
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 
   
May 14, 2024 7:00 P.M. Council Chambers    

 
1. ROLL CALL 
 
2. APPROVAL OF AGENDA 
 
3. APPROVAL OF MINUTES – April 23, 2024 
  
4. PUBLIC COMMENT  – For Items Not on the Agenda 
 

SPECIAL USE APPROVAL 
 
5.  PUBLIC HEARING – SPECIAL USE APPROVAL AND PRELIMINARY SITE PLAN REVIEW 

(SU JPLN2024-0010) – Proposed  Motor City Church addition and site improvements, 
South side of Wattles, East of Coolidge (1349 W. Wattles), Section 20, Currently Zoned 

  R-1B (One-Family Residential) Zoning District. 
 
6.  PUBLIC HEARING – SPECIAL USE AND PRELIMINARY SITE PLAN REVIEW (SU 

JPLN2021-024) - Proposed Starbucks with drive through, North side of Big Beaver, West 
of John R (1735 E. Big Beaver), Section 23, Currently Zoned CB (Community Business) 
Zoning District  

 
PRELIMINARY SITE PLAN APPROVAL 

 
7. 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. 

 
OTHER ITEMS 

 
8.      PUBLIC COMMENT – For Items on the Agenda 
 
9. PLANNING COMMISSION COMMENT 
 
10.  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 April 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: 
R. Brent Savidant, Community Development Director 
Salim Huerta Jr., Commercial Project Collaborator 
Julie Quinlan Dufrane, Assistant City Attorney 
Kathy L. Czarnecki, Recording Secretary 
 

2. APPROVAL OF AGENDA 
 
Resolution # PC-2024-04-019 
Moved by: Faison 
Support by: Fox 
 
RESOLVED, To approve the as prepared. 
 
Yes: All present (9) 
 
MOTION CARRIED 

 
3. APPROVAL OF MINUTES – April 9, 2024 

 
Resolution # PC-2024-04-020 
Moved by: Buechner 
Support by: Lambert 
 
RESOLVED, To approve the minutes of April 9, 2024 Regular meeting as submitted. 
 
Yes: All present (9) 
 
MOTION CARRIED 
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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 (JPLN2023-0031) – Proposed Wattles Square 

Apartments, South side of Wattles and East of John R (PIN 88-20-24-100-039), Section 24, 
Zoned NN (Neighborhood Node “F”) Zoning District 
 
Mr. Savidant provided background information on the Preliminary Site Plan application 
for Wattles Square Apartments. He addressed the intent of the Neighborhood Node “F” 
zoning district, how the application relates to the Master Plan and specific site design and 
building design attributes. Mr. Savidant said the application proposes a first true ‘garden 
style’ building concept where a portion of the ground floor is below grade. He said there 
was extensive dialogue between the administration and the applicant on building height, 
what constitutes a story and the Zoning Ordinance definition of a basement. 
 
Mr. Savidant asked to go on record with an apology to the Planning Commission and to 
the applicant for some errors in the Planning Consultant report dated April 12, 2024. He 
stated the application itself is more compliant than what the report narrates. Mr. Savidant 
noted the application meets all parking requirements with an exception of adding a bicycle 
rack. He reported the parking lot island trees and tree replacement are compliant. Mr. 
Savidant noted the one row of landscaping proposed on the north side of the site would 
have to be removed for future right of way purposes. 
 
Mr. Savidant reported the application does not meet the transparency requirements on 
the Wattles frontage and east and south facades. He noted though transparency 
requirements relate more to commercial use than residential use. He said the applicant 
is seeking Planning Commission approval to incorporate transparency alternatives, and 
the Planning Commission has the authority to grant flexibility of the transparency 
requirements. Mr. Savidant also reported there are safety concerns with the head-
clearance of the first floor balconies and the lower level units below grade. 
 
Mr. Savidant asked the Planning Commission to consider in its deliberations the following: 
• Does the Planning Commission support the proposed transparency alternatives? 
• Does the proposed garden level apartment style meet the Neighborhood Node design 

requirements? 
• Does the Planning Commission support the proposed floor plans (including the 

community building), elevations and balcony clearance? 
 
In summary, Mr. Savidant asked any approval to be subject to the applicant providing the 
required bicycle rack and to confirm transparency requirements (30%) on the south and 
east sides of the buildings. He said the Planning Commission may approve the 
transparency alternatives for the north elevation. 

  



PLANNING COMMISSION REGULAR MEETING – DRAFT APRIL 23, 2024 
  
 
 

3 
 

Some of the comments during discussion among the administration related to: 
• Transparency requirements on all facades. 
• Design and transparency requirements of front elevation in relation to right of way. 
• Horizontal mixed use complies with the Neighborhood Node zoning district. 
• Neighborhood Node zoning requirements with future adoption of the Master Plan. 
• Safety concerns of balcony head-clearance and lower level units below grade. 
• Confirmation that a flat roof is proposed for both buildings. 
• Compliance of landscape requirements on north side with removal of landscaping along 

right of way. 
 
Chair Perakis called a recess at 7:30 p.m. to allow the Information Technology department 
to resolve audio issues. Chair Perakis called the meeting back in session at 7:40 p.m. 
 
Richard Atto, property owner of subject site and Rite Aid property to the west, introduced 
family members in the audience and project team members business partner Brian Najor, 
Landscape Architect Stacee Hadeed and Project Engineer Greg Bono. Mr. Atto gave a brief 
history of his family background and real estate/development career. He identified several 
design aspects he feels would be desirous of a potential resident that are incorporated in the 
development. 
 
Mr. Atto said his short-term goal is to obtain a tenant for the vacant Rite Aid store and a long-
term goal would be to potentially expand the development given any future changes in the 
Neighborhood Node zoning district. 
 
Ms. Hadeed distributed handouts to the Planning Commission and gave a brief history of her 
career path. She addressed in detail the proposed development as relates to living units, 
building height and stories, landscaping, parking, traffic circulation, three dimensional views 
from several directional perspectives, roof design, elevations, outdoor amenities, 
transparency calculations, site design attributes, building materials and color scheme. 
 
There was discussion, some comments related to: 
• Parking, as relates to Rite Aid existing spaces, designated spaces for residents, walking 

distance to residential units. 
• Proposed garden style units as relates to creativity, urban look, massing, unique design, 

low profile. 
• Examples of similar apartment styles in the City with below grade lower level units. 
• Community center amenities, as relates to arrangement of work-out area and social 

gathering space. 
• Options to mitigate safety concerns of below grade lower level units and head-clearance 

of balconies. 
• Transparency requirements; measures applicant could apply to meet requirements, 

consideration of alternative options. 
  



PLANNING COMMISSION REGULAR MEETING – DRAFT APRIL 23, 2024 
  
 
 

4 
 

• Approval of application would be conditioned on applicant combining the parcels, as 
noted on the site plan. 

• Nonconforming status of vacant Rite Aid building as relates to Neighborhood Node 
zoning district if demolished and/or renovated. 

 
Mr. Hutson stated he does not support the application because of the proposed below grade 
lower level units and floor plans. 
 
Chair Perakis opened the floor for public comment. 
 
• Susan Kuhn, 2172 E Wattles; addressed existing swampy land near Wayfarer Street 

connection to new homes on John R, parking, management of apartment complex. 
 
Chair Perakis closed the floor for public comment. 
 
Discussion continued among Board members on options applicant could take to mitigate 
safety concerns of the balconies, to mitigate safety concerns and install egress windows 
on below grade lower level units, to reconfigure floor space in the community center and 
to meet transparency requirements. 
 
Mr. Najor said finding a good tenant to lease the Rite Aid property is a step in the right 
direction. He addressed the subjectivity of transparency requirements for residential use 
compared to commercial use. Mr. Najor said they will work with the City to mitigate any 
concerns discussed this evening and meet all code requirements for the egress windows 
and balconies to assure compliance. 
 
Resolution # PC-2024-04-021 
Moved by: Lambert 
Seconded by: Faison  
 
RESOLVED, That Preliminary Site Plan Approval, pursuant to Article 8 of the Zoning 
Ordinance, as requested for the proposed Wattles Square Apartments, located on the 
South side of Wattles, East of John R, Section 24, Zoned NN (Neighborhood Node “F”) 
Zoning District be postponed, for the following reasons: 
 
1. To increase transparency on all sides of the units. 
2. To address appropriate concerns on the first level balconies and lower level egress 

areas. 
3. Add a bicycle rack. 
 
Yes: All present (9) 
 
MOTION CARRIED 
 
Mr. Savidant informed the applicant of the specific transparency requirements for each 
elevation. 
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OTHER ITEMS 
 
6. PUBLIC COMMENT – For Items on the Agenda 

 
There was no one present who wished to speak. 
 

7. PLANNING COMMISSION COMMENT 
 
There were general Planning Commission comments, some comments related to: 
• Master Plan focus; parking, neighborhood node districts, North Troy zoning district. 
• Potential future development of former K-Mart Headquarters site. 
• Availability of Commissioners to attend May 28, 2024 Regular meeting. 
 

8. ADJOURN 
 
The Regular meeting of the Planning Commission adjourned at 9:25 p.m. 

 
Respectfully submitted, 
 
 
 
 
        
Marianna J. Perakis, Chair 
 
 
 
 
       
Kathy L. Czarnecki, Recording Secretary 
 
https://d.docs.live.net/2f7ed4fe5f664ea8/Documents/Kathy/COT Planning Commission Minutes/2024/2024 04 23 Draft.docx 



 
 

ITEM #5 



  PC 2023.05.14 
  Agenda Item # 5 
 

 
 
 
 
DATE: May 9, 2024 
 
TO: Planning Commission 
 
FROM: R. Brent Savidant, Community Development Director 
 
SUBJECT: PUBLIC HEARING – SPECIAL USE APPROVAL AND PRELIMINARY SITE PLAN 

REVIEW (SU JPLN2024-0010) – Proposed  Motor City Church addition and site 
improvements, South side of Wattles, East of Coolidge (1349 W. Wattles), Section 
20, Currently zoned R-1B (One-Family Residential) Zoning District. 

 
 
The petitioner Pastor Dave Martin of Motor City Church submitted the above referenced Special 
Use Approval and Preliminary Site Plan Approval application for a church addition and other site 
improvements. 
 
Places of worship are permitted in the R-1B district, subject to special use approval. 
 
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. 
3. Special Use/Preliminary Site Plan application 

 
G:\SPECIAL USE\SU_JPLN2024-0010_MOTOR CITY CHURCH ADDITION RENDERING\PC Memo 05 14 2024.docx 



PROPOSED RESOLUTION 
 
 
PUBLIC HEARING – SPECIAL USE APPROVAL AND PRELIMINARY SITE PLAN 
REVIEW (SU JPLN2024-0010) – Proposed Motor City Church addition and site 
improvements, South side of Wattles, East of Coolidge (1349 W. Wattles), Section 20, 
Currently zoned R-1B (One-Family Residential) Zoning District. 
 
Resolution # PC-2024-05- 
Moved by: 
Seconded by: 
 
RESOLVED, That Special Use Approval and Preliminary Site Plan Approval for the 
proposed church addition and other site improvements, South side of Wattles, East of 
Coolidge (1349 W. Wattles), Section 20, Currently Zoned R-1B (One Family Residential) 
District, be (granted, subject to the following conditions): 
 

1. Planning Commission review of excess parking. 
2. Planning Commission review of 1 parking lot tree along lot perimeter. 

 
 _________________________________________________________) or  
 
(denied, for the following reasons: _________________________________) or 
 
(postponed, for the following reasons:_________________________________) 
 
 
Yes: 
No: 
Absent: 
 
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.
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 Date:  April 30, 2024 

May 7, 2024 
  

Preliminary Site Plan and Special Use Review  
For 

City of Troy, Michigan 
 
 
 

 
Applicant:                                  John Tagle Associates, Inc. 
 
Project Name: Motor City Church     
 
Plan Date: April 16, 2024 
 
Location: 1349 W Wattles Road 
 
Zoning: R1-B, One-Family Residential 
 
Action Requested: Preliminary Site Plan and Special Use Approval 
 
PROJECT AND SITE DESCRIPTION 

 
An application has been submitted to renovate and expand an existing church on Wattles Road. 
The subject site is 3.84 acres and currently contains a two-story church, parking lot, detention 
basin, and open space. Both the church and the parking lot shall expand north towards Wattles 
Road. The building footprint of the church will increase from an existing 11,260 square feet to 
19,900 square feet. The total area of the new church is 32,545 square feet.   
 
The site is currently zoned R1-B, One-Family Residential, in which Places of Worship require 
Special Use Approval. 
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Location of Subject Site: 
 

 
 
Size of Subject Site: 
3.84 acres. 
 
Proposed Uses of Subject Site: 
Renovation and expansion of existing church. 
 
Current Zoning: 
R1-B, One-Family Residential. 
 
 
 

Provincial Dr 
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Surrounding Property Details: 
 

Direction Zoning Use 
North  R1-B, One-Family Residential Single family residences  
South R1-B, One-Family Residential Single family residences 
East R1-B, One-Family Residential Single family residences 
West R1-B, One-Family Residential Single family residences 

 
NATURAL FEATURES 

 
Topography: Roughly half of the site has been graded for previous development and 

impervious coverage is concentrated in the center of the site. The northern 
portion of the site is relatively flat, currently covered in grass and sparse 
trees. The southern portion of the site slopes roughly 10 feet lower in 
elevation than the northern portion. An existing detention basin lies in this 
area. 

 
Wetlands:       No wetlands have been identified and the site does not lie in a floodplain. 
 
Woodlands: A tree preservation plan provided by the applicant identifies thirty-one 

(31) existing trees on site. Of those identified, 13 are Woodland trees and 
7 are Landmark trees. The remainder are either invasive species or in poor 
condition, and shall be removed by the applicant. Tree replacement details 
are outlined in the table below. 

 
Replacement Details 

Protected Tree Inches Removed Replacement Required 
Landmark 12 inches 12 inches 
Woodland 26 inches 13 inches 
Preservation/Mitigation  Inches Preserved Credit 
Landmark 55 inches 110 inches 
Woodland 153 inches 306 inches 
Total None. 

 
Items to be Addressed: None. 
 
SITE AND BUILDING ARRANGEMENT 

 
The subject site is 3.84 acres with frontage on Wattles Road. As a vacant church currently exists 
on-site, the applicant intends to renovate/expand the church and extend the development north 
towards Wattles.  
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In its current state, the north end of the site is covered with grass and sparse trees. The existing 
parking lot and vacant church are located in the center, and a large detention basin is located in 
the site’s rear (south end). The applicant proposes to expand the existing parking lot to the north 
to accommodate roughly forty-five (45) additional parking spaces. The vacant church shall 
expand from a footprint of 11,260 square feet to a footprint of 19,900 square feet. Most of the 
expansion will occur on the building’s north elevation/front façade, while a smaller expansion 
will occur on the building’s east elevation. The total area of the new church is 32,545 square feet. 
 
The existing detention basin in the rear of the site shall remain. Although, an outdoor play area 
shall be erected between the building rear and the detention basin, and a new patio shall be 
erected along the front façade. 
 
The applicant proposes to remove the existing driveway access in the far northwest corner and 
create a new driveway closer to the center of the front lot line. A pedestrian sidewalk is proposed 
along Wattles with direct connection onto the subject site and up to the church entrance. 
Landscaping is provided along Wattles, as well as within and around the parking lot. 
 
Items to be Addressed: None. 
 
AREA, WIDTH, HEIGHT, SETBACKS 

 
The site is regulated by dimensional standards of the R-1B Zoning District: 
 

 
Items to be Addressed: None. 
 
SITE ACCESS AND CIRCULATION 

 
Vehicular Access and Circulation: 
The applicant intends to expand the existing parking lot and relocate the driveway access point. 
In general, the arrangement of the parking lot remains largely the same and features two-way 
traffic. Driveway access shall be relocated from the northwest corner of the site to the center of 

 Required Provided Compliance 
Front (north) 40 feet 404 feet Complies 

Side (east, west) 
10 feet  30 feet (east) 

15 feet (west) Complies 

Rear (south) 45 feet 100 feet Complies   

Lot Area Covered By 
Buildings 30% Maximum 12%  Complies  

Building Height 2.5 stories, 30 feet 2 stories, 30 feet Complies 
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the north lot line. The new driveway shall contain an entrance lane, left exit lane, and right exit 
lane. 
In addition, the applicant proposes to add a deceleration lane with corresponding restriping on 
Wattles Road. We note that Wattles is a road with local jurisdiction. The Engineering Department 
shall review the applicant’s proposal to widen and restripe Wattles Road. 
 
Pedestrian Access: 
The applicant proposes an 8-foot wide sidewalk along the north lot line. It appears that this 
sidewalk will connect to an existing sidewalk to the west and conclude at the east end of the site, 
as there is no existing sidewalk to the east. An additional 6-foot wide sidewalk extends from the 
sidewalk along Wattles onto the subject site, providing pedestrian access to the main building.  
  
Items to be Addressed: None. 
 
PARKING 

 
Places of Worship require the following types of parking:  
 

 Required Provided Compliance 
Places of Worship: 
1 space for each 3 seats or 6 
feet of pews in the main 
unit of worship 

364 seats/3= 
121 spaces 160 Spaces Planning Commission 

Review 

    
Barrier Free 6 6 Complies 
Bicycle Parking 2 Bike Rack Complies 
Loading 1 0 See Below 

 
Number of Parking Spaces: 
The subject site is required to have 121 parking spaces; the applicant has exceeded this 
requirement with a total of 160 proposed parking spaces. The applicant explains that excess 
parking is intended to accommodate 35 additional occupants, such as volunteers, musicians, A/V 
staff, etc. 
 
Section 13.06(F)(3) states that exceeding the minimum parking space requirements by more than 
20% shall only be allowed with approval by the City. In granting such additional space, the City 
shall determine that such parking will be required, based on documented evidence, to 
accommodate the use on a typical day. 
 
Items to be Addressed: Planning Commission review of excess parking.  
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LANDSCAPING 
 
A Place of Worship at the subject site shall require the following types of landscaping: 

 Required Provided Compliance 
Greenbelt (Wattles): 
One deciduous tree per 30 lineal 
feet, or fraction thereof, of frontage 
abutting a public road right-of-way. 

251.7/30= 
8 trees  

8 trees Complies 

Parking Lot:  
1 tree per 8 parking spaces.  Trees 
may be located along parking lot 
perimeter with Planning Commission 
approval.   

160 spaces/8= 
20 trees 

20 trees: 
19 trees within 

parking lot and 1 
trees along lot 

perimeter 

Pending Planning 
Commission 

Review 

Screening Between Uses: 
1 narrow evergreen tree per 3 lineal 
feet 
OR 
1 large evergreen tree per 10 lineal 
feet 

East: 
138 LF/3= 

46 narrow trees 
 

West: 
120/10= 

12 large trees 

East: 
138 LF/3= 

46 narrow trees 
 

West: 
120/10= 

12 large trees 

Complies 

Overall Site: 
A minimum of 20% of the site area 
shall be comprised of landscape 
material. 

20% 37.7% Complies 

 
The Planning Commission may approve parking lot landscaping along the lot perimeter in 
situations where landscaping within parking lots would be impractical due to the size of the 
parking lot, detrimental to safe and efficient traffic flow, or would create an unreasonable burden 
for maintenance and snowplowing, provided all other landscaping requirements are met. 
 
At the time of initial construction of the original church and parking lot, there was no screening 
requirement; however, the applicant is adding building and parking lot landscaping to soften the 
existing building and parking lot.   Table 5.03-A-1 identifies Places of Worship as institutions under 
“Use Group 3” and the surrounding residential properties as “Use Group 1.” Table 13.02-A 
outlines the two (2) options for screening between these use groups. The applicant has provided 
the required landscape screening along the new parking lot addition. 
 
Mechanical Equipment: 
Mechanical equipment is shown on the roof of the 2-story addition. The mechanical equipment 
shall be screened with architectural materials matching or harmonious with the building. 
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Trash Enclosure: 
Materials for a trash enclosure have been provided and include wood panels, burnished masonry 
blocks, galvanized posts, and a limestone cap. The enclosure measures over 6 feet tall. 
 
Items to be Addressed: Planning Commission review of 1 parking lot tree along lot perimeter. 
 
PHOTOMETRICS 

 
Proposed lighting levels and light fixtures are compliant with Ordinance standards. 
  
Items to be Addressed:  None. 
 
FLOOR PLANS AND ELEVATIONS 

 
Floor Plans: 
 
First Floor 
Existing Building Area  
On the first floor, the existing building area shall be renovated with a new “sanctuary” room, 
which contains 362 seats on the main floor, plus a platform area, two (2) ramps, and a sound 
booth. Directly attached to the sanctuary room are the lobby, two (2) storage rooms, one (1) 
Usher’s room, and a rear exit vestibule. The first floor of the existing building area also features 
one (1) greenroom, one (1) meeting room, one (1) break room, three (3) restrooms, one (1) 
elevator, and two (2) staircases. 
 
North Addition 
The first floor of the north addition features a new vestibule, lobby, room for belongings, and 
staircase upon entry. Near the entrance there is also a new coffee bar, janitor’s room, and three 
(3) restrooms. Down the corridor, there is a kids check-in counter and separate rooms for children 
according to age group. There is one (1) nursery, one (1) room for kids aged 3-5, one (1) room for 
kids aged 6-11, and one (1) room for the “dream team.” We note that the room for kids aged 6-
11 features a movable wall that allows the room to split in half. Lastly, this area of the building 
includes three (3) storage rooms, one (1) restroom, and one (1) staircase. 
 
East Addition 
The east addition contains a storage area and a set of stairs. The stairs lead up to a 390 square 
foot mezzanine. 
 
Second Floor 
Existing Building Area 
On the second floor, renovations of the existing building area include a new administration room, 
corridor, and janitor’s closet. The existing mechanical and electrical room, storage room, 
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elevator, and two (2) staircases in this area shall remain. The second floor does not appear to 
extend above the sanctuary room. 
 
North Addition 
The second floor of the north addition features two (2) activity rooms, one (1) youth area, one 
(1) storage room, one (1) meeting room, two (2) restrooms, corridors, and two (2) staircases 
connecting to the first floor. 
 
East Addition 
The east addition does not extend to the second floor. 
 
Exterior “Additions”: 
In addition to the interior renovation, the applicant proposes a couple of new elements to the 
building exterior. First, a new 1,300 square foot concrete patio is proposed on the northeast side 
of the front façade. Second, a new 1,200 square foot outdoor play area is proposed behind the 
building (south side). The play area shall be fenced in with a 4-foot high chainlink fence with 
privacy slats. 
 
Elevations: 
At its peak, the building measures 30 feet in height. 
 
Building Materials: 
The building exterior features metal panels and metal siding, including wood-pattern metal 
siding. Other materials include glass windows with aluminum frames, steel structural columns, 
EIFS, metal overhead doors, and metal canopies. Primary colors used for the building exterior are 
white, black, and orange. Colored renderings were provided and can be reviewed by the Planning 
Commission. 
 
Items to be Addressed: None. 
 
SPECIAL USE APPROVAL STANDARDS 

 
Table 5.06.C-1 illustrates that auto/transportation uses are considered a special use for 
Neighborhood Nodes Site Type NN:A. 
 
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: 
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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.  

 
 
DESIGN STANDARDS AND SITE PLAN REVIEW STANDARDS 

 
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. 

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.  
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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. 
 
 
RECOMMENDATION 

 
The Planning Commission is asked to hold a public hearing and consider public testimony.   
 
If the Planning Commission approves the Special Use and Preliminary Site Plan, we recommend 
the following conditions to be addressed as part of the final site plan:  
 

1. Planning Commission review of excess parking. 
2. Planning Commission review of 1 parking lot tree along lot perimeter. 

 
Respectfully, 
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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
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EX. SANITARY CLEANOUT & MANHOLE
EX. COMBINED SEWER MANHOLE
EX. STORM SEWER
EX. CLEANOUT & MANHOLE
EX. SQUARE, ROUND & BEEHIVE CATCH BASIN
EX. YARD DRAIN, U.G. ROOF DRAIN & DOWNSPOUT
EX. UNIDENTIFIED STRUCTURE
EX. MAILBOX, SIGN, LIGHTPOLE & GUARD POST
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
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PRELIMINARY
SITE PLAN

SITE DATA TABLE:

SITE AREA: 3.84 ACRES GROSS (3.69 ACRES NET)

ZONING: R-1B (ONE FAMILY RESIDENTIAL DISTRICT)

EXISTING USE: PLACE OF WORSHIP

BUILDING INFORMATION:
MAXIMUM ALLOWABLE BUILDING HEIGHT = 30 FT.(2.5 STORIES)
PROPOSED BUILDING ADDITION HEIGHT = 2 STORIES

EXISTING BUILDING = 11,260 SF
PROPOSED ADDITION = 8,640 SF.

BUILDING FOOTPRINT AREA = 19,900 SF.

BUILDING LOT COVERAGE = 12%

SETBACK REQUIREMENTS: REQUIRED: PROPOSED:
FRONT (NORTH)        50'        404'
SIDE (EAST)        10'         30'
SIDE (WEST)        10'         15'
REAR (SOUTH)        45'        100'

PARKING CALCULATIONS:
PLACES OF WORSHIP = 1 SPACE PER 3 SEATS OR 6LF OF PEWS.
TOTAL  PARKING REQUIRED = 364 SEATS / 3 = 121 SPACES
ADDITIONAL OCCUPANTS = 35 SPACES

TOTAL PARKING REQUIRED = 156 SPACES
TOTAL PROPOSED PARKING SPACES = 160 SPACES INC. 6 H/C SPACES

SITE SOILS INFORMATION:
ACCORDING TO THE USDA NATURAL RESOURCES CONSERVATION SERVICE
WEB SOIL SURVEY FOR OAKLAND COUNTY, THE SITE CONSISTS OF THE
FOLLOWING SOIL TYPES:

LENAWEE SILTY CLAY LOAM
SHEBEON-URBAN LAND COMPLEX

CONCRETE PAVEMENT

ASPHALT PAVEMENT

GRAVEL

WETLAND

CONCRETE CURB AND GUTTER

REVERSE GUTTER PAN

SETBACK LINE

SIGN
LIGHTPOLE
FENCE
GUARD RAIL

STD
DUTY

HEAVY
DUTY

R.O.W.
ONLY

STD
DUTY

DEEP STR.
ASPH

R&R
EX. ASPH

LEGEND:
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PRELIMINARY
GRADING PLAN

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

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. 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
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CODE QTY BOTANICAL NAME COMMON NAME SIZE CONTAINER SPACING DESIGNATION

DECIDUOUS TREES
ARR2.5 5 ACER RUBRUM 'REDPOINTE' REDPOINTE MAPLE 2.5" CAL. B&B PER PLAN NATIVE
GBF2.5 12 GINKGO BILOBA 'FASTIGIATA' FASTIGIATE MAIDENHAIR TREE 2.5" CAL. B&B PER PLAN NON-NATIVE
GBM2.5 6 GINKGO BILOBA 'MAGYAR' MAGYAR MAIDENHAIR TREE 2.5" CAL. B&B PER PLAN NON-NATIVE
LT2.5 3 LIRIODENDRON TULIPIFERA TULIP POPLAR 2.5" CAL. B&B PER PLAN NATIVE
TG2.5 2 TILIA CORDATA 'GREENSPIRE' GREENSPIRE LITTLELEAF LINDEN 2.5" CAL. B&B PER PLAN NON-NATIVE

EVERGREEN TREES
AC8 3 ABIES CONCOLOR WHITE FIR 8` HT. B&B PER PLAN NON-NATIVE
PGD8 5 PICEA GLAUCA 'DENSATA' BLACK HILLS SPRUCE 8` HT. B&B PER PLAN NATIVE
PS8 4 PINUS STROBUS EASTERN WHITE PINE 8` HT. B&B PER PLAN NATIVE

SHRUBS
HME30 5 HYDRANGEA MACROPHYLLA 'BAILMER' ENDLESS SUMMER® THE ORIGINAL HYDRANGEA 30" HT. CONT. 48" O.C. NON-NATIVE
HPB30 18 HYDRANGEA PANICULATA 'BOBO' BOBO HYDRANGEA 30" HT. CONT. 4` O.C. NON-NATIVE
IGC24 23 ILEX GLABRA 'COMPACTA' COMPACT INKBERRY HOLLY 24" HT. CONT. 4` O.C. NATIVE
TOS6 46 THUJA OCCIDENTALIS 'SMARAGD' EMERALD GREEN ARBORVITAE 6` HT. B&B 36"O.C. NATIVE
TO6 3 THUJA OCCIDENTALIS 'TECHNY' TECHNY ARBORVITAE 6` HT. B&B 4` O.C. NATIVE

PERENNIALS
AG 3 ALLIUM 'GLOBEMASTER' GLOBEMASTER GIANT ONION 2 GAL. POT 2` O.C. NON-NATIVE
CAK 18 CALAMAGROSTIS X ACUTIFLORA 'KARL FOERSTER' KARL FOERSTER FEATHER REED GRASS 1 GAL. POT 24" O.C. NON-NATIVE
CNM 12 CALAMINTHA NEPETA 'MONTROSE WHITE' MONTROSE WHITE CLAMINT SAVORY 1 GAL. POT 18"O.C. NON-NATIVE
HHL 10 HOSTA 'LIBERTY' LIBERTY HOSTA 1 GAL. POT 36" O.C. NON-NATIVE
LMB 132 LIRIOPE MUSCURI 'BIG BLUE' BIG BLUE LILYTURF 1 GAL. POT 12" O.C. NON-NATIVE
NFA 13 NEPETA X FAASSENII 'WALKER'S LOW' WALKER'S LOW CATMINT 1 GAL. POT 3` O.C. NON-NATIVE
PVR 9 PANICUM VIRGATUM 'ROTSTAHLBUSH' RED SWITCH GRASS 1 GAL. POT 3` O.C. NATIVE
PVV 7 PANICUM VIRGATUM 'SHENANDOAH' SHENANDOAH SWITCH GRASS 1 GAL. POT 3` O.C. NATIVE
PAL 6 PENNISETUM ALOPECUROIDES 'LUMEN GOLD' LUMEN GOLD FOUNTAIN GRASS 1 GAL. POT 3` O.C. NATIVE
RG 17 RUDBECKIA FULGIDA SULLIVANTII 'GOLDSTURM' GOLDSTURM CONEFLOWER 1 GAL. POT 24" O.C. NATIVE
SHT 13 SPOROBOLUS HETEROLEPIS 'TARA' TRA DWARF PRAIRIE DROPSEED 1 GAL. POT 24“ O.C. NATIVE
SNM 17 SALVIA NEMOROSA 'MAY NIGHT' MAY NIGHT SALVIA 1 GAL. POT 18"O.C. NON-NATIVE

PLANT SCHEDULE
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FOR ALL SEED MIXES, PROVIDE EROSION MAT ON SLOPES AND AREAS OF WASH  OUT TYP.
INSTALL AND PREP PER MANUFACTURES SPECIFICATIONS.

 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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Luminaire Locations

No. Label X Y Z

Location

MH Orientation Tilt X Y

Aim

Z

12 OA 724.09 270.10 18.00 18.00 0.47 0.00 724.10 271.35 0.00

13 OA 847.11 269.82 18.00 18.00 0.47 0.00 847.12 271.07 0.00

20 OA 521.85 269.30 18.00 18.00 0.47 0.00 521.86 270.55 0.00

21 OA 670.03 270.15 18.00 18.00 0.47 0.00 670.04 271.40 0.00

1 OA2 842.72 412.26 18.00 18.00 180.00 0.00

OA2-1 842.72 408.51 18.00 18.00 180.00 0.00 842.72 411.01 0.00

OA2-2 842.72 416.01 18.00 18.00 0.00 0.00 842.72 413.51 0.00

22 OA 786.03 270.15 18.00 18.00 0.47 0.00 786.04 271.40 0.00

2 OA2 727.55 411.35 18.00 18.00 180.00 0.00

OA2-1 727.55 407.60 18.00 18.00 180.00 0.00 727.55 410.10 0.00

OA2-2 727.55 415.10 18.00 18.00 0.00 0.00 727.55 412.60 0.00

3 OA2 592.54 411.06 18.00 18.00 180.00 0.00

OA2-1 592.54 407.31 18.00 18.00 180.00 0.00 592.54 409.81 0.00

OA2-2 592.54 414.81 18.00 18.00 0.00 0.00 592.54 412.31 0.00

4 OA2 504.40 364.95 18.00 18.00 180.00 0.00

OA2-1 504.40 361.20 18.00 18.00 180.00 0.00 504.40 363.70 0.00

OA2-2 504.40 368.70 18.00 18.00 0.00 0.00 504.40 366.20 0.00

11 OA 600.03 270.15 18.00 18.00 0.47 0.00 600.04 271.40 0.00

Statistics

Description Symbol Avg Max Min Max/Min Avg/Min

Drive 3.6 fc 8.2 fc 1.3 fc 6.3:1 2.8:1

Parking Lot 1.9 fc 8.3 fc 0.4 fc 20.8:1 4.8:1

Property Line 0.0 fc 0.2 fc 0.0 fc N/A N/A

SITE 1.1 fc 7.2 fc 0.0 fc N/A N/A

Walkway 2.4 fc 4.8 fc 0.3 fc 16.0:1 8.0:1

10' Beyond Property Line 0.0 fc 0.2 fc 0.0 fc N/A N/A

Schedule

Symbol Label Image QTY Manufacturer Catalog Description
Number

Lamps

Lamp

Output
LLF

Input

Power
Polar Plot

OA

6 COOPER LIGHTING

SOLUTIONS - McGRAW-

EDISON (FORMERLY

EATON)

GALN-SA2C-840-U-SL4-

HSS

GALLEON AREA AND ROADWAY LUMINAIRE

(2) 80 CRI, 4000K, 1050mA

LIGHTSQUARES WITH 16 LEDS EACH AND

TYPE IV SPILL LIGHT ELIMINATOR OPTICS

WITH HOUSE SIDE SHIELD

32 306 0.9 108

OA2

4 COOPER LIGHTING

SOLUTIONS - McGRAW-

EDISON (FORMERLY

EATON)

GALN-SA3C-840-U-5WQ GALLEON AREA AND ROADWAY LUMINAIRE

(3) 80 CRI, 4000K, 1050mA

LIGHTSQUARES WITH 16 LEDS EACH AND

TYPE V WIDE OPTICS

48 385 0.9 320
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DATE: May 9, 2024 
 
TO: Planning Commission 
 
FROM: R. Brent Savidant, Community Development Director 
 
SUBJECT: PUBLIC HEARING – SPECIAL USE AND PRELIMINARY SITE PLAN REVIEW 

(SU JPLN2021-024) - Proposed Starbucks with drive through, North side of Big 
Beaver, West of John R (1735 E. Big Beaver), Section 23, Currently Zoned CB 
(Community Business) Zoning District 

 
The petitioner Jim Butler of PEA Group submitted the above referenced Special Use Approval 
and Preliminary Site Plan Approval application for a Starbucks restaurant with drive through within 
an existing retail building. Restaurant drive throughs are permitted in the CB district, subject to 
special use approval. 
 
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. 
3. Special Use/Preliminary Site Plan application 

 
G:\SPECIAL USE\SU_JPLN2024-003_STARBUCKS\PC Memo 05 14 2024.docx 



PROPOSED RESOLUTION 
 
PUBLIC HEARING – SPECIAL USE AND PRELIMINARY SITE PLAN REVIEW (SU 
JPLN2021-024) - Proposed Starbucks with drive through, North side of Big Beaver, West 
of John R (1735 E. Big Beaver), Section 23, Currently Zoned CB (Community Business) 
Zoning District 
 
Resolution # PC-2024-05- 
Moved by: 
Seconded by: 
 
RESOLVED, That Special Use Approval and Preliminary Site Plan Approval for the 
proposed Starbucks with drive through, North side of Big Beaver, West of John R (1735 E. 
Big Beaver), Section 23, Currently Zoned CB (Community Business) District, be (granted, 
subject to the following conditions): 
 

1. Provide photometric plans as described in Section 13.05, prior to Final Engineering 
Approval. 

 
 _________________________________________________________) or  
 
(denied, for the following reasons: _________________________________) or 
 
(postponed, for the following reasons:_________________________________) 
 
 
Yes: 
No: 
Absent: 
 
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
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 Date: March 27, 2024 
                                                                                                                                                                  May 8, 2024 

 

Preliminary Site Plan and Special Use Review 
For 

City of Troy, Michigan 
 
 

  
Applicant: Troy Sport Center LLC  
 
Project Name:  Starbucks (Big Beaver) 
 
Location: 1735 E Big Beaver Road  
 
Plan Date:  February 27, 2024 
 
Zoning:  CB, Community Business  
 
Action Requested: Preliminary Site Plan and Special Use Approval 
 
SITE DESCRIPTION 

 
Starbucks has submitted an application to relocate from their existing space in the Troy Sports 
Center Shopping center to the former Chase Bank, which is an outlot on Big Beaver at the west 
end of an existing shopping plaza.  The new Starbucks will replace the former Chase Bank.  The 
proposed coffeehouse is 2,532 square feet.  In addition to renovating the building and façade, 
the applicant proposes to erect a patio along the front façade (south side).  Coffee shops are a  
permitted use in the CB Community Business zoning district; however, drive-throughs are a 
special use. 
 
Site plan and special use approval would transfer Starbucks to a more visible location along E Big 
Beaver and allow the utilization of an existing drive-through at the former Chase Bank building.  
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Site Location: 
 

 
 
Proposed Uses of Subject Parcel: 
 
2,532 square foot coffeehouse with drive-through. The coffeehouse is at the west end of an 
existing shopping plaza. 
 
Current Zoning: 
 
The property is currently zoned CB, Community Business. 
 
Surrounding Property Details: 
 

Direction Zoning Use 
North CB, Community Business Buffalo Wild Wings Arena  
South RC, Research Center Schaeffler Group USA Inc. 

Altair   
East CB, Community Business Smash Burger  
West O, Office San Marino Club   

 
 

John R 

Exis�ng 
Starbucks  

 

 

Proposed 
Reloca�on of  

Starbucks  
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NATURAL FEATURES 
 
The site has been graded for previous development. The site has no natural features. 
 
Items to be Addressed:  None. 
 
 
AREA, WIDTH, HEIGHT, SETBACKS 

   

 
Site plans show that the existing building does not comply with the 30-foot rear setback standard 
of the CB, Community Business District. We note that the entire shopping plaza is an existing non-
conforming structure in regard to this standard.  
 
Items to be Addressed: None. 
 
 
 
 
 
 
 
 

 Required / Maximum  Provided Compliance 

Front 
(South/Big Beaver) 

10-foot minimum N/A  

Existing building.  
Applicant is making the 
site more compliant by 

adding the outdoor patio 
space. 

Side (East) N/A 
(shares wall with 

adjacent business) 
N/A Complies 

Side (West) 20-foot minimum 83.65 feet Complies 

Rear (North) 30-foot minimum 
setback 21.15 feet Existing non-conformity  

Building Height 
2 stories, 30 feet 20.5 feet  Complies  

Parking Location 
No more than 50% in 

front yard 

Front yard parking 
shared with other 

tenants  
Complies 
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PARKING 
 

 Required Provided Compliance 
Restaurant (fast food): 
1 space per 70 square feet 
net floor area 
 
 
Retail: 
1 space per 250 square 
feet gross floor area 

 
Starbucks: 

1,266 SF/70= 18 spaces 
 

SmashBurger: 
1,300 SF/70= 19 spaces 

 
Tropical Smoothie: 

900 SF/70= 13 spaces 
 

Vacant Retail: 
4,525 SF/250= 18 

spaces 
 

Total Required: 
68 spaces 

47 spaces 

Does Not Comply 
on site.  

Applicant is 
proposing shared 
parking with Troy 

Sports Center 
site.  

Restaurant drive-through 
window 10 stacking spaces 14 Complies 

Barrier Free 3 3 Complies 

Bicycle  
2 spaces  2 spaces Complies 

 
For multiple tenant buildings with shared parking, the City requires parking calculations for all 
uses to ensure that all tenants retain required parking. Parking calculations provided by the 
applicant indicate that 47 out of 68 required parking spaces are being provided on this parcel. 
The applicant notes that parking for the retail development is shared with the adjacent Troy 
Sports Center. 
 
Shared parking may be permitted provided that a signed agreement is provided by the property 
owner.  We note that the applicant, Troy Sports Center LLC, owns the subject property and 
surrounding property to the north and east.  Overall parking, when considering shared parking 
with the Troy Sports Center, is sufficient.  If one property were to be sold, a future shared parking 
agreement would be required.   
 
Furthermore, pedestrian access standards found in Section 13.11 require bike racks to be 
provided within fifty (50) feet of the building entrance. The proposed bike rack is located on the 
opposite end of the shopping plaza and does not meet this requirement. 
 
Items to be Addressed: Provide bike rack no further than 50 feet away from building entrance. 
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SITE ACCESS AND CIRCULATION 
 
There are no direct access points to the subject site from Big Beaver. This site and surrounding 
businesses of the Troy Sport Center are primarily accessed via an unnamed two-way road which 
runs through the center of the complex. This unnamed road is accessed via Big Beaver and there 
is an existing traffic light at the intersection. 
 
From the unnamed road, there are two (2) existing access points to turn left onto the Starbucks 
site. The drive-through must be accessed via the north access point and drive-through patrons 
will then loop around and exit via the south access point. Throughout the parking lot, circulation 
features two-way traffic. The aisle width throughout the parking lot is exactly 24 feet. 
 
Pedestrian Access: 
 
We note that the addition of the drive-through around the side and rear of the building will 
greatly hinder pedestrian access to the building from the rear (north end).  For example, the retail 
area has direct access from the rear parking lot, which will require any patron that uses that 
entrance to cross the drive-through. To address these concerns, the applicant has provided two 
(2) crosswalks within the drive-through lane. We note that these pedestrian crossings must be 
well-marked, using such measures as pavement treatments, signs, striping, signals, lighting, 
pedestrian safety islands, landscaping and other traffic calming techniques. 
 
In addition, pedestrians parking in the new spaces along the western property line will also be 
required to cross the drive-through. For this reason, we had requested that the applicant improve 
pedestrian access from the west side of the parking lot. Two (2) short crosswalks have been 
provided in this area, although the general arrangement is unchanged. All crosswalks on-site shall 
be well-marked in the manner described above. 
 
Items to be Addressed: Ensure safe pedestrian access as described in Section 13.11(C)(5). 
 
LANDSCAPING 

 
A landscaping plan has been provided on Sheet L-10. The following table discusses the 
development’s compliance with the landscape requirements set forth in Section 13.02. 
 

 Required Provided Compliance 
Greenbelt    

Big Beaver: 
1 tree per 30 feet of frontage 326.89/30= 11 trees 7 existing trees and 4 

proposed trees Complies 

Parking Lot Landscaping    
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1 tree per every 8 parking 
spaces 18/8= 2 trees 2 trees in lot 

perimeter 

Pending 
Planning 

Commission 
Review 

Screening Between Uses    
1 large evergreen tree per 10 
lineal feet 
OR 
1 narrow evergreen tree per 
5 lineal feet 

West: 
162 LF/10= 16 

OR 
162/5= 32 

32 narrow evergreen 
trees Complies 

Overall    
General site landscaping:  
A minimum of 20% of the site 
area shall be comprised of 
landscape material 

 
(52,937 SF * .2) 

 
20%= 10,587.4 SF  

  

17,253.96 SF= 
32.59% Complies 

 
Plans indicate that two (2) parking lot trees have been provided as required; however, the 
proposed trees are situated along the perimeter of the parking lot, not within. We note that an 
equivalent amount of landscape plantings at the perimeter of parking lots may be approved 
where landscaping within lots would be impractical due to size of the parking lot, detrimental to 
safe and efficient traffic flow, or would create an unreasonable burden for maintenance and 
snowplowing, provided all other landscaping requirements are met.   This is an existing parking 
lot and adding additional parking lot trees would require the removal of at least two parking 
spaces.   
 
Trash Enclosure: 
The trash enclosure is screened with a 6-foot masonry block wall matching the finish of the 
building. 
 
Mechanical Equipment: 
Mechanical equipment is screened with eight (8) Juniper shrubs. Access doors to the transformer 
shall not be blocked by plantings. 
 
Stormwater Management: 
A memo from PEA Group dated May 6, 2024 states: “We have discussed storm water 
management with the City’s Engineering Department. As part of the final engineering submittal, 
we will add an in-line pretreatment structure to the existing storm sewer system.” 
 
Items to be Addressed: Planning Commission review of parking lot trees.  
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PHOTOMETRICS 
 
The applicant has confirmed that a photometric plan is being developed and shall be provided 
upon completion. Photometric plans shall include cut sheets for each type of ligh�ng, specific 
loca�on of each light, and height of each light. All exterior ligh�ng shall be a full cut-off fixture or 
a fully shielded fixture, downward directed with a flat lens to prevent glare. 
 
Items to be Addressed: Provide photometric plans as described in Section 13.05. 
 
FLOOR PLAN AND ELEVATIONS 

 
Floor Plans: 
The Starbucks building measures 2,532 square feet with 1,266 square feet of net floor space. 
There are two (2) entryways along the front façade: one (1) at the far east edge and one (1) near 
the center of the façade. Upon entry, open space is shown in the area straight ahead and to the 
left. No tables or other elements are shown as to what the layout of this area will look like. 
 
The coffeehouse bar is situated along the west wall. In the northwest corner (behind the bar), 
there is an entryway into a large room called “back of house” where a rear entrance/exit door is 
located. Restrooms and an electrical/mechanical room are located on the east side of the 
building. In this area, there is another private rear entrance/exit door. 
 
A new patio for outdoor seating is proposed in front of the building; no dimensions were 
provided. 
 
In addition to the Starbucks floor plans, the applicant has provided floor plans for the adjacent 
business to the east where Smash Burger is currently located. A memo from PEA Group dated 
May 6, 2024 states: “Space B is for a future user that is unknown currently. This space has been 
included in the parking calculations.” 
 
Building Materials: 
The applicant proposes several architectural modifications to the building exterior. Exterior walls 
feature a new stucco finish of white color. Ten (10) windows are proposed along the front façade, 
each measuring 10-feet in height and framed with prefinished aluminum of dark bronze color. 
Composite wood siding is proposed along the front façade and around the drive-through window. 
Other materials around the drive-through include a metal canopy and metal bollards. Colored 
renderings depict the exterior to feature a mix of white, dark bronze, and gray. 
 
Elevations: 
At its peak, the building is 20.5 feet in height. 
    
Items to be Addressed:  None.   
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SPECIAL USE 
 
Drive-through facili�es are considered a special use in the CB Community Business district. 
 
For any special use, according to Sec�on 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.” 

Sec�on 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.  

 

Items to be Addressed: Address items noted in report.  

 
DESIGN STANDARDS AND SITE PLAN REVIEW STANDARDS 

 
The Big Beaver Node design standards as well as Site Plan review standards provide the Planning 
Commission with direction when reviewing the proposed site plan and design features of this 
development.  
 
Section 5.04.E. outlines Design Standards:  
 
1. Building Orientation and Entrance 
2. Ground Story Activation 
3. Transitional Features 
4. Site Access, Parking, and Loading 
 
Please see Section 5.04.E for standard details.  
 
Section 8.06 outlines Site Plan Review Design Standards.  
 

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

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. 

 
SUMMARY 

 
We support the reloca�on of the Starbucks, as it would provide a more visible loca�on along Big 
Beaver and allow the u�liza�on of an exis�ng drive-through at the former Chase Bank building.  
As part of the discussion, Planning Commission should consider the following:  

1. Compliance with Special Use standards set forth in sec�on 9.03 
2. Compliance with Big Beaver design standards set forth in sec�on 5.04 
3. Compliance with site plan review standards set forth in sec�on 8.06 
4. Compliance with Safe pedestrian access as described in Section 13.11(C)(5). 
5. Parking lot tree location 
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If Planning Commission approves the Special Use and Preliminary Site Plan, we recommend the 
following condi�on:  

1. Provide photometric plans as described in Section 13.05. 
 

Sincerely, 
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CODE QTY BOTANICAL / COMMON NAME SIZE CONTAINER SPACING REMARKS

DECIDUOUS TREES
CA2.5 2 CARPINUS CAROLINIANA / AMERICAN HORNBEAM 2.5" CAL. B&B PER PLAN
GBM2.5 1 GINKGO BILOBA 'MAGYAR' / MAGYAR MAIDENHAIR TREE 2.5" CAL. B&B
QS2.5 3 QUERCUS ROBUR X ALBA 'JFS-KW1QX' / STREETSPIRE® OAK 2.5" CAL. B&B PER PLAN

6 SUBTOTAL:

SHRUBS
JH6 10 JUNIPERUS CHINENSIS 'HETZII' / HETZI  JUNIPER 6` HT. B&B 5` O.C.
TOS6 25 THUJA OCCIDENTALIS 'SMARAGD' / EMERALD GREEN ARBORVITAE 6` HT. B&B 36"O.C.
TO6 22 THUJA OCCIDENTALIS 'TECHNY' / TECHNY ARBORVITAE 6` HT. B&B 5` O.C.

57 SUBTOTAL:

PLANT SCHEDULE
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  Agenda Item # 7 
 

 
 
 
DATE: May 9, 2024 
 
TO: Planning Commission 
 
FROM: R. Brent Savidant, Community Development Director 
 
SUBJECT: 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. 

 
The petitioner Troy Sports Center, LLC. submitted the above referenced Preliminary Site Plan 
application for a 118-unit townhome development. The property is currently zoned MF (Multi-
Family) Zoning District. Two-story attached residential units are permitted by right in the MF 
district. The Planning Commission is responsible for granting Preliminary Site Plan approval for 
this item.  
 
The Planning Commission considered this item on January 23, 2024 and postponed the item to 
provide the applicant an opportunity 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. 
 

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. Minutes from January 23, 2024 Planning Commission Regular meeting (excerpt). 
3. Report prepared by Carlisle/Wortman Associates, Inc. 
4. Preliminary site plan 

 
G:\SITE PLANS\SP_JPLN2023-0028_JOHN R COMMONS TOWNHOME DEVELOPMENT\PC Memo 2024 05 14.docx 



PROPOSED RESOLUTION 
 
PRELIMINARY SITE PLAN APPROVAL (JPLN2023-0028) – Proposed John R Gardens 
Townhome Development, East side of John R, north of Big Beaver (PIN 88-20-23-476-017), 
Section 23, Zoned MF (Multi-Family Residential) Zoning District. 
 
Resolution # PC-2024-05- 
Moved by: 
Seconded by: 
 
RESOLVED, That Preliminary Site Plan Approval, pursuant to Article 8 of the Zoning 
Ordinance, as requested for the proposed John R Gardens Townhome Development, located 
on the East side of John R, North of Big Beaver, Section 23, Zoned MF (Multi-Family 
Residential) District, be granted, subject to applicant the following: 
 

 
 
 
 ) 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
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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: September 18, 2023 
  December 14, 2023  
  May 7, 2024 
  

Preliminary Site Plan 

For 
City of Troy, Michigan 

 
 

 
 
Applicant: Troy Sports Center, LLC & JSD Real Estate, LLC 
 
Project Name: John R Townhome Development 
 
Plan Date: March 1, 2024 
  
Location: Eastside of John R Road, North of Big Beaver 
 
Zoning: MF, Multiple Family Residential  
 
Action Requested: Preliminary Site Plan Approval 
 
PROJECT AND SITE DESCRIPTION 

 
An application has been submitted for a proposed multiple family building on the east side of John R Road 
just north of Big Beaver. The subject site is 11.86 acres.  The site is currently vacant and used in part as 
stormwater detention.   
 
The applicant is requesting approval of one hundred eighteen (118) units. The one hundred eighteen (118) 
units are distributed in twenty (20) buildings.  The proposed residential use is permitted in the MF, 
Multiple Family district. The development is accessed via one proposed egress/ingress along Nancy 
Bostwick Drive as well as a secondary egress/ingress drive located at the western end of the development 
connecting to the Troy Sports Complex retail center. The site is served with internal private roadways.  
 
The site is currently one parcel. There are no existing structures on the site.  
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Location of subject site: 
 
East side of John R Road, north of Big Beaver Road. 
 

Location and Aerial Image of Subject Site 
 

  
 
Size of subject site: 
 
The property is 11.68 acres in area.  
 
Proposed use of subject site: 
 
The proposed use is for one hundred eighteen (118) units.  
 
 
 

Wattles Road 
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Current use of subject site: 
 
The property currently is vacant. 
 
Current Zoning: 
 
The property is currently zoned MF, Multiple Family Residential District. 
 
Surrounding Property Details: 
 

Direction Zoning Use 
North  R1-D, One Family Residential District Single Family Housing 
South CB, Community Business Retail and Commercial Recreation  
East R1-E, One Family Residential District Single Family Housing  
West R1-E, One Family Residential District BWW Soccer Fields (Recreation) 

 
 
PREVIOUS PLANNING COMMISSION REVIEW 

 
The application was last reviewed by the Planning Commission on January 23, 2024.  After lengthy 
discussion, the application was postponed for the following reasons to address the following 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 
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CHANGES SINCE LAST REVIEW 
 

 
 
Landscape buffer on the south side of the development 
 
The applicant has added 26 trees along the northern property line of the Troy Sports Arena site, which 
supplements the double row of trees along the southern property line.   
 
Landscape enhancements 
 
In addition to trees on the Troy Sport Arena site, the applicant has added interior trees to the development 
along internal sidewalks, trees in the courtyard between the buildings, and trees along the detention 
pond.  The proposed amount of trees exceed ordinance requirements.  
 
Pedestrian amenities 
 
The applicant is providing a complete pedestrian circulation system within development with access to 
John R Road, Nancy Bostwick Drive and the Troy Sports Area site. In addition, a sidewalk is proposed to 
the north to connect with Floyd Drive. This will provide a pedestrian connection to Baker Middle School 
and the International Academy. 
 
Vehicular access at the southwest entrance 
 
The applicant has added the following traffic calming devices between the Troy Sports Arena and the 
proposed development: 

• Striped cross walk from development to Troy Sports Arena 
• Stop sign exiting development 
• Speed limit sign 
• “Slow” and “10 MPH” pavement markings 
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Recreational amenities 
 
The applicant is proposing the following recreational amenities:  

• Two outdoor areas which include pergola, outdoor seating, firepit, and landscaping 
• Dog Park 
• Internal sidewalks  

 
Consideration of saving additional trees 
 
The applicant was unable to preserve any additional trees.  
 

Replacement Details 
Protected Tree Inches Removed Replacement Required 
Landmark 18 inches 18 inches 
Woodland 1080 inches 540 inches 
Preservation/Mitigation  Inches Preserved Credit 
Landmark 0 inches 0 inches 
Woodland 234 inches 468 inches 
  
Total 90 inches required for replacement.   

 
SITE PLAN REVIEW STANDARDS 

 
Section 8.06 outlines Site Plan Review Design Standards.  
 

1. Development shall ensure compatibility to 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. 

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.  
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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: Planning Commission to consider if site plan standards have been met. 
 
RECOMMENDATIONS 

 
The Planning Commission should review the development and confirm if the site plan standards have 
been met.   
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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. 
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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  
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FRONT ELEVATION - BUILDING TYPE 'A'
SCALE: 1/8" = 1'-0"
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FRONT ELEVATION - BUILDING TYPE 'A'
SCALE: 1/8" = 1'-0"
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SCALE: 1/4" = 1'-0"

SECOND FLOOR PLAN
SCALE: 1/4" = 1'-0"
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FRONT ELEVATION - BUILDING TYPE 'B'
SCALE: 1/8" = 1'-0"

6 - UNIT

ELEVATION 'A' ELEVATION 'A' ELEVATION 'B' ELEVATION 'B' ELEVATION 'C' ELEVATION 'C'

RIGHT SIDE ELEVATION
SCALE: 1/8" = 1'-0"

REAR ELEVATION - BUILDING TYPE 'B'
SCALE: 1/8" = 1'-0"

6 - UNIT

LEFT SIDE ELEVATION
SCALE: 1/8" = 1'-0"
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SECOND FLOOR PLAN FIRST FLOOR PLAN
BUILDING TYPE 'B'BUILDING TYPE 'B'
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FRONT ELEVATION
SCALE: 1/4" = 1'-0"ELEVATION 'A'

FRONT ELEVATION
SCALE: 1/4" = 1'-0"ELEVATION 'B'
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SCALE: 1/4" = 1'-0"ELEVATION 'C'

LEFT SIDE ELEVATION
SCALE: 1/4" = 1'-0"RIGHT SIDE OPPOSITE HAND

REAR ELEVATION
SCALE: 1/4" = 1'-0"
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SCALE: 1 1/2" = 1'-0"
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