management Agency (FEMA).  A LOMA is an official 
amendment, by letter, to an effective National Flood Insurance Program (NFIP) map. In addition, 
due to wetlands associated with the Lane Drain, a wetland permit may be required from EGLE.  
 
Prior to final site plan approval and any Engineering approval, the applicant is required to obtain 
the LOMA and wetland permit, if necessary.   It should be noted that the applicant may be able 
to reduce impact and development within the floodplain and wetland if they are able to eliminate 
the 11 parking spaces located north of the building adjacent to the proposed retaining wall.  See 
parking section for more information.   
 
Woodlands:  The site contains roughly 230 existing trees of various native and invasive species.  
Of the 230 trees, 36 are regulated trees.  Of the woodland trees, the applicant will remove 32 
trees and save 3. There is one singular Landmark tree on-site which will also be removed.  
 
Full replacement and preservation details are shown in Table 2. 
 

Table 2. – Woodland Protection Ordinance  
 

Replacement Details 
Protected Tree Inches Removed Replacement Required 
Landmark 12 inches 12 inches 
Woodland 312 inches 156 inches 
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Preservation/Mitigation  Inches Preserved Credit 
Landmark 0 inches 0 inches 
Woodland 27 inches 54 inches 
  
Total 114 inches required for replacement.   

 
Items to be addressed:  

1) Consider removing or landbank parking to reduce impact upon floodplain and drain. See 
details under “Parking” section. 

2) Obtain LOMA prior to final site plan approval. 
3) If required, EGLE wetland permit will be obtained prior to final Engineering approvals. 

 
AREA, WIDTH, HEIGHT, SETBACKS 

   
The proposed building is being reviewed under Building Form A.   
 

 
Items to be addressed: None 
 
 
 
 
 

 Required / Maximum  Provided Compliance 

Front (South) 10-foot build-to-line 10-feet  Complies  

Front (East) 10-foot build-to-line 21.5-feet Complies with Planning 
Commission approval  

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

line 

89.75-feet Complies 

Rear (North) 30-foot minimum 
setback 236-feet Complies 

Building Height 1 story, 14-feet, 
2.5 stories, 30-feet 1 story, 18.5 feet  Complies  

Open Space 30% 56.5% Complies   

Parking Location Cannot be located in 
front yard 

Located behind 
building Complies 
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PARKING 
 

 Required Provided 
Day Care Center: 2 spaces plus 1 
additional space for each 8 children   

   
 
196/ 8 + 2 spaces = 27 spaces  

 
44 

Loading zone 1  None 

Barrier Free 2 2 

Bicycle  2 2 

Total  27 44 

 
In order to reduce impervious surface and not overpark sites, parking in excess of 20% of the 
parking minimum requires Planning Commission approval.  The applicant is required to have 27 
spaces but is providing 44 spaces, 61% over the required.  We note that there are 11 spaces 
located north of the building.   Removing these 11 spaces may allow a reduction in the amount 
of grading within the floodplain and impact upon drain and wetlands.  Removing these 11 spaces 
would reduce the total number of spaces to 33, which still exceeds the parking required for the 
site.  In conversations with the applicant, they note that they need a certain amount of parking 
based on their need.   We had raised this issue with the applicant in a previous review.  They note 
that based on their experience of other facilities, they think parking is sufficient.  The applicant 
provided a parking summary, depicting the average number of arrivals and departures per hour 
at other Premier Academy locations. Applicant states that having less than 44 parking spaces 
would lead to congestion and inconvenience. 
 
A designated loading zone is not indicated on the site plan. The applicant states that like all other 
Premier Academy facilities, operations do not require any kind of large deliveries; therefore, a 
loading zone is not necessary. 
 
Items to be Addressed:   

1) Planning Commission to consider allowing parking to exceed greater than the 20% of the 
parking minimum.  Applicant to provide written justification. As part of discussion, the 
Planning Commission should discuss with the applicant removing or landbanking the 11 
spaces on the north side of the building to reduce impact upon floodplain and the necessity 
of a loading zone. 

 
2) Applicant states that bicycle parking has been added; however, we have not been able to 

locate such parking on the revised site plans.  Provide bicycle parking.   
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TRAFFIC and CIRCULATION 
 
The site plan has been reviewed by the Engineering Department and by OHM.  In their review 
they note that:  
 
The Fire Department has reviewed the project and found access and circulation to be sufficient. 
OHM concerns have been addressed. 
 
Items to be addressed: None. 
 
SPECIFIC USE PROVISIONS 

 
Day Care Centers have specific use standards as set forth in Section 6.09 of the Zoning Ordinance:  
 

1. Frontage on either a major or minor arterial street shall be required.  
 
CWA Comment:  Complies 
 

2. A separate drop-off and pickup area shall be required adjacent to the main building 
entrance, located off of a public street and the parking access lane, and shall be of 
sufficient size so as to not create congestion on the site or within a public roadway.  

 
CWA Comment:  There is no separate drop-off and pickup area.  The applicant explains that the 
staggered nature of drop-off and pick up times allows for a smooth and even flow of visitors 
throughout the day. They state that designated parking spaces shall be marked “reserved” for 
drop-off and pick up. 
 

3. There shall be an outdoor play area of at least one thousand (1,000) square feet 
provided on the premises.  Said play area shall not be located within the front setback.  
This requirement may be waived if a public play area is available five hundred (500) feet 
from the subject parcel.  

 
CWA Comment: The play area greatly exceeds 1,000 sq.ft.   
 

4. Appropriate licenses with the State shall be maintained. 
 
CWA Comment:  The applicant will be required to obtain and maintain the required state licenses.  
 
Items to be Addressed:   

1) Explain the drop-off and pickup operation to confirm that congestion on the site or within 
a public roadway will not be created.  

 
Site Plan Revisions 1/26/24: 
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LANDSCAPING 
 
A landscaping plan has been provided on Sheet L101. The following table discusses the 
development’s compliance with the landscape requirements set forth in Section 13.02. 
 

 Required: Provided: Compliance: 
Crooks and Wattles: 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.   

Crooks: 330 feet = 11 
trees 
 
Wattles: 292 feet = 
10 trees 

11 trees 
 
 
 
10 trees 

Complies 
 
 
 
Complies 

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

20%  60% Complies  

Screening between uses: 
Table 13.02A and 13.02B set forth 
screening requirements relating to 
adjacent land uses.  

East: Screening 
required 
 

Not provided Complies  

Parking Lot Trees: 1 per 8 spaces 44 spaces = 6 trees 7 trees Complies 

Tree mitigation: Required 114 inches Provided 114 
inches 

Complies  

 
 
Transformer / Trash Enclosure: 
 
The trash enclosure will be screened with a masonry block wall.    
 
Retaining Wall/ Play Area Fence 
 
A concrete Versa-Lok retaining wall system will be utilized. A four (4) foot ornamental steel fence 
shall be erected around the playground. 
 
Items to be Addressed: None. 
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PHOTOMETRICS 
 
The applicant is proposing three (3) new parking lot lights, and three (3) wall lights.  We note that 
the fixtures and footcandle measurements comply and the parking lot lighting averages over 3FC 
throughout the lot. 
 
Items to be Addressed: None.  
 
FLOOR PLAN AND ELEVATIONS 

 
The applicant has submitted floor plans and elevations.  The proposed building materials include 
modular metal panels in shades of blue, green, grey, and white. The colors proposed for the 
building are Premier Academy’s corporate colors. The south elevation (adjacent to Wattles) of 
the building includes many windows, with the largest window featuring an oversized decal of 
Premier Academy’s logo (dimensions not included). 
     
Items to be Addressed: None. 
 
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. We note that the applicant is compliant with the following transparency 
requirements: 
 

• South (Wattles): 50% required, 62% provided (as calculated by applicant)  
• East (Crooks): 50% required, 58% provided (as calculated by applicant) 
• West (parking lot): 30% required, 48% provided (as calculated by applicant) 
• North (parking lot): 30% required, 50% provided (as calculated by applicant)   

 
Section 8.06 outlines Site Plan Review Design Standards.  
 

1. Development shall ensure compatibility with existing commercial districts and provide a 
transition between land uses. 

a. Building design shall enhance the character of the surrounding area in relation to 
building and parking placement, landscape and streetscape features, and 
architectural design.    

b. Street fronts shall provide a variety of architectural expression that is appropriate 
in its context and prevents monotony.  

c. Building design shall achieve a compatible transition between areas with different 
height, massing, scale, and architectural style. 

 
2. Development shall incorporate the recognized best architectural building design practices. 
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a. Foster a lasting impact on the community through the provision of high quality 
design, construction, and detailing.  

b. Provide high quality, durable materials, such as but not limited to stone, brick, 
glass, and metal. E.I.F.S. or material equivalent shall only be used as an accent 
material.   

c. Develop buildings with creativity that includes balanced compositions and forms.  
d. Design roofs that are appropriate to the architectural style of the building and 

create an appropriate visual exterior mass of the building given the context of the 
site.  

e. For commercial buildings, incorporate clearly defined, highly visible customer 
entrances using features such as canopies, porticos, arcades, arches, wing walls, 
ground plane elements, and/or landscape planters.  

f. Include community amenities that add value to the development such as patio/ 
seating areas, water features, art work or sculpture, clock towers, pedestrian 
plazas with park benches or other features located in areas accessible to the public. 
 

3. Enhance the character, environment and safety for pedestrians and motorists. 
a. Provide elements that define the street and the pedestrian realm.  
b. Create a connection between the public right of way and ground floor activities.  
c. Create a safe environment by employing design features to reduce vehicular and 

pedestrian conflict, while not sacrificing design excellence.  
d. Enhance the pedestrian realm by framing the sidewalk area with trees, awnings, 

and other features.  
e.  Improve safety for pedestrians through site design measures. 

 
Items to be Addressed: None.   
 
SUMMARY 

 
As part of the deliberation, the Planning Commission and the applicant shall discuss:  
 

1) Allowing parking to exceed greater than the 20% of the parking minimum.  As part of 
discussion, the Planning Commission should discuss with the applicant removing the 
11 spaces on the north side of the building or landbanking that parking to reduce 
impact upon floodplain.  

2) Compliance with Section 8.06 Site Plan Review Standards. 
 
If Planning Commission approves the preliminary site plan, the following conditions shall be 
required as part of the final site plan submittal:  
 

1) Obtain LOMA prior to Final Engineering approval. 
2) Obtain EGLE wetland permit, if necessary, prior to Final Engineering approval. 
3) Provide bicycle parking  
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Sincerely,  
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TOPOGRAPHIC
SURVEY

C-1.0

BENCHMARKS:
(GPS DERIVED - NAVD88)

BM #300
BENCH TIE IN THE NORTH FACE OF A POWER POLE LOCATED ON THE
WEST SIDE OF CROOKS ROAD, JUST SOUTH OF THE DRIVEWAY TO
4115 CROOKS ROAD.
ELEV. - 739.19

BM #301
BENCH TIE IN THE WEST FACE OF A POWER POLE LOCATED ON THE
WEST SIDE OF CROOKS ROAD BETWEEN 4095 & 4115 CROOKS ROAD.
(NOT SHOWN ON SURVEY)
ELEV. - 745.60

BM #302
BENCH TIE IN THE WEST FACE OF A POWER POLE LOCATED ON THE
WEST SIDE OF CROOKS ROAD, APPROX. 62' EAST FROM 4165 CROOKS
ROAD. (NOT SHOWN ON SURVEY)
ELEV. - 740.75

BM #303
DIMPLE ON AN ARROW ON A HYDRANT LOCATED ON THE EAST SIDE
OF CROOKS ROAD, ACROSS FROM THE NORTHEAST CORNER OF THE
SITE.
ELEV. - 740.75

BM #304
DIMPLE ON AN ARROW ON A HYDRANT LOCATED AT THE SOUTHWEST
CORNER OF CROOKS ROAD & WATTLES ROAD.
ELEV. - 744.27

BM #305
SET BENCH TIE IN THE NORTHWEST FACE OF A POWER POLE
LOCATED ON THE SOUTH SIDE OF WATTLES ROAD, APPROX. 235 WEST
FROM THE CENTERLINE OF CROOKS ROAD.
ELEV. - 774.09

REFERENCE DRAWINGS:
TOPOGRAPHIC SURVEY, PEA JOB NO. 2019-238, DATED 09/019/2018

WATER MAIN CITY OF TROY MAP, EMAIL DATED 08/03/2023

SANITARY SEWER CITY OF TROY MAP, EMAIL DATED 08/03/2023

STORM SEWER CITY OF TROY MAP, EMAIL DATED 08/03/2023

ELECTRIC DTE  MAP #313-394, DATED 08/15/2023

CABLE MCI/VERIZON MAP, EMAIL DATED 08/01/2023
LEVEL3/CENTURY LINK, EMAIL DATED 08/01/2023

FIBER OPTIC WOW CABLE MAP, EMAIL DATED 08/02/0223

GAS CONSUMERS MAP 0261174, DATED 08/05/2023

EX. OH. ELEC, POLE & GUY WIRE
EX. U.G. CABLE TV & PEDESTAL
EX. U.G. COMMUNICATION LINE, PEDESTAL & MANHOLE
EX. U.G. ELEC,MANHOLE & METER
EX. GAS LINE
EX. GAS VALVE & GAS LINE MARKER
EX. TRANSFORMER & IRRIGATION VALVE
EX. WATER MAIN
EX. HYDRANT, GATE VALVE & POST INDICATOR VALVE
EX. WATER VALVE BOX & SHUTOFF
EX. SANITARY SEWER
EX. SANITARY CLEANOUT & MANHOLE
EX. COMBINED SEWER MANHOLE
EX. STORM SEWER
EX. CLEANOUT,  MANHOLE & CULVERT
EX. SQUARE, ROUND & BEEHIVE CATCH BASIN
EX. YARD DRAIN, ROOF DRAIN & DOWNSPOUT
EX. UNIDENTIFIED STRUCTURE
EX. MAILBOX, SIGN  & GUARD POST
EX. LIGHT POLE & YARD LIGHT
EX. FENCE
EX. GUARD RAIL
EX. DEC. TREE, CONIFEROUS TREE & SHRUB
EX. TREE TAG, & TREE LINE
EX. SPOT ELEVATION
EX. CONTOUR
EX. WETLAND
IRON FOUND / SET
NAIL FOUND / NAIL & CAP SET
BRASS PLUG SET
MONUMENT FOUND / SET
SECTION CORNER FOUND
RECORDED / MEASURED / CALCULATED

LEGEND:

FLOODPLAIN:
(PER FLOOD INSURANCE RATE MAP NUMBER 26125C0533F, DATED 09/29/2006)

SPECIAL FLOOD HAZARD AREAS SUBJECT TO INUNDATION BY THE 1% ANNUAL
CHANCE FLOOD
THE 1% ANNUAL CHANCE FLOOD (100 YEAR FLOOD), ALSO KNOWN AS THE BASE
FLOOD, IS THE FLOOD THAT HAS A 1% CHANCE OF BEING EQUALED OR
EXCEEDED IN ANY GIVEN YEAR. THE SPECIAL FLOOD HAZARD AREA IS THE AREA
SUBJECT TO FLOODING BY THE 1% ANNUAL CHANCE FLOOD. AREAS OF SPECIAL
FLOOD HAZARD INCLUDE ZONES A, AE, AH, AO, AR, A99, V AND VE. THE BASE
FLOOD ELEVATION IS THE WATER-SURFACE ELEVATION OF THE 1% ANNUAL
CHANCE FLOOD.

ZONE A - BASE FLOOD ELEVATIONS DETERMINED.

OTHER AREAS
ZONE X - AREA TO BE DETERMINED OUTSIDE OF THE 0.2% ANNUAL
CHANCE FLOODPLAIN.

LEGAL DESCRIPTION PARCEL A:
(Per PEA GROUP)

Parcel No. 20-17-476-061

A parcel of land being a part of Lot 4 of the "SUPERVISOR'S PLAT OF TROY
FARMSITES" subdivision of the South 1/2 of Section 17, T.02N., R.11E., City of
Troy, Oakland County, Michigan, according to the plat thereof as recorded in Liber
56 of Plats, Page 59 of Oakland County Records more particularly described as
follows:
COMMENCING at the Southeast corner of Section 17, T.02N., R.11E., City of Troy,
Oakland County, Michigan; thence S86°56'53"W (Recorded as S89°42'00"W), 59.74
feet; thence N03°03'10"W, 60.00 feet to the intersection of the Northerly
Right-Of-Way Line of Wattles Road (120' wide) and the Westerly Right-Of-Way Line
of Crooks Road (120' wide) and the Southeast Corner of Lot 4 of the
"SUPERVISOR'S PLAT OF TROY FARMSITES" as recorded in Liber 56 of Plats,
Page 59 of Oakland County Records; thence along said Westerly Right-Of-Way Line
N02°48'31"W (Recorded as N00°01'30"W), 224.38 feet to the POINT OF
BEGINNING; thence S86°56'53"W (Recorded as S89°42'00"W), 291.18 feet to the
West Line of said Lot 4; thence along said West Line N02°41'04"W (Recorded as
N00°05'55"E), 105.22 feet; thence N86°56'53"E (Recorded as N89°42'00"E), 290.96
feet to a point on the Westerly Right-Of-Way Line of Crooks Road (120' wide);
thence along said Right-Of-Way Line S02°48'31"E (Recorded as S00°01'30"E),
105.22 feet to the POINT-OF-BEGINNING; Containing 0.70± Acres.

LEGAL DESCRIPTION PARCEL B:
Parcel No. 20-17-476-056

A parcel of land being a part of Lot 4 of the "SUPERVISOR'S PLAT OF TROY
FARMSITES" subdivision of the South 1/2 of Section 17, T.02N., R.11E., City of
Troy, Oakland County, Michigan, according to the plat thereof as recorded in Liber
56 of Plats, Page 59 of Oakland County Records more particularly described as
follows:
COMMENCING at the Southeast corner of Section 17, T.02N., R.11E., City of Troy,
Oakland County, Michigan; thence S86°56'53"W (Recorded as S89°42'00"W), 59.74
feet; thence N03°03'10"W, 60.00 feet to the intersection of the Northerly
Right-Of-Way Line of Wattles Road (120' wide) and the Westerly Right-Of-Way Line
of Crooks Road (120' wide) and the Southeast Corner of Lot 4 of the
"SUPERVISOR'S PLAT OF TROY FARMSITES" as recorded in Liber 56 of Plats,
Page 59 of Oakland County Records; thence along said Northerly Right-Of-Way Line
S86°56'53"W (Recorded as S89°42'00"W), 161.67 feet to the POINT OF
BEGINNING; thence continuing S86°56'53"W (Recorded as S89°42'00"W), 130.00
feet to the Southwest Corner of said Lot 4; thence N02°41'04"W (Recorded as
N00°05'55"E), 224.38 feet along the West Line of said Lot 4; thence N86°56'53"E
(Recorded as N89°42'00"E), 130.00 feet; thence S02°41'04"E (Recorded as
S00°05'55"W), 224.38 feet to the POINT-OF-BEGINNING; Containing 0.67± Acres.

LEGAL DESCRIPTION PARCEL C:
Parcel No. 20-17-476-057

A parcel of land being a part of Lot 4 of the "SUPERVISOR'S PLAT OF TROY
FARMSITES" subdivision of the South 1/2 of Section 17, T.02N., R.11E., City of
Troy, Oakland County, Michigan, according to the plat thereof as recorded in Liber
56 of Plats, Page 59 of Oakland County Records more particularly described as
follows:
COMMENCING at the Southeast corner of Section 17, T.02N., R.11E., City of Troy,
Oakland County, Michigan; thence S86°56'53"W (Recorded as S89°42'00"W), 59.74
feet; thence N03°03'10"W, 60.00 feet to the intersection of the Northerly
Right-Of-Way Line of Wattles Road (120' wide) and the Westerly Right-Of-Way Line
of Crooks Road (120' wide) and the Southeast Corner of Lot 4 of the
"SUPERVISOR'S PLAT OF TROY FARMSITES" as recorded in Liber 56 of Plats,
Page 59 of Oakland County Records, and the POINT OF BEGINNING; thence along
said Northerly Right-Of-Way Line S86°56'53"W (Recorded as S89°42'00"W), 161.67
feet; thence N02°41'04"W (Recorded as N00°05'55"E), 224.38 feet along the West
Line of said Lot 4; thence N86°56'53"E (Recorded as N89°42'00"E), 161.18 feet to a
point on the Westerly Right-Of-Way Line of Crooks Road (120' wide); thence along
said Right-Of-Way Line S02°48'31"E (Recorded as S00°01'30"E), 224.38 feet to the
POINT-OF-BEGINNING; Containing 0.83± Acres.

NOTE:
MEASURED BEARINGS BASED ON MICHIGAN STATE PLANE COORDINATE,
ZONE 2113, GRID NORTH
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PRELIMINARY
GRADING PLAN

C-4.0

GRADING LEGEND:

ABBREVIATIONS

T/C = TOP OF CURB G = GUTTER GRADE
T/P = TOP OF PAVEMENT FF = FINISH FLOOR
T/S = TOP OF SIDEWALK FG = FINISH GRADE
T/W = TOP OF WALL RIM = RIM ELEVATION
B/W = BOTTOM OF WALL

REFER TO GRADING NOTES ON SHEET C-X.X

EXISTING SPOT ELEVATION

PROPOSED SPOT ELEVATION:
TYPICALLY TOP OF PAVEMENT
IN PAVED AREAS, GUTTER GRADE
IN CURB LINES.

EXISTING CONTOUR

PROPOSED CONTOUR

PROPOSED REVERSE GUTTER PAN

PROPOSED RIDGE LINE

PROPOSED SWALE/DITCH
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EX. OH. ELEC, POLE & GUY WIRE
EX. U.G. CABLE TV & PEDESTAL
EX. U.G. COMMUNICATION LINE, PEDESTAL & MANHOLE
EX. U.G. ELEC,MANHOLE, METER & HANDHOLE
EX. GAS LINE
EX. GAS VALVE & GAS LINE MARKER
EX. TRANSFORMER & IRRIGATION VALVE
EX. WATER MAIN
EX. HYDRANT, GATE VALVE & POST INDICATOR VALVE
EX. WATER VALVE BOX & SHUTOFF
EX. SANITARY SEWER
EX. SANITARY CLEANOUT & MANHOLE
EX. COMBINED SEWER MANHOLE
EX. STORM SEWER
EX. CLEANOUT & MANHOLE
EX. SQUARE, ROUND, & BEEHIVE CATCH BASIN
EX. YARD DRAIN & ROOF DRAIN
EX. UNIDENTIFIED STRUCTURE
PROPOSED WATER MAIN
PROPOSED HYDRANT AND GATE VALVE
PROPOSED TAPPING SLEEVE, VALVE & WELL
PROPOSED POST INDICATOR VALVE
PROPOSED SANITARY SEWER
PROPOSED SANITARY CLEANOUT & MANHOLE
PROPOSED STORM SEWER
PROPOSED STORM SEWER CLEANOUT & MANHOLE
PROPOSED CATCH BASIN, INLET & YARD DRAIN

UTILITY LEGEND:

UNDERGROUND DETENTION SYSTEM
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CODE BOTANICAL / COMMON NAME QTY SIZE CONTAINER SPACING

TREES
AA2.5 AMELANCHIER ARBOREA / DOWNY SERVICEBERRY 8 2.5" CAL. B&B

TOTAL: 8

DECIDUOUS TREES
GT2.5 GLEDITSIA TRIACANTHOS INERMIS 'SKYCOLE' / SKYLINE® HONEY LOCUST 4 2.5" CAL. B&B

LS2.5 LIQUIDAMBAR STYRACIFLUA / SWEET GUM 1 2.5" CAL. B&B

TOTAL: 5

EVERGREEN TREES
PA8 PICEA ABIES / NORWAY SPRUCE 10 8` HT. B&B

PGD8 PICEA GLAUCA 'DENSATA' / BLACK HILLS SPRUCE 5 8` HT. B&B

PO8 PICEA OMORIKA / SERBIAN SPRUCE 12 8` HT. B&B

PN8 PINUS NIGRA / AUSTRIAN PINE 6 8` HT. B&B

PS8 PINUS STROBUS / EASTERN WHITE PINE 6 8` HT. B&B

TOTAL: 39

ORNAMENTAL TREES
CC8 CERCIS CANADENSIS / EASTERN REDBUD 2 8` HT. B&B

SR2.5 SYRINGA RETICULATA 'IVORY SILK' / IVORY SILK JAPANESE TREE LILAC 5 2.5" CAL. B&B

TOTAL: 7

SHRUBS
HLL36 HYDRANGEA PANICULATA 'JANE' / LITTLE LIME® PANICLE HYDRANGEA 15 36" HT. CONT. 36"O.C.

JH6 JUNIPERUS CHINENSIS 'HETZII COLUMNARIS' / HETZI COLUMN JUNIPER 14 6` HT. B&B 36"O.C.

TOTAL: 29

PLANT SCHEDULE
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 NATIVE SEED MIX,   BY STANTEC NATIVE PLANT NURSERY, 574-586-2412, OR  EQUAL
SPECIES TO BE NATIVE TO  COUNTY, NO INVASIVE SPECIES ALLOWED

FOR ALL SEED MIXES, PROVIDE EROSION MAT ON SLOPES AND AREAS OF WASH  OUT TYP.
INSTALL AND PREP PER MANUFACTURES SPECIFICATIONS.
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General Note
1. SEE SCHEDULE FOR LUMINAIRE MOUNTING HEIGHT.
2. SEE LUMINAIRE SCHEDULE FOR LIGHT LOSS FACTOR.
3. CALCULATIONS ARE SHOWN IN FOOTCANDLES AT: 0' - 0"

THE ENGINEER AND/OR ARCHITECT MUST DETERMINE APPLICABILITY OF THE LAYOUT TO EXISTING / FUTURE FIELD
CONDITIONS. THIS LIGHTING LAYOUT REPRESENTS ILLUMINATION LEVELS CALCULATED FROM LABORATORY DATA
TAKEN UNDER CONTROLLED CONDITIONS IN ACCORDANCE WITH ILLUMINATING ENGINEERING SOCIETY APPROVED
METHODS. ACTUAL PERFORMANCE OF ANY MANUFACTURER'S LUMINAIRE MAY VARY DUE TO VARIATION IN
ELECTRICAL VOLTAGE, TOLERANCE IN LAMPS, AND OTHER VARIABLE FIELD CONDITIONS. MOUNTING HEIGHTS
INDICATED ARE FROM GRADE AND/OR FLOOR UP.

THESE LIGHTING CALCULATIONS ARE NOT A SUBSTITUTE FOR INDEPENDENT ENGINEERING ANALYSIS OF LIGHTING
SYSTEM SUITABILITY AND SAFETY. THE ENGINEER AND/OR ARCHITECT IS RESPONSIBLE TO REVIEW FOR MICHIGAN
ENERGY CODE AND LIGHTING QUALITY COMPLIANCE.

UNLESS EXEMPT, PROJECT MUST COMPLY WITH LIGHTING CONTROLS REQUIRMENTS DEFINED IN ASHRAE 90.1 2013.
FOR SPECIFIC INFORMATION CONTACT GBA CONTROLS GROUP AT ASG@GASSERBUSH.COM OR 734-266-6705.

Mounting Height Note
MOUNTING HEIGHT IS MEASURED FROM GRADE TO
FACE OF FIXTURE. POLE HEIGHT SHOULD BE
CALCULATED AS THE MOUNTING HEIGHT LESS BASE
HEIGHT.

Drawing Note
THIS DRAWING WAS GENERATED FROM AN ELECTRONIC
IMAGE FOR ESTIMATION PURPOSE ONLY. LAYOUT TO BE
VERIFIED IN FIELD BY OTHERS.
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Ordering Note
FOR INQUIRIES CONTACT GASSER BUSH AT
QUOTES@GASSERBUSH.COM OR 734-266-
6705.

Alternates Note
THE USE OF FIXTURE ALTERNATES MUST BE
RESUBMITTED TO THE CITY FOR APPROVAL.
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Schedule

Symbol Label Image QTY Manufacturer Catalog Description Lamp
Output LLF Input

Power

P1

2 Lithonia Lighting DSX1 LED P8 40K 80CRI
BLC3

D-Series Size 1 Area Luminaire P8
Performance Package 4000K CCT 80 CRI
Type 3 Extreme Backlight Control

18707 0.9 215.77

P2

1 Lithonia Lighting DSX1 LED P6 40K 80CRI
RCCO

D-Series Size 1 Area Luminaire P6
Performance Package 4000K CCT 80 CRI
Right Corner Cutoff Extreme Backlight
Control

13831 0.9 165.25

W1

5 Lithonia Lighting WPX2 LED 40K Mvolt WPX2 LED wallpack 6000lm 4000K color
temperature 120-277 Volt

5896 0.9 47.77

P3

1 Lithonia Lighting DSX1 LED P6 40K 80CRI
LCCO

D-Series Size 1 Area Luminaire P6
Performance Package 4000K CCT 80 CRI
Left Corner Cutoff Extreme Backlight
Control

13831 0.9 165.25

Description Symbol Avg Max Min Max/Min Avg/Min

Parking & Drive Lanes 3.2 fc 5.5 fc 0.9 fc 6.1:1 3.6:1
Property Line 0.0 fc 0.1 fc 0.0 fc N/A N/A
Overall 0.5 fc 7.6 fc 0.0 fc N/A N/A
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CHILD COUNT PER CLASSROOM (YOUNGER THAN 2.5 YEARS OLD)

ROOM NAME QUANTITY OF CHILDREN

INFANTS

MOBILE INFANTS 1 

TODDLERS 1

YOUNG PRESCHOOL

12 CHILDREN

12 CHILDREN

12 CHILDREN

12 CHILDREN

16 CHILDREN

CHILD COUNT PER CLASSROOM (OLDER THAN 2.5 YEARS OLD)

ROOM NAME QUANTITY OF CHILDREN

MONTESSORI 1

MONTESSORI 2

PRE-K

PRE-SCHOOL

20 CHILDREN

20 CHILDREN

20 CHILDREN

20 CHILDREN

TOTAL 76 CHILDREN < 2.5 YEARS

TOTAL 120 CHILDREN > 2.5 YEARS 

GRAND TOTAL 196 CHILDREN 

QUANTITY OF TEACHERS

3 TEACHERS

QUANTITY OF TEACHERS

17 TEACHERS

29 TEACHERS + 1 ADMIN. = 30  TOTAL

3 TEACHERS

3 TEACHERS

3 TEACHERS

2 TEACHERS

12 TEACHERS

2 TEACHERS

2 TEACHERS

2 TEACHERS

2 TEACHERS

MOBILE INFANTS 2 12 CHILDREN 3 TEACHERS

TODDLERS 2

MONTESSORI 3

MONTESSORI 4

20 CHILDREN

20 CHILDREN 2 TEACHERS

2 TEACHERS
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COPING
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ROOF EQUIPMENT 
SCREEN (BEYOND) - TYP. 
REFER TO NOTE ON A.200.SIGNAGE BY OTHERS. ALL SIGNAGE TO 

COMPLY WITH SIGNAGE ORDINANCE.
SPANDREL 
GLAZING - TYP.

TYP.TYP.TYP.TYP. TYP.
WINDOW DECAL ON 
CURTAINWALL GLAZING

METAL PANEL 
REVEAL - TYP.

Floor Plan
0' - 0"

M-4 M-1M-2M-3

M-5

T.O. Parapet
18' - 5"

EQUIPMENT SCREENING NOTE:
ROOF-MOUNTED EQUIPMENT, INCLUDING, BUT NOT LIMITED TO, GENERATORS, HEATING, VENTILATION AND AIR 

CONDITIONING UNITS ARE TO BE CONCEALED FROM VIEW BY OBSCURING SCREENING SO AS NOT TO BE VISIBLE FROM 

THE GROUND.

EXACT ROOF TOP UNIT LOCATIONS ARE T.B.D. & WILL BE FINALIZED ONCE HVAC SYSTEM IS ENGINEERED. SCREENING 

LOCATIONS/QUANTITIES VISIBLE ON ELEVATIONS ARE PLACEHOLDERS ONLY & ARE SUBJECT TO CHANGE.

SCREENING TO COMPLY WITH THE FOLLOWING:
-ROOFTOP EQUIPMENT TO BE SCREENED WITH ARCHITECTURAL MATERIAL MATCHING OR HARMONIOUS WITH THE 

BUILDING.

-SCREENS PROVIDED TO OBSCURE MECHANICAL EQUIPMENT TO BE AN OPAQUE BARRIER AT LEAST AS HIGH AS THE 

EQUIPMENT BEING SCREENED. 

-ROOFTOP EQUIPMENT TO BE SITUATED SO THAT THEY DO NOT CAUSE EXCESSIVE NUISANCE OR OFFENSE TO OCCUPANTS 

OF NEARBY BUILDINGS.

CUSTOM CANOPY STRUCTURE

CLEAR ANODIZED STOREFRONT 
GLAZING SYSTEM (TYP.)

PRE-FIN. MTL. 
COPING

SPANDREL GLAZING - TYP.
M-4 TYP.TYP.TYP.TYP.TYP.

METAL PANEL 
REVEAL - TYP.

(REFERENCE IMAGE ONLY)

BASIS OF DESIGN: 

AMERISTAR ECHELON 

MAJESTIC 3-RAIL FENCE 

Modular Metal Panel "M-1"
Make: Atas International, Inc.

System: Omawall

Finish: Smooth Pre-finish

Color: Bone White

Modular Metal Panel "M-2"
Make: Atas International, Inc.

System: Omawall

Finish: Smooth Pre-finish

Color: Dove Grey

Modular Metal Panel "M-3"
Make: Atas International, Inc.

System: Omawall

Finish: Smooth Pre-finish

Color: Charcoal Grey

Standing Seam Metal "M-4"
Make: Atas International, Inc.

System: Standing Seam 1-1/2" Field Lock

Finish: Smooth Pre-finish

Color: Regal Blue

Modular Metal Panel "M-5"
Make: T.B.D.

System: T.B.D.

Finish: Smooth Pre-finish

Color: Chartreuse (CMYK)

Corrugated Metal Panel "M-6"
Make: Atas International, Inc.

System: Grand C

Finish: Smooth Pre-finish

Color: Dove Grey

GLAZING PERCENTAGE (SOUTH ELEVATION) - WATTLES RD.
OVERALL WALL AREA (BETWEEN 2' - 8'): 1,081 SQ. FT.

OVERALL GLAZING AREA (BETWEEN 2' - 8'): 672 SQ. FT.

672/1,081 = 0.62 = 62% PROPOSED > 50% REQUIRED* [per Section 5.06(E)(2)(a)]

8
' 
- 

0
"

2
' 
- 

0
"

GLAZING PERCENTAGE (WEST ELEVATION)
OVERALL WALL AREA (BETWEEN 2' - 8'): 500 SQ. FT.

OVERALL GLAZING AREA (BETWEEN 2' - 8'): 238 SQ. FT .

238/500 = 0.48 = 48% PROPOSED > 30% REQUIRED* [per Section 5.06(E)(2)(a)]

*TRANSPARENCY ALTERNATIVES:

Per Section 5.06(E)(2)(b), the wall design alternative may count toward one 

hundred (100) percent of the side street transparency requirement, provided the 

entirety of the length and height of the wall is considered. 

Per Section 5.06(E)(2)(b)(i), wall designs that provide visual interest and pedestrian 

scale may count toward no more than fifty (50) percent of primary street and fifty 

(50) percent of side street transparency requirements.  Wall designs must provide 

a minimum of three (3) of the following elements, occurring at intervals no greater 

than twenty-five (25) feet horizontally and ten (10) feet vertically:

(a) Expression of structural system and infill panels through change in plane 

not less than three (3) inches.

(b) System of horizontal and vertical scaling elements such as: belt course, 

string courses, cornice, pilasters.

(c) System of horizontal and vertical reveals not less than one (1) inch in 

width/depth.

(d) Variations in material module, pattern, and/or color.

(e) System of integrated architectural ornamentation.

(f) Green screen or planter walls.

(g) Translucent, fritted, patterned, or colored glazing.
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- 

0
"

8
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- 

0
"
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Exterior Elevations

23-101

A.200

Premier Academy

J.S. Capitol Group

155  Romeo Rd, Suite 300

Rochester, MI 48307

NW Corner of Crooks & Wattles

Troy, MI 48098

1/8" = 1'-0"A.100

1 Front (South) Elevation

1/8" = 1'-0"A.100

2 Side (West) Elevation

Playground Fence Detail

Issued Description By
12.08.2023 SPA

01.19.2024 SPA Rev. 1

1/16" = 1'-0"

Front (South) Glazing Percentage

1/16" = 1'-0"

Side (West) Glazing Percentage



Floor Plan
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T.O. Parapet
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M-2 M-4
CLEAR ANODIZED STOREFRONT 
GLAZING SYSTEM (TYP.)

PRE-FIN. MTL. 
COPING SPANDREL GLAZING - TYP.

PRE-FAB ALUMINUM 
SUNSHADE SYSTEM (TYP.)

TYP. TYP. TYP. TYP.

M-4

SPANDREL GLAZING - TYP.

PRE-FAB ALUMINUM 
SUNSHADE SYSTEM (TYP.)

WALL MOUNTED LIGHT FIXTURE - TYP. 
REFER TO PHOTOMETRIC PLAN.

METAL PANEL 
REVEAL - TYP.

Floor Plan
0' - 0"

T.O. Parapet
18' - 5"

M-1M-3 M-2M-4 M-5 CLEAR ANODIZED STOREFRONT 
GLAZING SYSTEM (TYP.)

PRE-FIN. MTL. 
COPING

SPANDREL GLAZING - TYP.

TYP.

PRE-FAB ALUMINUM 
SUNSHADE SYSTEM (TYP.)

TYP. TYP.

METAL PANEL 
REVEAL - TYP.

Modular Metal Panel "M-1"
Make: Atas International, Inc.

System: Omawall

Finish: Smooth Pre-finish

Color: Bone White

Modular Metal Panel "M-2"
Make: Atas International, Inc.

System: Omawall

Finish: Smooth Pre-finish

Color: Dove Grey

Modular Metal Panel "M-3"
Make: Atas International, Inc.

System: Omawall

Finish: Smooth Pre-finish

Color: Charcoal Grey

Standing Seam Metal "M-4"
Make: Atas International, Inc.

System: Standing Seam 1-1/2" Field Lock

Finish: Smooth Pre-finish

Color: Regal Blue

Modular Metal Panel "M-5"
Make: T.B.D.

System: T.B.D.

Finish: Smooth Pre-finish

Color: Chartreuse (CMYK)

Corrugated Metal Panel "M-6"
Make: Atas International, Inc.

System: Grand C

Finish: Smooth Pre-finish

Color: Dove Grey

GLAZING PERCENTAGE (NORTH ELEVATION)
OVERALL WALL AREA (BETWEEN 2' - 8'): 1,081 SQ. FT.

OVERALL GLAZING AREA (BETWEEN 2' - 8'): 536 SQ. FT.

536/1,081 = 0.50 = 50% PROPOSED > 30% REQUIRED* [per Section 5.06(E)(2)(a)]

2
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0
"

8
' 
- 

0
"

GLAZING PERCENTAGE (EAST ELEVATION) - CROOKS RD.
OVERALL WALL AREA (BETWEEN 2' - 8'): 500 SQ. FT.

OVERALL GLAZING AREA (BETWEEN 2' - 8'): 288 SQ. FT.

288/500 = 0.58 = 58% PROPOSED > 50% REQUIRED* [per Section 5.06(E)(2)(a)]
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Exterior Elevations

23-101

A.201

Premier Academy

J.S. Capitol Group

155  Romeo Rd, Suite 300

Rochester, MI 48307

NW Corner of Crooks & Wattles

Troy, MI 48098

1/8" = 1'-0"A.100

3 Rear (North) Elevation

1/8" = 1'-0"A.100

4 Side (East) Elevation
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Rear (North) Glazing Percentage

1/16" = 1'-0"

Side (East) Glazing Percentage
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Renderings

23-101

A.300

Premier Academy

J.S. Capitol Group

155  Romeo Rd, Suite 300

Rochester, MI 48307

NW Corner of Crooks & Wattles

Troy, MI 48098

View of front & side facade from intersection View of front facade from Wattles Rd.

View of side facade from Crooks Rd.
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View of main entrance approach from Wattles



Premier Academy (Proposed Child Care Facility) 

Northwest corner of Crooks & Wattles 
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01.19.2024 

 

 
 

Parking Summary: 

 

Our childcare facility has meticulously assessed the parking needs to ensure efficiency and sustainability. 

The allocation of 44 parking spaces is a carefully calculated decision aimed at optimizing the available 

space while avoiding unnecessary excess. This number strikes a balance that accommodates the 

expected number of staff and parents dropping off or picking up their children. Having fewer parking 

spaces would lead to congestion and inconvenience for parents, potentially affecting the smooth 

functioning of the childcare center. The allocation of 44 parking spaces reflects an adequate amount to 

allow for staff to park for the duration of their shift, lunch breakers to park for their mid-shift and to allow for 

enough spots for parents to have a smooth and safe pick up and drop off for their children. We are 

adamant in ensuring that our facility is both practical and considerate of the community of Troy. 

 

Please refer to the following pages for supporting traffic data & existing Premier Academy parking lot sizes 

for reference.  

 

 

Drop-off / Pick-up Procedure: 

 

The operating hours at Premier Academy are 6:30am-6:30pm. Drop off takes place between 6:30am-

9:30am. Pick-up times are scheduled between 3:00pm-6:30pm which helps avoid any congestion and 

additional traffic to the surrounding roads at any one given time. Our staggered pickup and drop off allow 

for a smooth and even flow of visitors throughout the day.  

 

The designated drop-off area would be along the front of the facility with select parking spaces marked as 

reserved. This is where parents can safely pull in and load/unload their students. Due to the staggered 

nature of drop off and pick up, these reserved parking spaces would never be at capacity all at once. 

 

This pickup and drop off procedure for Premier Academy - Troy would ensure the safety of our school 

community and additionally those driving by the facility. 
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Northwest corner of Crooks & Wattles 

   

4 

 

 

 

 

 
 

 

 

 

 

 
 

 



Premier Academy (Proposed Child Care Facility) 

Northwest corner of Crooks & Wattles 

   

5 

 

 

 

 

 
 

 

 

 

 

 



 

   

 

  

   

Krieger Klatt Architects Inc. 2120 East 11 Mile Road Royal Oak MI 48067 

P.248.414.9270  F.248.414.9275  www.kriegerklatt.com   

 

01.19.2024 

 

Benjamin Carlisle, LEED AP, AICP 

Carlisle|Wortman Associates 

117 North First Street, Suite 70 

Ann Arbor, MI 48104 

 

 

Re:  Preliminary Site Plan Review  

Northwest corner of Crooks & Wattles 

Premier Academy (Proposed Child Care Facility) 

 

 

 

Thank you for your review of the Premier Academy project. This letter is to address the following review 

comments below.  

 

 

 

 

Natural Features 

 

1. Consider removing parking to reduce impact upon floodplain and drain.  

 

Proposed parking to be retained as shown. Further clarification explaining this request to maintain 

the proposed number of spaces is included within this resubmission.  

 

2. Obtain LOMA prior to final site plan approval. 

 

Will obtain LOMA permit, prior to final Engineering approvals.  

 

3. Obtain EGLE wetland permit, if necessary, prior to final site plan approval.  

 

If required, will obtain EGLE wetland permit, prior to final Engineering approvals.  

 

 

Parking 

 

1. Planning Commission to consider allowing parking to exceed greater than the 20% of the parking 

minimum.  Applicant to provide written justification. As part of discussion, the Planning Commission 

should discuss with the applicant removing the 11 spaces on the north side of the building to 

reduce impact upon floodplain. 

 

Proposed parking to be retained as shown. Further clarification explaining this request to maintain 

the proposed number of spaces is included within this resubmission.  

 

2. Provide bicycle parking.   

 

Bicycle parking is now provided. Refer to revised site plan. 

 

 

Parking Section Note: A designated loading zone is not indicated on the site plan. Like all other 

Premier Academy facilities, operations do not require any kind of large deliveries therefore a 

loading zone is not necessary. 

 



 

   

 

  

   

Krieger Klatt Architects Inc. 2120 East 11 Mile Road Royal Oak MI 48067 

P.248.414.9270  F.248.414.9275  www.kriegerklatt.com   

 

Traffic & Circulation 

 

1. A right turn deceleration lane should be provided along Wattles Road at the proposed 

driveway. 

 

A right turn deceleration lane has been provided along Wattles Road. Refer to revised the site 

plan. 

 

2. The driveway throat width should be a minimum of 30 feet. It is currently shown as 25 feet.  

 

The driveway throat has been increased to 30 feet. Refer to the revised site plan.  

 

3. At the northeast corner of the parking lot, the last spot is adjacent to the grass paver drive. 

Pave a small stub to allow vehicles to back out of the space, then transition to the pavers. 

 

A small paved stub has been included on the revised site plan to allow vehicles to back out of 

the last northeast corner parking space.  

 

4. Increase sidewalk along Crooks and Wattles to 8-feet in width. 

 

Sidewalk width has been increased along Crooks & Wattles to 8 feet.  

 

• Eliminate EVA 

 

EVA has been removed.  

 

 

 

Traffic and Circulation 

 

1. Explain the drop-off and pickup operation to confirm that congestion on the site or within a 

public roadway will not be created.   

 

Drop-off & pick-up operation summary is included within this resubmission.  

 

 

 

Landscaping 

 

1. Provide required landscape screening along east property line. 

 

Required landscape screening is now provided along the east property line. 

 

2. Increase parking lot landscaping and add trees internal to the parking lot 

 

Landscaping plan has been revised to increase parking lot landscaping and added parking lot 

trees.  

 

3. Provide a detail of retaining wall and fence. 

 

A detail of the retaining wall and fence has been provided.  

 

 

 

 



 

   

 

  

   

Krieger Klatt Architects Inc. 2120 East 11 Mile Road Royal Oak MI 48067 

P.248.414.9270  F.248.414.9275  www.kriegerklatt.com   

 

Photometrics 

 

1. Consider increasing light intensity to between 3 to 4 footcandles throughout parking lot. 

 

Refer to revised photometric plan. The average parking lot lighting now averages over 3FC 

throughout the lot. 

 

 

 

Design Standards & Site Plan Review Standards 

 

1. Recalculate transparency calculations.   

 

Transparency calculations were recalculated & determined to be in compliance on each 

building elevation. It was clarified that transparency is calculated between 2’ and 8’ above 

grade in lieu of the full façade as was originally calculated. Refer to revised calculations on 

A.200 & A.201. 

 

 

 

If you have any further comments, concerns, or questions; please do not hesitate to contact me. 

 

Thank you, 

      

 

 

 

 

 

 

 

Jeff Klatt, AIA 

Krieger Klatt Architects, Inc. 
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