
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 28, 2024 7:00 P.M. Council Chambers    

 
1. ROLL CALL 
 
2. APPROVAL OF AGENDA 
 
3. APPROVAL OF MINUTES – May 14, 2024 
  
4. PUBLIC COMMENT  – For Items Not on the Agenda 
 
 

PLANNED UNIT DEVELOPMENT 
 
5. PLANNED UNIT DEVELOPMENT (File Number PUD 020 JPLN2023-0021) – CONCEPT 

DEVELOPMENT PLAN (CDP) AND PRELIMINARY DEVELOPMENT PLAN (PD) 
APPROVAL – The Village of Hastings PUD, East side of Livernois, north of Square Lake, 
PIN 88-20-03-301-088, -023, -024, -025 and 88-20-03-351-004, Section 3, Presently zoned 
NN (Neighborhood Node “Q”) and R-1B (One Family Residential) Zoning Districts. 

 
 

PRELIMINARY SITE PLAN APPROVAL 
 
6. 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. 

 
 

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

(SU JPLN2024-0006) – Proposed  Jax Kar Wash, South side of Long Lake, East of 
Livernois (102 East Long Lake Road), Section 15, Currently Zoned NN (Neighborhood 
Node “M”) Zoning District. 

 
 
 

 
 

248.524.3364 
planning@troymi.gov 

mailto:clerk@ci.troy.mi.us
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OTHER ITEMS 
 
8.      PUBLIC COMMENT – For Items on the Agenda 
 
9. PLANNING COMMISSION COMMENT 
 
10.  ADJOURN 
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Chair Perakis called the Regular meeting of the Troy City Planning Commission to order at 
7:02pm on May 14, 2024, in the Council Chamber of the Troy City Hall. Chair Perakis 
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 
Marianna Perakis 
John J. Tagle 
 
Absent: 
Lakshmi Malalahalli 
 
Also Present: 
R. Brent Savidant, Community Development Director 
Ben Carlisle, Carlisle Wortman Associates 
Allan Motzny, Assistant City Attorney 
Jackie Ferencz, Planning Department staff 
 

2. APPROVAL OF AGENDA 
 
Resolution # PC-2024-05-22 
Moved by: Fox 
Support by: Tagle 
 
RESOLVED, To approve agenda as prepared. 
Yes: All present (8) 
Absent:  Lakshmi Malalahalli 
 
MOTION CARRIED 

 
3. APPROVAL OF MINUTES – April 23, 2024 

 
Resolution # PC-2024-05-23 
Moved by: Lambert 
Support by: Buechner 
 
RESOLVED, To approve the minutes of April 23, 2024 Regular meeting as submitted. 
Yes: All present (8) 
Absent: Lakshmi Malalahalli 
MOTION CARRIED 
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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. 

 
Planning Commission member, John Tagle, recused himself.  
Motor City Church is a client of John Tagle Associates. 
 
Ben Carlisle, of Carlisle Wortman Associates, presented on proposed Motor City Church 
addition and site improvements project.  
 
Applicants, Michelle Sargent with John Tagle Associates and Dave Martin, Pastor of Motor 
City Church, spoke. 
 
There was discussion by Board members related to: 

• how a Special Use must be re-approved when there are changes 
• parking 
• tree placement 

 
Chair Perakis opened the floor for public comment. 
  
Chair Perakis closed the floor for public comment. 
 
Resolution # PC-2024-05-24 
Moved by: Fox 
Seconded by: Lambert  
 
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 with waivers for tree and excess parking. 
 
Yes: All (8) 
Absent: Lakshmi Malalahalli 
Recused: John Tagle 
 
MOTION CARRIED 
 
Mr. Tagle returned to meeting at 7:35pm 
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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.  
 
Mr. Carlisle presented proposed Starbuck with drive through project. 
 
There was discussion by Board members related to: 
• Crosswalks 
• Tree placement 
• Speed tables 
• Traffic Circulation 

 
Applicants Jim Butler, PEA Group; Dennis Bostick, Troy Sports Center LLC; Brian 
Neeper, Brian Neeper Architecture presented their application. 
 
Chair Perakis opened public comment 
 
Chair Perakis closed public comment 
 
Planning Commission Discussion 
 

Resolution # PC-2024-05-25 
Moved by: Fox 
Seconded by: Buechner  
 
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 
postponed for the following reasons: 
 
Applicant to provide: 

• a photometric plan 
• larger context circulation plan 
• dumpster plans 
• pedestrian safety improvements  
• tree ordinance compliance plan 

 
Yes: All (8) 
Absent: Lakshmi Malalahalli 
 
 
MOTION CARRIED 
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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. 

 
Mr. Carlisle presented on Proposed John R Commons Townhome Development project 
 
Applicants Greg Bono, PEA Group; Dennis Bostick, Troy Sports Center LLC; Greg 
Neeper, Brian Neeper Architecture, spoke on application. 

 
Chair Perakis opened Public Comment 
 
Chair Perakis closed Public Comment 
 
Planning Commission Discussion 
 
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 postponed for the following reasons: 

 
Resolution # PC-2024-05-26 
 
Moved by: Fox 

 Seconded by: Tagle 
 
Yes: All (8) 
Absent: Lakshmi Malalahalli 
 
MOTION CARRIED 
 

OTHER ITEMS 
 
8. PUBLIC COMMENT – For Items on the Agenda 
 
9. PLANNING COMMISSION COMMENT 
 
10. ADJOURN 
 
The Regular meeting of the Planning Commission adjourned at 9:22 p.m. 
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Respectfully submitted, 
 
 
 
 
        
Marianna J. Perakis, Chair 
 
 
 
 
       
Jackie Ferencz, Planning Department Staff 
 
G:\PLANNING COMMISSION MINUTES\2024 PC MINUTES\DRAFT\2024 05 14 Draft.docx 
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PC 2024.05.28 
  Agenda Item # 5 

 

 
 
DATE: May 22, 2024 
 
TO: Planning Commission 
 
FROM: R. Brent Savidant, Community Development Director 
 
SUBJECT: PLANNED UNIT DEVELOPMENT (File Number PUD 020 JPLN2023-0021) – 

CONCEPT DEVELOPMENT PLAN (CDP) AND PRELIMINARY DEVELOPMENT 
PLAN (PD) APPROVAL – The Village of Hastings PUD, East side of Livernois, 
north of Square Lake, PIN 88-20-03-301-088, -023, -024, -025 and 88-20-03-
351-004, Section 3, Presently zoned NN (Neighborhood Node “Q”) and R-1B 
(One Family Residential) Zoning Districts 

 
The applicant GFA Development, Inc. seeks Conceptual Development Plan (CDP) and 
Preliminary Development Plan (PDP) approval for the Village of Hastings Planned Unit 
Development (PUD). The project features a total of 33 residential units comprised of 4 different 
housing types (single family detached, ranch style detached, single family attached and 
duplex). The Planning Commission is a recommending body for this application. 
 
The Planning Commission considered the item on April 9, 2024 and passed the following 
resolution: 
 

Resolution # PC-2024-04-018 
Moved by: Fox 
Seconded by: Buechner 
 
RESOLVED, To postpone The Village of Hastings PUD, East side of Livernois, North of 
Square Lake, to allow the applicant to make improvements and provide updated 
elevations for the ranch style homes as specified in the Site Plan Review Design 
Standards, Section 8.06 of the Zoning Ordinance, as well as provide signage for the 
EVA, and address any outstanding items as identified in the Planning Consultant report 
dated March 15, 2024. 
 
Yes: Buechner, Faison, Fox, Krent, Malalahalli, Perakis, Tagle 
No: Hutson, Lambert 
 
MOTION CARRIED 

 
The attached report prepared by Carlisle/Wortman Associates, Inc. (CWA), the City’s Planning 
Consultant, summarizes the project as revised. 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. 
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  Agenda Item # 5 

 

Attachments: 
1. Maps 
2. Minutes from April 9, 2024 Planning Commission Regular meeting (excerpt) 
3. Report prepared by Carlisle/Wortman Associates, Inc. 
4. PUD Application/Site Plan 
5. Public comment submitted after April 9, 2024 Planning Commission meeting. 

 
G:\PUDs\PUD 020 JPLN2023-0021 VILLAGE OF HASTINGS\PC Memo 05 28 2024.doc 



 
PLANNED UNIT DEVELOPMENT (File Number PUD 020 JPLN2023-0021) – CONCEPT 
DEVELOPMENT PLAN (CDP) AND PRELIMINARY DEVELOPMENT PLAN (PD) APPROVAL 
– The Village of Hastings PUD, East side of Livernois, north of Square Lake, PIN 88-20-03-
301-088, -023, -024, -025 and 88-20-03-351-004, Section 3, Presently zoned NN 
(Neighborhood Node “Q”) and R-1B (One Family Residential) Zoning Districts   
 
Resolution # PC-2024-05- 
 
Moved by: 
Seconded by  
 
WHEREAS, The applicant GFA Development, Inc. seeks Conceptual Development Plan (CDP) 
and Preliminary Development Plan (PDP) approval for the Village of Hastings Planned Unit 
Development (PUD), located on the east side of Livernois, north of Square Lake, in Section 3, 
approximately 6.05 acres in area; and 
 
WHEREAS, The Village of Troy PUD features 3 detached single-family homes, 8 ranch style 
single family homes, 18 two-story attached homes and 4 single family duplex homes, for a total 
of 33 residential units; and   
 
WHEREAS, The proposed development accomplishes a sufficient number of the Standards of 
Approval as per Section 11.03.B. 
 
BE IT RESOLVED, That the Planning Commission recommends to City Council that Concept 
Development Plan Approval and Preliminary Development Plan Approval for the proposed 
Village of Hastings, be granted, subject to the following design considerations: 
 
 
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.
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PLANNED UNIT DEVELOPMENT 
 

7. PUBLIC HEARING - PLANNED UNIT DEVELOPMENT (File Number PUD 020 
JPLN2023-0021) - CONCEPT DEVELOPMENT PLAN (CDP) AND PRELIMINARY 
DEVELOPMENT PLAN (PDP) APPROVAL – The Village of Hastings PUD, East Side of 
Livernois, North of Square Lake, (PIN 88-20-03-301-088, -023, -024, -025 and 88-20-03-
351-004), Section 3, Presently Zoned NN (Neighborhood Node “Q”) and R-1B (One 
Family Residential) Zoning Districts 
 
Mr. Carlisle provided a brief background of The Village of Hastings PUD application. He 
stated the applicant removed the privacy fence between the existing older homes and the 
adjacent new housing units and reduced the number of duplex units to two (2). Mr. 
Carlisle said the applicant has not provided building materials or an architectural color 
scheme. He asked the Planning Commission to hold a public hearing and consider public 
testimony. He said as part of the deliberations, the Planning Commission should consider 
if the project is consistent with the Master Plan, whether it meets the Site Plan Review 
Design Standards and whether it meets the PUD Standards. 
 
In summary, Mr. Carlisle said any approval of the PUD application should be subject to 
the conditions as identified in his report dated March 15, 2024. 
 
Applicant Gary Abitheira gave a PowerPoint presentation. He addressed the reduction of 
units, reorientation of entrance doors on units 9 through 12, the City Traffic Consultant 
report, traffic volume data from the RCOC (Road Commission of Oakland County) 
website, internal vehicular circulation, comparisons of density with previously approved 
PUD developments and the missing middle ranch style homes he is proposing. Mr. 
Abitheira walked through the PUD Standards one by one to substantiate how he feels the 
application meets the PUD Standards. 

 
There was discussion, some comments related to: 
• Applicant to keep the historic nature of the older homes, place them on the market for 

sale and incorporate such terms in the PUD Agreement. 
• Walkability of the site. 
• EVA (Emergency Vehicle Access); access and signage. 
• Extension of sidewalk along Square Lake. 
• Potential to provide a pedestrian crosswalk on Square Lake. 
• Potential for additional green space in detention area. 
• Circulation improvements requested by the City Traffic Consultant OHM; applicant 

has met. 
• Trash pickup arrangement. 
• Public amenities. 
• Sustainability features. 
• Design of ranch units as relates to the Site Plan Review Design Standards. 
• Building materials and color scheme. 
• Patios and/or decks on units. 
• Inconsistency of building and lot dimension designations on the site plan. 
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It was the consensus of the Board members that the application does not meet the PUD 
Standard that references innovative and creative site and building designs, solutions and 
materials, and that the applicant could focus more on the Site Plan Review Design 
Standards. 
 
It was clarified that the Long Lake and Crooks PUD development is the development that 
Ms. Dufrane referenced in a previous meeting stating it set a high bar for approval of a 
PUD development. 
 
PUBLIC HEARING OPENED 
 
• Michael Johnson, 450 E Square Lake; expressed support for the development, that 

any additional traffic that might be generated is negligible, concerns expressed by 
community and Board members have been addressed by applicant. 

• Mary Rettig, 6860 Westaway; addressed definitions applied to different styles of 
housing units, square footage of units, concerns with parking and traffic. 

• Allyson Wyckhuyse, 56 Telford; addressed orientation of her home as relates to the 
development and proposed public amenities. 

• Sheila Lenz-Shomo, 6464 Fredmoor; addressed concerns with traffic, acceleration 
and deceleration lanes, density, internal vehicular circulation, and application meeting 
PUD Standards. 

• Nanette Gearhart, 6197 Livernois; voiced opposition to the development, addressed 
concerns with parking and transition to existing neighborhood, would prefer the by-
right proposal of single family residential. 

• Leasa Williams, 159 Telford; voiced opposition to the PUD application, would prefer 
the by-right proposal of single family residential. 

• Jeff Williams, 159 Telford; addressed PUD Standards that he feels application has 
not met. 

• Ann Coleman, 6091 Livernois; addressed PUD Standards that she feels application 
has not met, support by-right proposal of single family residential. 

• Dave Pampreen, 6408 Canmoor; addressed density of application in comparison to 
surrounding residential, concerns with artesian well allegedly on site. 

• John Malott, 72 Telford; addressed comments of residents he surveyed within 
differential distances of the proposed PUD development, in support of the by-right 
proposal of single family residential. 

• Deboral Louzecky, 6327 Donaldson; voiced opposition of the PUD development, 
prefer by-right proposal of single family residential, addressed PUD Standards that 
she feels are not met, concerns with residents west of Square Lake losing property. 

 
PUBLIC HEARING CLOSED 
 
Mr. Carlisle stated an application to develop single family residential at this site has not 
been submitted nor has it been through the site plan approval process. He said at this 
point it is not clear how many units might be allowed under the R-1B zoning classification. 
 
Several board members shared comments as relates to a single family residential by-
right development in comparison to the proposed PUD development. 
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Mr. Abitheira stepped forward to ask the Board’s consideration in postponing the item 
because of the lateness of the meeting and that it would allow him the opportunity to 
improve the architectural design of the ranch style homes. 
 
Resolution # PC-2024-04-018 
Moved by: Fox 
Seconded by: Buechner 
 
RESOLVED, To postpone The Village of Hastings PUD, East side of Livernois, North of 
Square Lake, to allow the applicant to make improvements and provide updated 
elevations for the ranch style homes as specified in the Site Plan Review Design 
Standards, Section 8.06 of the Zoning Ordinance, as well as provide signage for the EVA, 
and address any outstanding items as identified in the Planning Consultant report dated 
March 15, 2024. 
 
Yes: Buechner, Faison, Fox, Krent, Malalahalli, Perakis, Tagle 
No: Hutson, Lambert 
 
MOTION CARRIED 
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 Date: October 10, 2023  
  December 19, 2023 
                                                                                                                                                        February 21, 2024 
                                                                                                                                                             March 15, 2024 

                                                                                                                                                                  May 14, 2024 
 

PUD and Preliminary Development Plan Approval Review 
For 

City of Troy, Michigan 
 

 
 
  
Applicant: GFA Development Inc 
 
Project Name: Village of Hastings 
 
Plan Date: January 24, 2024 
Location: East side of Livernois, north of Square Lake   
 
Zoning: R-1B, Single Family Residential (approx. 4.9 acres) & NN-Q 

Neighborhood Node, (approx. 1.1 acres) 
 
Proposed Zoning:               Planned Unit Development  
 
Action Requested: PUD and Preliminary Development Plan Approval Review 
 
 
BACKGROUND 

 
An application has been submitted to conditionally rezone a +/-6.0 acre site to PUD in order to 
construct thirty (30) new residential units and preserve three (3) existing homes on site. Eight (8) 
will be ranch style single-family homes, eighteen (18) will be two-story attached row homes, and 
four (4) will be single-family duplex homes. The site currently has four (4) existing single-family 
homes of which three (3) will be preserved and incorporated into the entire development. The 
site includes five (5) parcels. Approximately 4.9 acres of the site is currently zoned R-1B, which 
does not permit multi-family residential; while approximately 1.1 acres of the site is zoned 
Neighborhood Node, which does allow multi-family residential. 
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The subject site is located on the east side of Livernois, north of Square Lake.  Access is via a new 
twenty-eight (28) foot wide private road off Livernois along with an emergency vehicle access 
road off Square Lake in the southeast corner of the development.  The 30-units will be distributed 
in the format outlined below: 
 
 Four (4) one (1) unit detached ranches. Four (4) units total. 
 Two (2) two (2) unit attached ranches. Four (4) units total. 
 Three (3) five (5) unit multi-unit row homes. Fifteen (15) units total. 
 One (1) three (3) unit multi-unit row homes. Three (3) units total. 
 Two (2) two (2) unit single-family duplex homes. Four (4) units total. 
 Three (3) existing (1) unit single family homes. Three (3) units total. 

 
Total of Units: 30 new units + 3 existing units = 33 units. 
 
All duplex and multi-unit row homes are two stories. One (1) duplex unit measures roughly 1,900 
square feet and one (1) row home unit measures roughly 2,000 square feet. 
 
The following benefits have been noted by the applicant:  
 

1. Preservation of three existing homes built. 
2. Offer multiple styles of housing. 
3. Emergency Vehicle Access from Square Lake Road. 
4. 1.3 acres of open space including communal sport court, putting green, and butterfly 

garden. 
5. Landscaping will be viable, interesting, and inviting to encourage outdoor recreation and 

exercise. 
6. Extensive interior sidewalks to promote walkability. 
7. Maximum Building Height shall not exceed 2 stories or 30' in height. 
8. Maximum lot area covered by buildings will be 18%. 

 
If the PUD is recommended for approval by the Planning Commission, a PUD Agreement will be 
drafted between the applicant and the City Attorney’s office prior to consideration by the City 
Council.  
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Location of Subject Site: 
 

 
 
Current Zoning: 
R-1B, Single Family Residential & NN-Q Neighborhood Node. 
 
Proposed Uses of Subject Parcels: 
Thirty-three (33) multi-family and single-family dwelling units. 
 
Current Use of Subject Properties: 
Single Family Homes and undeveloped land. 
 
Surrounding Property Details: 
 

Direction Zoning Use 
North R-1B Single Family Housing  
South NN-Q  Commercial / Office  
East R-1B Single Family Housing 
West R-1B / NN-Q  Single Family Housing / Commercial  
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ZONING 
 
 

 
 
The site includes a mix of zoned R1-B (one family residential) and NN, Neighborhood Node 
Zoning.  Uses along this portion of Livernois and Square Lake Road are primarily low intensity 
office and retail located near the intersection. Institutional uses exist along Square Lake Road 
with Troy Preschool to the west of the intersection and Saint Elizabeth Ann Seton Church to the 
east of the intersection. Newer dense multi-family housing does exist south of the intersection 
along Livernois.  
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PUD PROCESS 
 
A Planned Unit Development project is viewed as an integrated development concept.  To that 
end, the provisions of this Article are not intended to be used as a device for avoiding the zoning 
requirements that would otherwise apply, but rather to allow flexibility and mixture of uses, and 
to improve the design, character and quality of new development.  The use of a Planned Unit 
Development to permit variations from other requirements of this Ordinance shall only be 
approved when such approval results in improvements to the public health, safety and welfare 
in the area affected, and in accordance with the intent of this Article. 
 
The approval of a Planned Unit Development (PUD) is a three-step process:  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The applicant is seeking a recommendation of approval for their Preliminary Development Plan.  
 
 
 
 
 

Step 1-Concept Plan: The first step shall be application for and approval of a Concept 
Development Plan, which requires a legislative enactment amending the zoning district map so 
as to reclassify the property as a Planned Unit Development.  A proposed Development 
Agreement shall be included and incorporated with the Concept Development Plan, to be agreed 
upon and approved coincident with said Plan.  The Concept Development Plan and Development 
Agreement shall be approved by the City Council following the recommendation of the Planning 
Commission.  Such action, if and when approved, shall confer upon the applicant approval of the 
Concept Development Plan and shall rezone the property to PUD in accordance with the terms 
and conditions of the Concept Development Plan approval. 

Step 2- Preliminary Development Plan Approval: The second step of the review and approval 
process shall be the application for and approval of a Preliminary Development Plan (preliminary 
site plan) for the entire project, or for any one or more phases of the project.  City Council shall 
have the final authority to approve and grant Preliminary Development Plan approvals, following 
a recommendation by the Planning Commission. 

Step 3- Final Development Plan Approval:  The third step of the review and approval process 
shall be the review and approval of a Final Development Plan (final site plan) for the entire 
project, or for any one or more phases of the project, and the issuance of building permits.  Final 
Development Plans for Planned Unit Developments shall be submitted to the Zoning 
Administrator for administrative review, and the Zoning Administrator, with the 
recommendation of other appropriate City Departments, shall have final authority for approval 
of such Final Development Plans. 
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PUD INTENT 
 
As set forth in Section 11.01, the intent of the Planned Unit Development option is to permit 
flexibility in the design and use of residential and non-residential land which, through the 
implementation of an overall development plan, when applicable to the site, will:  

1. Encourage developments that will result in a long-term contribution to social, 
environmental and economic sustainability in the City of Troy.  

2. Permit development patterns that respond to changing public and private needs.  
3. Encourage flexibility in design and use that will result in a higher quality of development 

and a better overall project than would be accomplished under conventional zoning, and 
which can be accommodated without sacrificing established community values.  

4. Provide for the long-term protection and/or preservation of natural resources, natural 
features, and/or historic and cultural resources.  

5. Promote the efficient use and conservation of energy.  
6. Encourage the use, redevelopment and improvement of existing sites where current 

ordinances do not provide adequate protection and safeguards for the site or its 
surrounding areas, or where current ordinances do not provide the flexibility to consider 
redevelopment, replacement, or adaptive re-use of existing structures and sites.  

7. Provide for enhanced housing, employment, recreation, and shopping opportunities for 
the citizens of Troy.  

8. Ensure the compatibility of design and use between various components within the PUD 
and with neighboring properties and uses. 9. Ensure development that is consistent with 
the intent of the Master Plan. 
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PREVIOUS PLANNING COMMISSION REVIEWS 
 
The following 14-unit townhome development was approved in 2018: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The applicant is revising the approved site layout shown above and expanding the project to the 
northwest.  
 
The Concept Plan was first reviewed by the Planning Commission in July 2022. Discussion 
included:  

• Previously approved development, housing types, timing and validity of approval, 
currently in engineering process 

• Existing homes; historical in nature, and listed in Historic Preservation Chapter 
• Neighborhood Node “Q” toured by Planning Commission and City Council  
• Public benefit, preservation of two existing homes, housing types offered 
• Intent of PUD development: provide flexibility from Zoning Ordinance regulations to allow 

a more creative and negotiable product 

2018 approved 14-unit site plan. 
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• Planning Commission members expressed opposition to 3-story tall buildings 
• Applicant was encouraged to: 

o Create more green space 
o Retain “old Troy” feel of neighborhood 
o Create a community feel; a village 
o Create a different and unique development  
o Let element of historical homes shine on their own 

 
On January 9, 2024, the Planning Commission considered a revised plan.   After public 
commentary and  lengthy deliberation, a vote to recommend approval of the plan to the City 
Council failed 4-5.  No further action was taken.   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

January 2024 Plan 
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REVISED PLANS 
 
The applicant requested to submit a revised plan for further Planning Commission consideration.  
Per further discussion at the January 9, 2024 meeting, the applicant provided the following 
revisions in March 2024: 

• Removal of the proposed privacy fence between the existing older homes and the 
adjacent new housing units. 

• Reduction of two (2) units.  Revisions include the removal of two (2) duplex units on the 
east side of the development. 

• The four (4) remaining duplex units have a new footprint and layout. 
 
 

 

March 2024 Plan 
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The applicant brought the revised site plans to the Planning Commission meeting on April 9, 2024. 
Discussion at this meeting included: 

• Preserving historic nature of older homes through terms in the PUD agreement 
• Walkability of the site; extension of sidewalks and inclusion of crosswalks 
• EVA (Emergency Vehicle Access); access and signage 
• Additional green space, public amenities, and sustainability features 
• Trash pickup arrangement 
• Design, materials, and color scheme of units 
• Inconsistency of building and lot dimension designations on the site plan 

 
On May 14, 2024, the applicant submitted newly revised plans to the City’s Planning Department. 
Through these revised plans, the applicant has addressed several concerns raised at the April 9th 
meeting, such as EVA access and signage, crosswalks, and the trash pickup arrangement. 
However, some concerns were not addressed, such as additional green space, public amenities, 
and sustainability features. These points are discussed further throughout this report. 
 
 

 

May 2024 Plan 
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NATURAL FEATURES 
 
Topography: A topographic survey has been provided on sheet P-1.0. The site is 

relatively flat with the exception of the southeast corner where a natural 
depression exists and will be converted into the detention basin.     

 
Wetlands:    There are no state regulated wetlands on the site.   
 
Floodplain: The site is not located within a flood hazard zone.  

 
Woodlands: A tree inventory and replacement plan have been provided on Sheet T.1.0-

T.1.1. The applicant surveyed a total of 305 trees on site.  The composition 
of trees is predominantly woodland and invasive species with a small 
amount of landmark trees. Invasive species include silver maples, box 
elder, black walnut, elm, white mulberry, american elm, norway maple, 
catalpa, white poplar, green ash and cottonwood. Of the 305 on-site trees, 
44 woodland trees and 5 landmark trees will be saved. Preserved trees will 
be primarily along the borders of the site and adjacent to the three (3) 
existing homes. 

 
Replacement Details 
Protected Tree Inches Removed Replacement Required 
Landmark 172 inches 172 inches 
Woodland 329 inches 165 inches 
 
Protected Tree Inches Preserved Credit 
Landmark 94 inches 188 inches 
Woodland 440 inches 880 inches 
  
Protected Replacement Required 337 Inches 
Preservation Credit 1,068 Inches 
Total 0 inches of replacement required 
  
Total Tree Mitigation  0 inches of replacement required 

 
Items to be Addressed:  None. 
 
SITE ARRANGEMENT/SETBACKS/HEIGHT CONSIDERATION 

 
The applicant is proposing to construct thirty (30) new residential units and maintain three (3) 
existing houses on site. Eight (8) new units will be ranch style single-family homes, eighteen (18) 
will be two-story attached row homes, and four (4) will be single-family duplex homes. The site 
currently has four (4) existing single-family homes of which three (3) will be preserved and 
incorporated into the entire development. 
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A detention basin is proposed for the southeastern portion of the site, which will be bordered by 
neighboring properties to the south and west, the site emergency vehicle access drive to the east, 
and on-site parking to the north. The plans include two (2) outdoor recreational areas: the 
northern central portion of the site features a sports court, butterfly garden, and putting green; 
and the southern central portion features a 420 square foot park with butterfly garden. 
 
We note that our previous reports raised concerns about inconsistent setbacks found on the site 
plans. The applicant has addressed and alleviated these concerns with the latest site plan 
submitted on May 14, 2024. The applicant has shifted Units 13, 14, and 15, one-foot to the west 
to provide a compliant 30-foot rear setback. 
 
Items to be Addressed: None. 
 
PARKING 

 
Section 13.06.G of the Zoning Ordinance requires: 
 

 Required Provided Complies 
Multiple-Family Residential    
1 space per each efficiency 
dwelling unit 
2 spaces per each dwelling unit 
 

2*33 units= 
66 spaces 

 

25 surface lot spaces 
42 driveway spaces 

30 garage spaces 
= 97 total 

Complies 

 
Items to be Addressed: None 
 
SITE ACCESS AND CIRCULATION 

 
Vehicular Access 
 
The site will be accessed from Livernois Road via a two-lane entry. There is a one-lane Emergency 
Vehicular Access (EVA) proposed from Square Lake Road into the southeastern portion of the 
development. Based on Planning Commission comments on April 9, 2024, the applicant has 
provided signage around the EVA to inform that this lane is meant for emergency vehicles only.  
 
Pedestrian Circulation 
 
Five (5) foot wide sidewalks are shown throughout the development providing pedestrian 
connection to multiple units and open space amenities. To address concerns raised at the April 
9, 2024 Planning Commission meeting, the applicant has also provided three (3) crosswalks in 
areas expected to have heavier pedestrian traffic. One (1) crosswalk connects the sidewalk south 
of the sports court to the adjacent sidewalk north of Unit 30. On the south side of the main road, 
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two (2) more crosswalks are provided where the sidewalk ends for vehicular entry into each 
parking lot. 
 
Items to be Addressed: None.  
 
LANDSCAPING 

 
A landscaping plan has been provided on Sheets L-1.0 and L-1.1. The following table discusses 
the development’s compliance with the landscape requirements set forth in Section 13.02. 
 

 Required Provided Compliance 
Greenbelt Planting    
Livernois: 1 tree per 30 feet of 
frontage  463 / 30 = 15 15 Complies 

Property Lines    
North (Residential): 
1 large evergreen tree per 10 lineal 
feet OR 1 narrow evergreen tree per 
3 lineal feet 
 
 
 
 
 
East (Residential): 
1 large evergreen tree per 10 lineal 
feet OR 1 narrow evergreen tree per 
3 lineal feet 
 
 
 
 
 
 
 
South (Office): 
Not required 

297-feet along 
western half / 10 

= 30 trees 
 
 

305-feet along 
eastern half / 10 

= 31 trees 
 
 

170-feet along 
northern quarter/3 

= 57 trees 
 
 

586-feet along 
southern three 

quarters/3 
= 195 trees 

 
 

N/A 

30 large evergreen 
trees 

 
 
 

31 large evergreen 
trees 

 
 
 

57 narrow evergreen 
trees 

 
 
 

195 narrow evergreen 
trees 

 
 
 
 

2 trees 

Complies 
 
 
 
 

Complies 
 
 
 
 

Complies 
 
 
 
 

Complies 
 
 
 
 
 

N/A 

Parking Lot    
1 tree per 8 surface lot parking 
spaces 25 / 8 = 3 trees 

None in parking lot;  
but 52 provided along 

the road 
Complies 

Subdivision and Site Condominium 
Landscaping    

1 tree per 50 lineal feet of public or 
private road frontage 

1,281 LF / 50= 
26 trees 52 trees Complies 
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Overall    
Site landscaping: 
A minimum of 20% of the site area 
shall be comprised of landscape 
material 

20% 26% Complies 

 
Trash Pickup 
 
Ranch home residents will utilize private trash cans which shall be set along the road for pickup. 
Then, four (4) trash receptacles are provided within the parking lots for residents in the ROW and 
duplex style units. The four (4) trash receptacles are dispersed in a manner convenient for all 
units. We note that initially only three (3) trash receptacles were proposed on-site, and the 
applicant added a fourth trash receptacle following the April 9th Planning Commission meeting. 
 
Items to be Addressed: None.  
 
TRAFFIC 

 
In an August 23rd, 2023 memo, OHM has reviewed traffic.   
 
Traffic Counts:  
 

Land Use Number 
of Units 

ITE 
Land 
Use 

Code 

Number of Site Generation Trips 
AM Peak Hour PM Peak Hour Daily 

In Out Total In Out Total In Out Total 

Single 
Family 

Detached 

6 210 1 5 6 4 3 7 38 38 76 

Single 
Family 

Attached 

38 215 4 10 14 11 8 19 120 120 240 

Site Totals – 44 units 5 15 20 15 11 26 158 158 316 
 
OHM Conclusion 
 
Traffic volumes are closely correlated with the number of residential units. Essentially all the trips 
generated by the Village of Hastings development will be delivered directly to Livernois Road, an 
arterial roadway, which will increase slightly over current conditions. The traffic generated by the 
proposed development would be minimal, adding less than 30 vehicle trips during the peak 
(“busiest”) hour. This equates to approximately one vehicle every 2-3 minutes during the peak 
hours. The traffic impact of this site on the adjacent road network is negligible and would be 
imperceptible to the majority of road users. 
 
Items to be Addressed: None.   
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PHOTOMETRICS 
 
The types of fixtures and footcandle measurements proposed are compliant with lighting 
standards. In regard to fixture height, the applicant notes: “No fixture to be mounted greater 
than 25 feet above grade. Fixtures at sports court to be no more than 15 feet above grade.” 
 
Items to be Addressed: None.   
 
FLOOR PLAN AND ELEVATIONS 

 
Floor Plans 
 
Ranch Unit: 
The front façade of the ranch allows entry into the unit via the front door and through the garage. 
The unit features three (3) bedrooms, two (2) restrooms, a great room, kitchen, nook area, and 
laundry room. Ranch units can be built with either a 2-car garage or 3-car garage. The applicant 
has confirmed that this choice shall be made by the buyer at the time of sale. Ranch units with a 
3-car garage will be slightly larger in width and will include a covered patio in the rear yard. 
 
Ranch Duplex Unit: 
Each ranch duplex unit is accessed via the front door or the 2-car garage. The unit includes (3) 
bedrooms, two (2) restrooms, a great room, kitchen, nook area, laundry room, and mud room.  
 
2-story Duplex Unit: 
The first floor of each 2-story duplex unit includes a 2-car garage, mechanical equipment area, 
and stairs. The main door entrance is located on the side of the unit. The second floor includes 
the living room, kitchen, laundry area, two (2) bedrooms, and one (1) restroom. 
 
Multi-Unit ROW Homes/Townhouse: 
The first floor of these units is where the 19’ x 20’ garage, living room, dining area, kitchen, 
pantry, and one (1) restroom are located. The second floor includes three (3) bedrooms, two (2) 
restrooms, and a laundry room. One (1) restroom is located in a common area and the other is 
solely accessible through the primary bedroom. 
 
Elevations 
The maximum proposed height of all housing units is 30 feet tall. 
 
Building Materials 
Overall, the same general building materials are proposed for all housing types at this 
development. These materials include asphalt shingles, brick veneer, board and batten siding, 
painted wood trim, and insulated vinyl windows. The only notable differences in materials are 
that the ROW homes also contain limestone veneer and the ranch duplexes have a couple of 
small areas with metal roofing. Colored renderings indicate that all housing types shall have a 
similar color scheme, including shades of red, orange, brown, white, gray, and black. 
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We note that since the April 9th Planning Commission meeting, the applicant has revised aspects 
of the building design to address architectural concerns. The “snout nose” appearance of the 
ranch units has been reduced, and more windows and architectural details have been 
incorporated to enhance natural light and building appearance. See the latest colored renderings 
below. 
 
 

Rendering of Detached Ranch Unit, Dated May 14, 2024. 

 
 
 

Rendering of Ranch Duplex Unit, Dated May 14, 2024. 
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Rendering of 2-story Duplex Unit, Dated May 14, 2024. 

 
 

Rendering of Multi-Unit Townhouse, Dated May 14, 2024. 

 
 
In light of these changes, we recommend the Planning Commission evaluate the proposed 
architecture in accordance with Site Plan Review Design Standards of Section 8.06. 
 
Items to be Addressed: Planning Commission to evaluate proposed architecture in accordance 
with Site Plan Review Design Standards of Section 8.06. 
 
PUD STANDARDS 

 
As set forth in section 11.03, Standards for Approval, it should be demonstrated that the 
following standards will be met, as reasonably applicable to the site: 
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1. The applicant shall demonstrate that through the use of the PUD option, the development 
will accomplish a sufficient number of the following objectives, as are reasonably 
applicable to the site, providing: 

2. A mixture of land uses that would otherwise not be permitted without the use of the PUD 
provided that other objectives of this Article are also met.  

3. A public improvement or public facility (e.g. recreational, transportation, safety and 
security) which will enhance, add to or replace those provided by public entities, thereby 
furthering the public health, safety and welfare.  

4. A recognizable and material benefit to the ultimate users of the project and to the 
community, where such benefit would otherwise be infeasible or unlikely to be achieved 
absent these regulations. 

5. Long-term protection and preservation of natural resources, natural features, and historic 
and cultural resources, of a significant quantity and/or quality in need of protection or 
preservation, and which would otherwise be unfeasible or unlikely to be achieved absent 
these regulations. 

6. A compatible mixture of open space, landscaped areas, and/or pedestrian amenities. 
7. Appropriate land use transitions between the PUD and surrounding properties.  
8. Design features and techniques, such as green building and low impact design, which will 

promote and encourage energy conservation and sustainable development.  
9. Innovative and creative site and building designs, solutions and materials.  
10. The desirable qualities of a dynamic urban environment that is compact, designed to 

human scale, and exhibits contextual integration of buildings and city spaces.  
11. The PUD will reasonably mitigate impacts to the transportation system and enhance non-

motorized facilities and amenities.  
12. For the appropriate assembly, use, redevelopment, replacement and/ or improvement of 

existing sites that are occupied by obsolete uses and/or structures.  
13. A complementary variety of housing types that is in harmony with adjacent uses. 
14. A reduction of the impact of a non-conformity or removal of an obsolete building or 

structure.  
15. A development consistent with and meeting the intent of this Article, which will promote 

the intent of the Master Plan or the intent of any applicable corridor or sub-area plans.  If 
conditions have changed since the Plan, or any applicable corridor or sub-area plans were 
adopted, the uses shall be consistent with recent development trends in the area.  

16. Includes all necessary information and specifications with respect to structures, heights, 
setbacks, density, parking, circulation, landscaping, amenities and other design and layout 
features, exhibiting a due regard for the relationship of the development to the 
surrounding properties and uses thereon, as well as to the relationship between the 
various elements within the proposed Planned Unit Development.  In determining whether 
these relationships have been appropriately addressed, consideration shall be given to the 
following: 

a. The bulk, placement, and materials of construction of the proposed structures and 
other site improvements.  

b. The location and screening of vehicular circulation and parking areas in relation to 
surrounding properties and the other elements of the development.  
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c. The location and screening of outdoor storage, loading areas, outdoor activity or 
work areas, and mechanical equipment.  

d. The hours of operation of the proposed uses.  
e. The location, amount, type and intensity of landscaping, and other site amenities.  

17. Parking shall be provided in order to properly serve the total range of uses within the 
Planned Unit Development.  The sharing of parking among the various uses within a 
Planned Unit Development may be permitted.  The applicant shall provide justification to 
the satisfaction of the City that the shared parking proposed is sufficient for the 
development and will not impair the functioning of the development, and will not have a 
negative effect on traffic flow within the development and/or on properties adjacent to 
the development.  

18. Innovative methods of stormwater management that enhance water quality shall be 
considered in the design of the stormwater system. 18. The proposed Planned Unit 
Development shall be in compliance with all applicable Federal, State and local laws and 
ordinances, and shall coordinate with existing public facilities. 

 
SITE PLAN REVIEW STANDARDS 

 
Site Plan review standards provide the Planning Commission with direction when reviewing the 
proposed site plan and design features of this development.  
 
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.  
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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 

 
The Planning Commission has seen several revisions of the proposed project. We recommend 
the Planning Commission discuss whether the current proposal is consistent with the Master 
Plan, whether it meets the site plan design standards, and whether it meets the PUD standards.  
 
Sincerely,  
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From: Jen Gillie
To: Planning
Subject: Re: Stop Rezoning of Troy Corners Development
Date: Monday, April 22, 2024 7:21:26 PM

[You don't often get email from jenniferrobingillie@gmail.com. Learn why this is important at
https://aka.ms/LearnAboutSenderIdentification ]

CAUTION: This email did not originate from within the City of Troy. Do not click links or open attachments unless
you recognize the sender and know the content is safe.

I am newer to the neighborhood and live at 212 Booth Rd. It took my family 5 years to find a house in this
neighborhood. We choose this neighborhood because we love the big yards and not having neighbors so close. We
moved from Royal Oak. We chose this neighborhood because of the community, we have over 10 families with kids
around my son’s age of 9, some younger. My son didn’t learn to ride a bike until this past summer because the
streets of Royal Oak, the houses were so congested you never knew if someone would be backing out of their
driveway!

My biggest concern is the safety of my child and the children who ride their bikes and scooters in the street, if the
builder ends up connecting our neighborhood to his multi family home plan this could  increase the traffic on our
streets by more than 68 cars based on his 34 unit development. 68 more cars driving our streets.

My next concern is our infrastructure, my yard is partially under water now, I feel this could cause more problems
for our area adding that kind of density.

I understand that Troy Corners will at some point be developed. Let’s keep the same look and feel of our
community. Single family homes on 1/2 acres lots! We moved to this area for a reason!! Less congestion and more
room for our family and our children to stay safe!

My other concern is possible redevelopment of our beautiful neighborhood. If Gary gets his way and connects our
neighborhood through 400 Ottawa. Family’s could start moving out and selling and then our beautiful ranches could
all turn into multi family homes. Living in Royal Oak the last 18 years was a sad site to see all of the big foot homes
moving in as they tore down the small ranches. When I first moved here I would stare out my back kitchen window
and watch the sunrise! The most beautiful and relaxing view I had ever seen! And I have it here in Troy and didn’t
need to be on vacation to have such a beautiful view. Something I had not seen in years living in royal oak. All I
could see were houses! Please let’s keep our community in tact and keep the same feel that I am sure is the reason
why we all live here. We do not want to live on top of each other and would like a safe place for our kids to grow
up!

It would be a win for everyone if Gary would do single family homes, he would still make money as that’s all he
truly cares about! And it would keep the families of Troy Corners happy and this long drawn out fight would be
over.

Sincerely,
Jennifer Gillie

> On Dec 9, 2023, at 12:22 PM, Jen Gillie <jenniferrobingillie@gmail.com> wrote:
>
> ﻿I am a resident on Booth Rd, just north of the Troy corners site. I am not ok with this being zoned for PUD. This
area needs to stay single family homes to maintained the integrity of our neighborhoods we love so much!
>
> We recently moved from the Royal Oak area for the quiet neighborhood with a small town feel. We do not
approve or desire to have high rise buildings. This will add unnecessary congestion to our area and the need to do
future upgrades of our roads that we do not need today!

mailto:jenniferrobingillie@gmail.com
mailto:planning@troymi.gov
https://aka.ms/LearnAboutSenderIdentification


>
> Keep our small town feel, please do not approve this to be rezoned!
>
> Jennifer Gillie



CAUTION: This email did not originate from within the City of Troy. Do not click links or
open attachments unless you recognize the sender and know the content is safe.

From: Shelley Stenger
To: Hirak Chanda; David Hamilton; Ellen C Hodorek; Mark A Gunn; Ethan Baker; Planning; Rebecca A. Chamberlain-

Creangă; Theresa Brooks
Subject: PUD and Troy Corners
Date: Monday, May 13, 2024 8:43:21 PM

Some people who received this message don't often get email from shellsellshomes1@gmail.com. Learn why this
is important

Dear Planning Commision and City Council members, 

I am out of town so I wanted to send this to be included in the public remarks at the
next meeting.  I will keep this short and sweet.

My mom and I live on 437 E Hurst Drive near historic Troy Corners.  My mom has
lived here for 62 years after my dad built our house.  We love our neighborhood but
we do not like what has been happening in our area in the last handful of years....
beginning with the townhouses next to Peppy's Pizza.  

I have attended the previous planning and council meetings and am afraid that we are
not being heard.  I believe there is some confusion about what the residents want and
I want to be clear.  
I know that there are other townhomes already approved on Square Lake Road by
John's party store.  But we are very opposed to the PUD that is proposed for the
northeast corner of the intersection.  We would much rather only have the
townhouses on Square Lake Road ~ but with a larger setback than the buildings next
to Peppy's.  The PUD does not meet the requirements, plain and simple.  Please hear
our plea and do not approve the PUD.

We also agree with the majority of the neighbors regarding our Node, no high density,
no three- story, etc.  Please, please keep any more large developments off of our 2
lane road.  Too much traffic already.  And we need to keep property values up in
Troy! We are not a low income neighborhood. 

Thank you for all of your time and effort in this matter.  We really do appreciate your
hard work! 

Shelley Stenger & Shirley Hardwick

_____

Certified Pricing Strategy Advisor
Certified Real Estate Negotiation Expert

     
Website:  Shellsellshomes1.com

mailto:shellsellshomes1@gmail.com
mailto:Hirak.Chanda@troymi.gov
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mailto:RAChamberlain@troymi.gov
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Ann Coleman 
6091 Livernois Road 

Troy, MI 48098 
City of Troy Planning Commission 
500 W Big Beaver Road 
Troy, MI 48084 
 
April 14, 2024 
 
Dear Planning Commission,        

I am writing to follow up on the topic of rezoning R1B to PUD that was discussed Tuesday April 9. 2024. 

It was not my, nor do I believe anyone’s intent, to create surprise among the commission.  I and my neighbors have 
put many, many hours of learning, exploring, and thought into the proposal to rezone the R1B at Square Lake and 
Livernois roads to PUD. 

 An either-or choice was presented to the Telford HOA by the developer.  The developer has not reached out to talk 
to me, or anyone on the west side of Livernois Road that I know of.  In addition, I have repeatedly heard at 
commission meetings that the developer has the right to build the 14 units on Square Lake because of past 
decisions, he is within his rights, unless the PUD development can go in.  So, I truly believe that we have an either-
or choice.  I respect the developer’s rights. 

In thinking about the loss of old/historic homes to build new single-family homes with adjacent unit development 
on Square Lake, vs keeping the homes and seeing unit development behind them, I would rather see the new 
homes in R1B.  For 3 reasons: 

1) The developer has not maintained the old/historic homes from the curb view.  The landscape has 
overgrown, a chopped wood fence has fallen apart (although on Sunday the 14th I saw a man repairing it 
after years), and mold/mildew covers the siding.  This tells me that he truly does not care about these 
homes as assets to the neighborhood.  I do not trust his words that say he will repair them.  I trust his 
previous actions.   And there is no guarantee that a new owner would maintain them as historic.  It would be 
a niche sale. 

2) The intent of this area has not changed, and I agree with the intent of the master plan for this area.  “The 
Master Plan recognizes that single-family residential neighborhoods are vital components of the City…. The 
R-1A through R-1E Districts are further intended to preserve and improve upon the quality of residential 
neighborhoods while permitting a limited number of other compatible uses which support residential 
neighborhoods.” 

3) If the precedent is set to increase density of housing this will lead to a ripple effect of widening the road and 
I will lose my house because it sits close it.  It is obvious that the properties on the east side of Livernois, 
south of Square Lake are likely going to be re-developed, along with the area to the east that the developer 
says he owns.  We have many more homes getting built.  Any density greater than R1B is concerning. 

I believe that community development, when there is conflict, ought to be worked out through discussion and 
compromise.  I believe I am a stakeholder.  If I am wrong about these things, I humbly ask for correction. 

Thank you, as always, for your service.   

 

Respectfully submitted, 

 

Ann Coleman 
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Brent Savidant

From: Rosemarie Thommes <rthommes@aol.com>
Sent: Sunday, May 12, 2024 11:09 AM
To: Planning
Cc: Ethan Baker
Subject: Strong Opposition to Proposed PUD at Livernois Rd and Square Lake Rd

 

To: City of Troy Planning Commission 
 
I am writing to reiterate my strong opposition to the proposed Planned Unit Development (PUD) near 
the Neighborhood Node at Livernois Rd and Square Lake Rd. This letter serves as a continuation of 
my previous communications on this matter. 
 
My opposition is based on several key concerns: 
    • Traffic Congestion: Livernois Rd and Square Lake Rd are only two-lane roads, and I, along with 
many other residents, believe the traffic studies underestimate the significant impact this PUD will 
have. These roads cannot handle the additional traffic generated by a high-density development. 
    • Neighborhood Character: This proposal disrupts the established character of our neighborhood. 
The existing single-family homes, many over 100 years old, contribute significantly to the charm of 
the area. A PUD with multi-family units would be a stark contrast and not a welcome addition.  It 
would disrupt the look and feel of the community, similar to the negative impact of the 3-story 
townhomes built on Livernois. 
    • Inaccurate Comparisons: The builder's argument referencing other approved PUDs is irrelevant. 
Those developments were situated on major roads with multiple lanes, unlike the narrow, local roads 
surrounding this proposed site. 
    • Unaffordable Housing: GFA's claim of providing affordable housing solutions is misleading. With 
starting prices of $600,000 for homes and $350,000 for townhomes, these units will be out of reach 
for most residents seeking affordability.   
 
Alternative Solutions: 
Instead of this ill-suited PUD, I urge the Commission to consider alternative locations for such 
developments: 
    • Vacant Office Buildings: There are numerous vacant office buildings in Troy that could be 
repurposed for multi-family housing. 
    • Demolished Hotel Site: The vacant site at Crooks Rd and I-75, where a hotel once stood, 
presents another perfect opportunity for a PUD with existing infrastructure already in place. 
    • Long Lake Rd and Crooks Rd PUD: The proposed PUD at this location seems like a much better 
fit and makes far more sense, with existing infrastructure capable of supporting additional traffic. 
 
The entire community surrounding the proposed PUD at Livernois Rd and Square Lake Rd strongly 
opposes this development. We urge the Commission to maintain the current zoning and protect the 
character of our neighborhood. 
 

  You don't often get email from rthommes@aol.com. Learn why this is important  

  CAUTION: This email did not originate from within the City of Troy. Do not click links or open attachments 
unless you recognize the sender and know the content is safe.  
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Thank you for your time and consideration. 
 
Sincerely, 
Rosemarie Thommes 
335 Ottawa Drive 
 
 



 
 

ITEM #6 



  PC 2024.05.28 
  Agenda Item # 6 
 

 
 
 
DATE: May 22, 2024 
 
TO: Planning Commission 
 
FROM: R. Brent Savidant, Community Development Director 
 
SUBJECT: 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. 

 
The petitioner Atto Construction submitted the above referenced Preliminary Site Plan application 
for a 54-unit townhome development. The property is currently zoned NN (Neighborhood Node 
“F”) Zoning District. Multi-family residential is permitted by right in this district, subject to height 
and setback limitations as well as transparency requirements. The Planning Commission is 
responsible for granting Preliminary Site Plan approval for this item.  
 
The Planning Commission considered this item on April 23, 2024 and passed the following 
resolution: 
 

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 

 
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. 
 
 
 



  PC 2024.05.28 
  Agenda Item # 6 
 

Attachments: 
1. Maps 
2. Minutes from April 23, 2024 Planning Commission Regular meeting. 
3. Report prepared by Carlisle/Wortman Associates, Inc. 
4. Preliminary site plan 
 
 
G:\SITE PLANS\SP_JPLN2023-0031_WATTLES SQUARE APARTMENTS\PC Memo 2024 05 28.docx 



PROPOSED RESOLUTION 
 
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. 
 
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 Wattles Square Apartments, located on the South 
side of Wattles, east of John R, Section 24, Zoned NN (Neighborhood Node “F”) Zoning 
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.
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1:

Feet5770 288



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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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. 
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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. 
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• 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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Date: November 1, 2023 
  Revised:     February  7, 2024 

          April 12, 2024 
         May 14, 2024 

Preliminary Site Plan
For 

City of Troy, Michigan

Applicant: 

Project Name: 

Plan Date: 

Location: 

Zoning: 

Action Requested: 

Atto Construction  

Wattles Square Apartment 

DecembePLANNING COMMISSION 

REGULAR MEETING –FINAL APRIL 

23, 2024r 5, 2023 

South side of Wattles, east of John 

R. NN, Neighborhood Node, Site 

Type B Preliminary Site Plan 

Approval 

PROJECT AND SITE DESCRIPTION 

An application has been submitted for a proposed multiple family stacked flat project along the 
south side of Wattles, east of John R.  The site is approximately 2 acres 3.47 acres in area and is 
currently vacant but encumbered with tree cover. The site is directly east of an existing RiteAid 
and abuts residential uses on its north, east, and south sides. 

The applicant proposes a total of 54 units, divided into two (2) buildings.  The first building is 
directly adjacent to Wattles and the second building is set behind the first.  The buildings are 
stacked flats totaling three (3) stories, but we note that the applicant has lowered the grade of 
the site so the first story is below grade. The level below grade (noted as “garden level”) and the 
level above (noted as “first floor”) are one unit.  The third level (noted as “second floor”) is a 
separate unit. 
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The proposed development is heavily intertwined with the RiteAid site to the east. The applicant 
is utilizing a portion of the existing RiteAid site for sidewalks, open space, seven (7) parking 
spaces, and a shared dumpster/recycling enclosure. Furthermore, the applicant proposes to 
convert a 500 sq/ft section of the existing RiteAid building into a community building for tenants. 
The existing RiteAid site is owned by the same owner and they will combine the lots to make 
them one zoning lot.   
 
The site is zoned NN, Neighborhood Node. The proposed multiple family residential use is 
permitted in the NN, Neighborhood Node, Site Type B. 
 
Location of subject site: 
South side of Wattles, east of John R. 
 

Location and Aerial Image of Subject Site 
 

 
Size of subject site: 
The property is approximately 3.47 acres in area.  
 
Proposed use of subject site: 
The proposed use is for 54 apartment units.  
 
Current use of subject site: 
The property is currently vacant. 
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Current Zoning: 
The property is currently zoned NN, Neighborhood Node, Site Type B. 
 
Surrounding Property Details: 
 

Direction Zoning Use 
North  NN, Neighborhood Node Attached Residential  
South R1-C, One Family Residential District Single Family Residential   
East R1-C, One Family Residential District Single Family Residential  
West NN, Neighborhood Node RiteAid 

 
 
PREVIOUS PLANNING COMMISSION REVIEWS 

 
The Concept Plan was first reviewed by the Planning Commission on April 23, 2024. Discussion 
primarily focused on: 

• Safety issues posed by the balcony arrangement (garden level ‘balcony’ seen as open hole 
in the ground; first floor balcony seen as head clearance hazard) 

• Structural and dimensional details of the egress windows 
• Non-compliance with minimum transparency requirements 

 
CHANGES SINCE PLANNING COMMISSION REVIEW 

 
At the April 23, 2024 Planning Commission meeting, Commissioners voiced concerns with the 
arrangement of the garden level and first floor balconies. The garden level ‘balcony’ was seen as 
a hole with no barrier protection, making it a hazard to children and wildlife specifically. The first 
floor balcony was seen as a head clearance hazard for both adults and children, as the bottom of 
the balcony was proposed only 3’10’’ above grade. 
 
The applicant utilized feedback from the Planning Commission to revise the layout of the 
balconies. While the original site plans featured a ‘floating’ first floor balcony, the revised site 
plans show support beams between the first floor and garden level balconies. The support beams 
are not necessary from a structural standpoint, but they mitigate concerns of children (and 
possibly adults) running into corners of the balcony. 
 
Similarly, revised site plans feature a guard rail around the garden level ‘balcony,’ minimizing its 
appearance as a hole in the ground. Colored renderings show planter boxes hanging on the guard 
rail. See below for a comparison of the original balcony design versus the revised balcony design. 
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Original Balcony Design  
 

 
 

Revised Balcony Design, Dated May 7, 2024. 
 

 
 
 
 
 



Wattles Square Apartments 
May 14, 2024 
 
 

5 
 

MASTER PLAN 
 
The site is Master Planned for Neighborhood Node.   The intended purpose of the neighborhood 
nodes are to: 

• Work together with Social Neighborhoods to create a more livable community.  
• Mixed use.  
• Provide neighborhood gathering places.  
• Accommodate the daily needs of residents. 

 
In addition, neighborhood nodes include specific site design and building design attributes: 
 

SITE DESIGN ATTRIBUTES 
• Buildings should be separated from the right-of-way line by a landscaped greenbelt, 

one lane of off-street parking or a pedestrian walk, or a combination of these.   
• Primary parking areas will be located within rear or interior side yards. 
• Off-street parking should be screened from the public right-of-way by a knee wall or 

low decorative fence with a hedge of plantings.  
• Walks will connect adjacent developments and the public sidewalks.  
• Well-defined crosswalks with timed signalization will permit safe crossings.  
• Flexible use of space allowing modest outdoor gathering spaces, such as plazas, will be 

encouraged.  

BUILDING DESIGN ATTRIBUTES  
• Buildings should be between two and three stories, although one–story structures 

accommodating gas stations or other special situations may be permitted.  
• One-story buildings should have a minimum exterior height of sixteen feet.  
• A ground level story should have a minimum height of twelve feet from finished floor to 

finished ceiling.   
• Facades facing major thoroughfares will be treated as fronts and should have a 

minimum of half transparent glass and special architectural design treatments.  
• Fenestration (the arrangement of windows and doors) should be highlighted through 

the use of awnings, overhangs or trim detailing.  
• Lighting will be carefully managed so as not to encroach on adjacent residential areas. 

 
NATURAL RESOURCES 

 
Topography:                   The site is relatively flat with minor elevation changes. 
 
Wetlands/Floodplain:   The site is not encumbered with wetlands or located in a floodplain.  
 
Woodlands: A tree survey has been provided to inventory the natural features that 

exist onsite.   The survey identified a total of approximately 78 trees on 
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site.  Most of the trees are invasive species such as cottonwood and box 
elder. Full replacement and preservation details are shown in the table 
below: 

 
Replacement Details 

Protected Tree Inches Removed Replacement Required 
Landmark 85 inches 85 inches 
Woodland 137 inches 69 inches 
Preservation/Mitigation  Inches Preserved Credit 
Landmark 0 inches 0 inches 
Woodland 0 inches 0 inches 
Total 154 inches required for replacement.   

 
Items to be Addressed: None. 
 
SITE ARRANGEMENT 

 
The applicant proposes a total of 54 units, divided into two (2) buildings.  One building is directly 
adjacent to Wattles and the second building is set behind the first.  The buildings are stacked flats 
totaling three (3) stories, but we note that the applicant has lowered the grade of the site so the 
first floor is below grade. The below grade (noted as “garden level”) and the level above (noted 
as “first floor”) are one unit.  The “second floor” is a separate unit. 
 
Parking is located in three (3) main areas: along the east side of the site, in the center of the site 
between the two (2) apartment buildings, and behind the second apartment building (south end 
of site). The applicant proposes one (1) access point off Wattles and one (1) shared access with 
the RiteAid property. 
 
The plans propose for the development to share certain site features with the RiteAid site directly 
to the west. The applicant proposes to utilize a portion of the RiteAid site for sidewalks, open 
space, seven (7) parking spaces, and a dumpster enclosure. The proposed use of the RiteAid site 
will remove approximately 20 spaces from the RiteAid site. The applicant’s parking calculations 
for RiteAid have been provided and are detailed in the “Parking” section. 
 
Additional supplemental information has been provided regarding the connection between the 
proposed development and the RiteAid site. The applicant states that a portion of the RiteAid 
site is being used so that some site features can be shared, helping to make the development 
more efficient and sustainable, such as using the driveway from John R and the shared 
dumpster/recycling enclosure. The existing RiteAid site is owned by the same owner and they 
will combine the lots to make them one zoning lot.   
 
The applicant proposes to convert a 500 sq/ft section of the existing RiteAid building into a 
community building for tenants. This separate 500 sq/ft area is located in the southwest corner 
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of the RiteAid building and is currently vacant. Floor plans provided by the applicant indicate that 
the community building includes one (1) large, open-concept room and one (1) restroom. The 
large community room includes: a living room area with a 60-inch flat screen and sitting furniture; 
a dining area with a table, six (6) chairs, and counter space with a sink and 24-inch mini-fridge; 
and a workout area with four (4) pieces of equipment and two (2) ADA compliant drinking 
fountains. 
 
Additionally, colored renderings provided by the applicant show the inclusion of a small patio 
near the community room entrance. Renderings indicate enough patio space for two (2) small 
tables, one (1) box plant, and a small group of people. A transformer with a 64-inch screening 
wall is also shown on the patio.  
 
 
 

Community Building/Room as Presented in Colored Renderings 
 

 
 

Community Building/Room Location in Context of Surrounding Area 
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Items to be Addressed: None. 
 
 

AREA, WIDTH, HEIGHT, SETBACKS 
 

 

 Required/Allowed Provided Compliance 
Front 
(north) 10 feet 10 feet Complies 

Rear 
(south) 30 feet 72 feet Complies 

Side 
(west/RiteAid) 0 feet  89 feet Complies 

Side 
(east)  

20 feet 90 feet Complies 

Setbacks Adjacent to 
Residential 
(east, south) 
  

Where a property is 
abutting a one-family 

or one-family attached 
district, all setbacks 
abutting said district 
shall be equal to the 

height of the building. 

90 feet (east) 
72 feet (south) Complies  

Maximum Height 2.5 stories/30 feet 30 feet  Complies  
Maximum Lot Area 
Covered by Buildings 
(combined lots)  

30% 21,280 SF/85,737= 
25%   Complies 

Community building 
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Garden Style Apartment Design: 
 
The applicant proposes a garden style apartment where a portion of the “ground” floor is below 
grade.  This is being done to essentially provide a three-story building and comply with the 2.5 
story/30-foot height requirement. The applicant states that the ground floor does not constitute 
a story and is considered a basement per ordinance definitions. The Zoning Ordinance defines a 
“Basement” as follows: 
 

• “That portion of a building which is partly or wholly below grade but is so located that the 
vertical distance from the average grade to the floor is greater than the vertical distance 
from the average grade to the ceiling. A basement shall not be counted as a story.” 

 
The applicant states that the ground floor is 4’-8” underground and 3-10” is above grade, thus 
they conclude that more than “ fifty (50) percent by cubic content, is below the height level of 
the adjoining ground”, and thus does not constitute a story. See the cross section below. 
 

 
 

Despite its compliance with building height requirements, the garden style apartment still raised 
concerns from a design perspective.  
Items to be Addressed: Planning Commission evaluation of revised balcony design. 
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SITE ACCESS AND CIRCULATION 
 
Vehicular Access: 
There are two (2) proposed points of access off Wattles, one (1) of which is a shared access with 
RiteAid. We note an existing access point to RiteAid off John R, which will also be usable by 
tenants. Circulation and access have been reviewed by the Engineering and Fire Department and 
no issues were noted. A traffic review was not required as part of the Engineering review. 
 
Pedestrian Circulation: 
There is a continuous sidewalk around both apartment buildings, across the driveway, and then 
connecting to the existing sidewalk on Wattles. One (1) crosswalk is shown leading towards the 
proposed Community Building and one (1) crosswalk is shown leading towards RiteAid. Required 
signage has been added. 
 
Items to be Addressed: None. 
 
PARKING 

 
Section 13.06.G of the Zoning Ordinance requires: 
 

 Required Provided Complies 
Multiple-Family Residential    
1 space per each efficiency 
dwelling unit 
2 spaces per each dwelling unit 
 

 
54 units*2= 108 

 
108 Complies 

Barrier Free 
5 5 Complies 

Bicycle  
 2 Bike Rack Complies 

Retail    

1 space per 250 SF of gross floor 
area 11,585 SF/250= 46 46 Complies 

Barrier Free 
 2 2 Complies 

 
Parking calculations confirm that on-site parking will remain sufficient for both the subject site 
and the RiteAid site. 
 
Items to be Addressed: None. 
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LANDSCAPING 
 
Landscaping is regulated by Section 13.02:  
 

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

20% 35% Complies 

Screening between uses: 
Table 13.02A and 13.02B set forth 
screening requirements relating to 
adjacent land uses. Applicant selected 
one (1) large evergreen tree per ten (10) 
lineal feet. 

East: 
303 feet = 31 trees 

 
South: 

380 feet = 38 trees 

East: 31 
 

South: 38 
Complies 

Parking Lot Trees: 
1 per 8 spaces 

114 spaces =  
14 trees 15 trees Complies 

Mitigation: 
Replace 50% of Woodland DBH 
Replace 100% of Landmark  DBH 

154 inches of DBH 156 inches Complies 

 
Trash Enclosure: 
The applicant intends to remove the existing RiteAid dumpster/enclosure and utilize a shared use 
dumpster/recycling enclosure between the two (2) sites. The proposed shared dumpster is 
located at the southwest corner of the site near the RiteAid property. The enclosure is a 6-foot 
masonry block wall matching the finish of the buildings. 
 
Equipment: 
Mechanical equipment is proposed at the northwest corner of the property. The applicant has 
provided details for a 3-foot-tall brick screening wall. 
 
Items to be Addressed: Provide required interior parking lot landscaping.   
 
LIGHTING 

 
The applicant is proposing to light the site with 10 pole lights and 28 lighted bollards.  The fixtures 
and photometrics meet ordinance requirements. The pole lights will measure 15 feet in height. 
 
Items to be Addressed:  None.   
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FLOOR PLANS AND ELEVATIONS 

 
Floorplans: 
34 out of 54 proposed units are two (2) level units. In these 34 units, the “garden level” begins 
four (4) feet 8 inches below grade and contains a bedroom, bathroom, walk-in closet, and 
storage/utility room. Upstairs, the “first floor” contains a foyer area, living room, kitchen, 
bathroom, and second bedroom.  
 
20 out of 54 proposed units are one (1) level units on the “second floor” of each building (above 
the garden level and first floor). These 20 units include a foyer area, two (2) bedrooms, living 
room, kitchen, two (2) bathrooms, walk-in closet, and laundry room. 
 
All units are accessed by stairs and no elevators are included in the buildings. With that said, the 
units are not ADA accessible by default. However, the applicant has noted that certain units can 
become ADA accessible with the inclusion of stair lifts. 
 
Elevations: 
The apartment buildings feature a flat-roof design with an overall height of 30 feet. 
 
Egress Windows: 
As requested by the Planning Commission at the April 23, 2024 meeting, the applicant has 
provided details on the structure and dimensions of the egress windows. Egress window details 
are available in the Planning Commission meeting packet. 
 
Balcony Clearance: 
See “Area, Width, Height, Setbacks” section for discussion on balcony clearance. 
 
Building Materials: 
Proposed building materials include brick veneer (colors medium and light gray), concrete block 
(light cream), metal siding (charcoal and light walnut), stone veneer (light gray), and canvas 
awning (marine blue). 
 
Transparency: 
Transparency calculations are fully compliant for each apartment building. First floor 
transparency facing Wattles shall be 50% and all first floor facades facing a parking area shall be 
30% transparent. 
 
Items to be Addressed: None. 
 
SITE PLAN REVIEW STANDARDS 

 
Section 8.06 outlines Site Plan Review Design Standards.  
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1. Development shall ensure compatibility to existing commercial districts and provide a 

transition between land uses. 
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 

 
As part of the deliberation, the Planning Commission should discuss the following topics: 
 

1. Compliance with Site Plan Review standards set forth in Section 8.06  
2. Evaluation of revised balcony design. 
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3. How well the proposed project meets the overall site and building design standards of 
the Neighborhood Nodes.  
 

Sincerely, 
 

 



PRELIMINARY
SITE PLAN

C-2.1

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

HEAVY
DUTY

DEEP
STRENGTH

LEGEND:

NOT  FOR  CONSTRUCTION

LOCATION MAP

REVISIONS

CAUTION!!
THE LOCATIONS AND ELEVATIONS OF EXISTING UNDERGROUND
UTILITIES AS SHOWN ON THIS DRAWING ARE ONLY
APPROXIMATE.  NO GUARANTEE IS EITHER EXPRESSED OR
IMPLIED AS TO THE COMPLETENESS OR ACCURACY THEREOF.
THE CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE FOR
DETERMINING THE EXACT UTILITY LOCATIONS AND ELEVATIONS
PRIOR TO THE START OF CONSTRUCTION.

NORTH

11/15/23

0 10 20 40

SCALE: 1" = 20'

CITY COMMENTS

PROJECT TITLE

CLIENT

WATTLES
SQUARE
APARTMENTS
E. WATTLES RD. & JOHN R. RD.
TROY, MI 48083

ATTO
CONSTRUCTION, INC.
2150 FRANKLIN ROAD
BLOOMFIELD HILLS, MI 48302

ORIGINAL ISSUE DATE:
SEPTEMBER 22, 2023

DRAWING TITLE

DRAWING NUMBER:

PEA JOB NO.

DN.

P.M.

KRD

GMB

DES. KRD

22-1309

www.peagroup.com
t: 844.813.2949

E. WATTLES RD

BIG BEAVER RD

JO
H

N
 R

. R
D

D
EQ

U
IN

D
R

E 
R

D

SITE 

12/5/23SITE PLAN APPROVAL

3/6/24CITY COMMENTS



NOTES AND
DETAILS

C-5.0NOT  FOR  CONSTRUCTION

LOCATION MAP

REVISIONS

CAUTION!!
THE LOCATIONS AND ELEVATIONS OF EXISTING UNDERGROUND
UTILITIES AS SHOWN ON THIS DRAWING ARE ONLY
APPROXIMATE.  NO GUARANTEE IS EITHER EXPRESSED OR
IMPLIED AS TO THE COMPLETENESS OR ACCURACY THEREOF.
THE CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE FOR
DETERMINING THE EXACT UTILITY LOCATIONS AND ELEVATIONS
PRIOR TO THE START OF CONSTRUCTION.

11/15/23CITY COMMENTS

PROJECT TITLE

CLIENT

WATTLES
SQUARE
APARTMENTS
E. WATTLES RD. & JOHN R. RD.
TROY, MI 48083

ATTO
CONSTRUCTION, INC.
2150 FRANKLIN ROAD
BLOOMFIELD HILLS, MI 48302

ORIGINAL ISSUE DATE:
SEPTEMBER 22, 2023

DRAWING TITLE

DRAWING NUMBER:

PEA JOB NO.

DN.

P.M.

KRD

GMB

DES. KRD

22-1309

www.peagroup.com
t: 844.813.2949

E. WATTLES RD

BIG BEAVER RD

JO
H

N
 R

. R
D

D
EQ

U
IN

D
R

E 
R

D

SITE 

12/5/23SITE PLAN APPROVAL

3/6/24CITY COMMENTS

²

NO PARKING



WATTLES SQUARE APARTMENTS -
TRANSPARENCY REQUIREMENTS
4-30-2024



50%
WATTLES ROAD

30%
30%

30%

30%
30%

30%



BUILDING 1 NORTH ELEVATION

WATTLES ROAD



50% TRANSPARENCY REQUIRED AT WATTLES FACADE

14’-4”

198’-0”

198 x 14.3 = 2831 SF of facade

BUILDING 1– NORTH ELEVATION



198’ x 14.3’ = 2831 SF of façade

2831 SF / 2 = 1415 SF

50% transparency 
= 1415 SF



2831 SF

50% transparency = 1415 SF
50% TRANSPARENCY REQUIRED AT WATTLES FACADE

BUILDING 1– NORTH ELEVATION



64 SF
8’x8’

64 SF x 6 = 384 SF
24 SF
3’x8’

24 SF x 8 = 192 SF
43.5 SF x 8 = 348 SF

43.5
SF

87 SF

87 SF

80 SF

80 SF x 2 = 160 SF

248 SF

248 SF

384 + 192 + 348 + 87 + 160 + 248 = 1419 SF 

50% TRANSPARENCY REQUIRED AT WATTLES FACADE

1419 SF
BUILDING 1– NORTH ELEVATION
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30% TRANSPARENCY REQUIRED AT PARKING LOTS AND SIDE YARDS

14’-4”

56’-0”

56 x 14.3 = 800 SF of facade

BUILDING 1– EAST ELEVATION



56’ x 14.3’ = 800 SF of façade

800 SF x .3 = 240 SF

30% transparency 
= 240 SF



30% TRANSPARENCY REQUIRED AT PARKING LOTS AND SIDE YARDS

800 SF

30% transparency = 240 SF

BUILDING 1– EAST ELEVATION



30% TRANSPARENCY REQUIRED AT PARKING LOTS AND SIDE YARDS

64 SF x 2 = 128 SF

242 SF

64 SF

10 SF x 2 =  20 SF

128 + 84 + 20 + 10 = 242 SF 

42 SF x 2 =   84 SF

42 SF

5 SF x 2 =   10 SF

5 SF10 SF

BUILDING 1– EAST ELEVATION



BUILDING 1 SOUTH ELEVATION



30% TRANSPARENCY REQUIRED AT PARKING LOTS AND SIDE YARDS

14’-4”

198’-0”

198 x 14.3 = 2831 SF of facade

BUILDING 1– SOUTH ELEVATION



198’ x 14.3’ = 2831 SF of façade

2831 SF x .3 = 849 SF

30% transparency 
= 849 SF



30% TRANSPARENCY REQUIRED AT PARKING LOTS AND SIDE YARDS

1193 > 849 SF

28 SF

28 SF x 2 =   56 SF
     18 SF x 9 = 162 SF
43.5 SF x 9 =   391 SF
                          56 SF
     40 SF x 7 = 280 SF
                         248 SF

56 + 162 + 391 + 56 + 280 + 248 = 1193 SF 

1193 SF

18 SF

43.5
SF

56 SF
40 SF

248 SF

BUILDING 1– SOUTH ELEVATION



BU
IL

D
IN

G
 1

 
W

ES
T 

EL
EV

AT
IO

N



30% TRANSPARENCY REQUIRED AT PARKING LOTS AND SIDE YARDS

14’-4”

56’-0”

56 x 14.3 = 800 SF of facade

BUILDING 1– WEST ELEVATION



56’ x 14.3’ = 800 SF of façade

800 SF x .3 = 240 SF

30% transparency 
= 240 SF



30% TRANSPARENCY REQUIRED AT PARKING LOTS AND SIDE YARDS

800 SF

30% transparency = 240 SF



30% TRANSPARENCY REQUIRED AT PARKING LOTS AND SIDE YARDS

64 SF 42 SF

10 SF

64 SF x 2 = 128 SF

242 SF

10 SF x 2 =  20 SF

128 + 84 + 20 + 10 = 242 SF 

42 SF x 2 =   84 SF

5 SF x 2 =   10 SF

5 SF

242 > 240 SF

BUILDING 1– WEST ELEVATION



BUILDING 2 NORTH ELEVATION

WATTLES ROAD



30% TRANSPARENCY REQUIRED AT PARKING LOTS AND SIDE YARDS

14’-4”

198’-0”

198 x 14.3 = 2831 SF of facade

BUILDING 2– NORTH ELEVATION



198’ x 14.3’ = 2831 SF of façade

2831 SF x .3 = 849 SF

30% transparency 
= 849 SF



30% TRANSPARENCY REQUIRED AT PARKING LOTS AND SIDE YARDS

1071 > 849 SF

40 SF x 10 = 400 SF
   18 SF x 10 = 180 SF
43.5 SF x 10 = 435 SF
                          56 SF     

400 + 180 + 435 + 56 = 1071 SF 

1071 SF

18 SF

43.5
SF

56 SF
40 SF

BUILDING 2– NORTH ELEVATION



BUILDING 2 SOUTH ELEVATION

WATTLES ROAD



30% TRANSPARENCY REQUIRED AT PARKING LOTS AND SIDE YARDS

14’-4”

198’-0”

198 x 14.3 = 2831 SF of facade

BUILDING 2– SOUTH ELEVATION



198’ x 14.3’ = 2831 SF of façade

2831 SF x .3 = 849 SF

30% transparency 
= 849 SF



30% TRANSPARENCY REQUIRED AT PARKING LOTS AND SIDE YARDS

1071 > 849 SF

40 SF x 10 = 400 SF
   18 SF x 10 = 180 SF
43.5 SF x 10 = 435 SF
                          56 SF     

400 + 180 + 435 + 56 = 1071 SF 

1071 SF

18 SF

43.5
SF

56 SF
40 SF

BUILDING 2– SOUTH ELEVATION
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30% TRANSPARENCY REQUIRED AT PARKING LOTS AND SIDE YARDS

14’-4”

56’-0”

56 x 14.3 = 800 SF of facade

BUILDING 2– EAST ELEVATION



56’ x 14.3’ = 800 SF of façade

800 SF x .3 = 240 SF

30% transparency 
= 240 SF



30% TRANSPARENCY REQUIRED AT PARKING LOTS AND SIDE YARDS

800 SF

30% transparency = 240 SF

BUILDING 2– EAST ELEVATION



30% TRANSPARENCY REQUIRED AT PARKING LOTS AND SIDE YARDS

64 SF x 2 = 128 SF
42 SF x 2 =   84 SF
10 SF x 2 =   20 SF
  5 SF x 2 =   10 SF

242 SF

64 SF

128 + 84 + 20 + 10 = 242 SF 

42 SF

5 SF10 SF

BUILDING 2– EAST ELEVATION
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DATE: May 22, 2024 
 
TO: Planning Commission 
 
FROM: R. Brent Savidant, Community Development Director 
 
SUBJECT: PUBLIC HEARING – SPECIAL USE APPROVAL AND PRELIMINARY SITE PLAN 

REVIEW (SU JPLN2024-0006) – Proposed  Jax Kar Wash, South side of Long 
Lake, East of Livernois (102 East Long Lake Road), Section 15, Currently Zoned 
NN (Neighborhood Node “M”) Zoning District. 

 
The petitioner BMW Kar Wash, LLC submitted the above referenced Special Use Approval and 
Preliminary Site Plan Approval application for a proposed Jax Kar Wash. Vehicle washes are 
permitted in the NN 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 
4. Car Wash Community Noise Impact Study, prepared by K&S Engineers, LLC 

 
G:\SPECIAL USE\SU_JPLN2024-0006_JAX KAR WASH\PC Memo 05 28 2024.docx 



PROPOSED RESOLUTION 
 
PUBLIC HEARING – SPECIAL USE APPROVAL AND PRELIMINARY SITE PLAN 
REVIEW (SU JPLN2024-0006) – Proposed  Jax Kar Wash, South side of Long Lake, East 
of Livernois (102 East Long Lake Road), Section 15, Currently Zoned NN (Neighborhood 
Node “M”) Zoning District. 
 
Resolution # PC-2024-05- 
Moved by: 
Seconded by: 
 
RESOLVED, That Special Use Approval and Preliminary Site Plan Approval for the 
proposed Jax Kar Wash, South side of Long Lake, East of Livernois (102 East Long Lake), 
Section 15, Currently Zoned NN (Neighborhood Node “M”) District, be (granted, subject to 
the following conditions): 
 
 
 _________________________________________________________) 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.
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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 10, 2024 
May 21, 2024 

 

Preliminary Site Plan and Special Use Approval  
For 

City of Troy, Michigan 
 
 

  
Applicant: BMW Kar Wash LLC  
 
Project Name:  Jax Troy    
 
Location: 103 E Long Lake Road 
 
Plan Date:  March 8, 2024 
 
Zoning:  NN, Neighborhood Nodes (“M”) 
 
Action Requested: Preliminary Site Plan and Special Use Approval 
 
SITE DESCRIPTION 

 
An application has been submitted to construct a Jax Car Wash at 103 E Long Lake Road. This is 
the site of the former Kim’s Restaurant, which closed in 2019 and has since remained vacant. The 
applicant intends to remove the existing building and reconfigure the site to accommodate a car 
wash facility. The site plans include a new 5,434 square foot building, nineteen (19) outdoor 
vacuum stations, and two (2) stacking lanes, with fourteen (14) stacking spaces. 
 
The site is zoned NN-Neighborhood Nodes, Site Type A, in which auto/transportation uses require 
Special Use Approval. 
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Site Location: 
 

 
 
Proposed Use of Subject Parcel: 
One-story 5,434 square foot automatic car wash. 
 
Current Zoning: 
The property is currently zoned NN, Neighborhood Nodes (M) Form Based District, Site Type A. 
 
Surrounding Property Details: 
 

Direction Zoning Use 
North NN, Neighborhood Nodes (M) Kroger/Multi-Tenant Building 
South R1-B, Single Family Residential Single-Family Residential   
East NN, Neighborhood Nodes (M) Childtime Learning Center 
West NN, Neighborhood Nodes (M) Community Choice Credit Union 

 
 

Livernois 
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NATURAL FEATURES 
 
Topography/Wetlands/Drain: The subject site is not located in a floodplain and contains no 
wetlands. Most of the site has already been graded for previous development. 
 
Woodlands: A tree inventory has been provided by the applicant. No existing trees at this site 
are considered Landmark or Woodland trees. There are seven (7) existing trees on site, all of 
which are invasive species including American Elm, Box Elder, and Black Locust. The applicant 
proposes to remove five (5) and save two (2) trees. As invasive species, replacement of the five 
(5) trees is not required. One (1) Box Elder in fair condition and one (1) American Elm in good 
condition are being saved. 
 

Replacement Details 
Protected Tree Inches Removed Replacement Required 
Landmark 0 inches 0 inches 
Woodland 0 inches 0 inches 
Preservation/Mitigation  Inches Preserved Credit 
Landmark 0 inches 0 inches 
Woodland 0 inches 0 inches 
Total 0 inches required for replacement.   

 
Items to be Addressed: None. 
 
MASTER PLAN 
   
While still zoned Neighborhood Node (NN), in the adopted version of the Master Plan, the future 
land use for this site was removed from Neighborhood Nodes. The recommendation is to rezone 
this intersection for general commercial uses.  
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AREA, WIDTH, HEIGHT, SETBACKS 
   
The proposed building is being reviewed under Building Form A.  
 

 
Items to be Addressed: None. 
 

PARKING 

 

 Required  Provided Compliance 

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

Side (East) N/A, building may be placed up 
to property line 33.71 feet Complies 

Side (West) N/A, building may be placed up 
to property line 82.62 feet Complies 

Rear (South) 30-foot minimum setback 151.75 feet Complies 

Building Height 
(Neighborhood 
Nodes) 

Any building, or portion of a 
building, on a parcel abutting a 
one-family residentially zoned 

parcel shall not exceed 2.5 
stories/30 feet in height 

1 story, 25.58 feet  Complies  

Open Space 30% 42% Complies   

 Required Provided Compliance 
Vehicle Wash: 
2 spaces, plus 12 stacking 
spaces per bay 
 
 
1 space per employee on 
largest typical shift 

 
(2 spaces + 12 stacking 

spaces) 
= 14 spaces 

 
+ 
 

(1 space * 3 employees) 
= 3 spaces 

 
= 17 spaces total 

 
26 stacking spaces 

 
+ 
 

6 standard spaces 
 

+ 
 

19 vacuum spaces 
 

= 51 spaces total 
 

See Below 

Loading 1 space 1 space Complies 
Barrier Free 1 space 1 space   Complies 
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Including parking for vacuum spaces, the applicant has proposed 200% more parking than is 
required.  Excessive parking increases heat island effect and contributes to high rates of 
stormwater runoff. For these reasons, the City requires applicants to receive approval when 
exceeding parking requirements by over 20%.  We requested an explanation and documented 
evidence as to why additional stacking spaces and the total number of vacuum stations are 
needed. 
 
When asked about the number of vacuum stations the applicants response:  
 

Based upon Jax Kar Wash years of experience operating multiple car wash locations in the 
Detroit Area, they feel that the number of vacuum spaces provided is appropriate for the 
effective operation of this car wash. The projected volume for this site is how they 
determine the number of vacuum and stacking spaces. They are also based upon the 
demographics in the area. 

 
Items to be Addressed:  Planning Commission to discuss the number of vacuum spaces.  
 
TRAFFIC and CIRCULATION 

 
Vehicular Traffic: 
 
The site has one (1) point of access via Long Lake. The access point allows for two-way traffic via 
a 25-foot wide aisle. Upon entry, there are two (2) areas on site in which patrons will occupy: the 
car wash lane and/or the vacuum station area.  
 
The car wash stacking lane begins at the south end of the site with traffic heading east via two 
(2) 11-foot wide lanes, each with their own kiosk at the end. Once patrons visit the kiosk, these 
(2) stacking lanes merge into one (1) 13-foot wide stacking lane and traffic heads north towards 
the entrance of the building. Patrons then move westbound through the automatic car wash and 
turn right (north) to exit the site. For patrons who choose to exit the stacking lane prior to 
receiving a car wash, a 13-foot wide exit route is provided, allowing drivers to then move 
westbound through the vacuum area and leave the site. 
 
Automatic vacuum stations are located in a parking lot behind the building, in the center of the 
site. The parking lot includes a 24-foot wide aisle which allows for two-way traffic; however, there 
is no exit to the east. Drivers must turn around within the lot and exit the area from the access 
point to the west. 
 
Pedestrian Access: 
 
The applicant is increasing the sidewalk along Long Lake to 8-feet in width, and tying the new 
sidewalk to the building.   
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Traffic and circulation has been reviewed by the City’s Engineering and Fire Departments.  
Those comments have been addressed by the applicant.  
 
Items to be Addressed:  None 
 
LANDSCAPING 

 
A landscaping plan has been provided on Sheet L-1.0. The following table discusses the 
development’s compliance with the landscape requirements set forth in Section 13.02. 
 

 Required Provided Compliance 
Long Lake Road: 
One (1) deciduous tree for every 
thirty (30) lineal feet, or fraction 
thereof, of frontage abutting a 
public road right-of-way.   

250 LF/30= 8 trees 9 trees Complies 

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

20% 43.18% Complies 

Screening Between Uses: 
South/Residential: One (1) large 
evergreen tree per ten (10) lineal 
feet and/or wall 
OR 
One (1) narrow evergreen tree per 
five (5) lineal feet and/or wall 
 
West/Retail: One (1) narrow 
evergreen tree per three (3) lineal 
feet and/or wall 
 

South: 
205 LF/10= 20.5 trees 

 
West: 149 LF/3 = 53 

trees 
 

South: 
25 large evergreen 
trees and existing 

concrete wall 
 

West: One (1) narrow 
evergreen tree per 
three (3) lineal feet 
and/or wall 

 
 

South: Complies 
 

West: Complies 
 

Parking Lot Trees: 
1 per 8 spaces 25 parking lot 

spaces/8= 
3 parking lot trees  

5 trees Complies 

 
Mechanical Equipment: 
 
The plans indicate that an electric transformer shall be placed upon a concrete pad with no 
screening and screened with landscaping.  
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Trash Enclosure: 
 
The trash enclosure will be screened with a 6-foot tall masonry block wall. The wall shall match 
the architecture of the building. 
 
Stormwater Management: 
 
No information has been provided regarding water reclamation and recycling. Similarly, the 
applicant has not addressed the potential runoff of pollutants or freezing concerns.   
 
The applicant has noted:  
 

The project does not propose the installation of a water reclamation/recycling system. The 
storm water for the development will be collected, treated, and managed on-site with the 
proposed underground storm water management system. 

 
We encourage water reclamation and recycling system.   Applicant should describe why a water 
reclamation and recycling system is not used.   
 
Items to be Addressed: Describe why a water reclamation and recycling system is not used. 
 
PHOTOMETRICS 

 
The applicant proposes six (6) freestanding pole lights and fourteen (14) wall mounted lights. 
Proposed fixture designs and lighting levels are compliant with zoning regulations. Each pole light 
shall measure 20 feet in height and each wall mounted light shall measure 10 feet in height. 
 
Items to be Addressed: None.  
 
FLOOR PLAN AND ELEVATIONS 

 
Floor Plans: 
The building on site is roughly 132-feet wide and 46-feet deep. The front portion of the building 
(north side) is roughly 26-feet deep and contains the wash tunnel where patrons will receive their 
car wash. The rear portion of the building is roughly 20-feet deep and includes an equipment 
area, break room, cleaning room, manager’s office, and two (2) individual restrooms. 
 
The equipment area and vacuum room are accessible via the wash tunnel and/or an entry on the 
west side of the building. The area with the break room, cleaning room, office, and restrooms is 
accessible via the wash tunnel and/or rear entry on the south side of the building. There is no 
direct connection between the equipment area/vacuum room and these other rooms. 
 
South of the building are nineteen (19) outdoor vacuum stations arranged in two (2) rows. 
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Elevations: 
Overall building height is 25 feet 7 inches.   The applicant has provided 50% transparency for the 
front façade and over 30% for each façade facing a side yard or parking area. 
 
Several materials are proposed for all four (4) building façades. Exterior walls are largely 
comprised of full dimensional veneer and horizontal lap siding. Other materials include brick 
veneer, recessed brick soldier course, fascia trim, and asphalt shingles. Tinted windows and 
doorways with clear windows are proposed along each façade with metal coping and metal 
frames. Exterior building colors are dark blue, yellow, white, and light brown as shown below. 
 

Colored Renderings Received May, 22, 2024. 

 
 

Colored Renderings Received May, 22, 2024. 

 
 
Items to be Addressed: None. 
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CARWASH USE 

 
We have noted a significant increase in the number of carwash applications in the Troy and the 
region.  Recently, the City approved a carwash at Oakland Mall, considered a Jax Carwash on Big 
Beaver, and have an application for a carwash at Long Lake and Dequindre.   
 
The proliferation in carwashes is due to private equity funding and shift to monthly subscription 
based model:  
 
https://www.bloomberg.com/news/features/2024-02-21/car-washes-are-taking-over-the-us-
here-s-why?embedded-checkout=true 
 
While reusing dilapidated and vacant sites, carwashes are also land consumptive, generate few 
jobs, and can lead to increased traffic congestion and environmental concerns.  Of particular 
concern is that carwash buildings require heavy ongoing investments, resource dependent, and 
are singular use and cannot be repurposed, such as a retail store, office, or hotel.   
 
In response the applicant has noted:  
 

Jax Kar Wash has an extensive history of owning and operating successful car washes in 
the Detroit Area for over 70 years. They do extensive research to determine the potential 
locations for new facilities.  
 
There are no car washes on Long Lake Road. The population in this area is very dense. 
6,300 within 1 mile and 74,457 within 3 miles. Traffic counts (VPD) are also extremely 
strong at 39,262 VPD on East Long Lake and 27,986 VPD on Livernois Road. It also fills a 
geographical need for Jax. 75% of Jax customers use multiple Jax locations. This location 
on East Long Lake falls in the middle of our existing Troy location (3.7 miles to the south) 
and our Rochester location (3.4 miles to the north).  
 
If this site should “fail”, it would likely be rebranded for use as a car wash by another 
operator. If the car wash operation in this location is not viable for another operator, it 
would be likely completely redeveloped for another commercial use. 

 
Items to be Addressed:  Planning Commission to consider the use.   
 
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 

https://www.bloomberg.com/news/features/2024-02-21/car-washes-are-taking-over-the-us-here-s-why?embedded-checkout=true
https://www.bloomberg.com/news/features/2024-02-21/car-washes-are-taking-over-the-us-here-s-why?embedded-checkout=true
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Department’s report, at a Public Hearing established for that purpose, and shall either grant or 
deny the request, table action on the request, or grant the request subject to specific conditions.” 
Section 9.03 states that before approving any requests for Special Use Approval, the Planning 
Commission shall consider: 
 

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

 
Items that the Planning Commission should consider when reviewing the application:  

• General context of the property 
• Intended automotive use of the property  
• The use and number of carwashes in the city and general area 
• Traffic and circulation 
• Impacts (noise, light, odor, etc) upon adjacent properties 

 
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.  
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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 
 
The Planning Commission is asked to consider the proposed use, consumer demand, hold a 
public hearing, consider testimony, and deliberate the following:  

1. Compliance with Special Use Standards 
2. Compliance with Site Plan Review Standards 
3. Why is a water reclamation and recycling system not used? 

 
Sincerely,  

 
 
 
 
 
 
 



 

 
 
  

April 29, 2024 
Project No.: 23-1373 
 
Mr. R. Brent Savident, Community Development Director 
City of Troy Planning Department 
755 West Big Beaver 
Troy, Michigan 48083 
 
RE: Jax Kar Wash (102 East Long Lake Road) 
 
Dear Mr. Savidant: 
 
Our office is in receipt of the various review letters prepared by the various City Department and the City’s 
Planning and Traffic consultants regarding the subject parcel.  Based upon the review comments in the 
various review letters received, please note following response regarding the comments: 
 
OHM (4-24-2024) 
 
It appears that this building is not set back from Big Beaver appropriately. Verify that the master plan ROW 
is 150’ and adjust the location of the building. 

  
The plans have been revised to reflect the additional right-of-way. 

 
The site driveway needs to be 30-feet wide at the road right-of-way line. It can then taper to the 25’ width 
noted on the plans. 
 

The plans have been revised to provide for the requested 30’ wide drive width. 
 
The sidewalk within the site does not connect to each other and appears randomly placed. Organize a 
smoother pedestrian route throughout the site, including a connection to the path along Big Beaver Rd.  
 

Based upon the revised site plan layout the sidewalks have been revised to provide better 
routing. 

 
How are the stacking lanes delineated? Will there be striping, curbs? Label accordingly.  
 

The staking lanes will be delineated with pavement striping. 
 
Provide DO NOT ENTER and WRONG WAY signs for the parking / vacuum area so customers don’t try to 
enter the queue for the car wash. 
 

The requested signs have been added to the revised plans. 
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The path along Big Beaver must cross this site’s driveway at right angles, not angled as shown. Adjust the 
angled sidewalk segment on the northeast corner of the driveway approach. 
 

Based upon the revised site plan layout the sidewalks have been revised to provide better 
routing. 

 
The sidewalk along the west side of the site aligns with vehicles exiting the car wash. This needs to be 
changed. It might be better to run sidewalk along the west side of the site driveway and cross where the 7-
foot site sidewalk starts.  
 

Due to the proposed use, we do not feel that a walkway connection to Long Lake Road is 
necessary.  This section of the internal sidewalk is provided for two specific purposes; (1) 
to allow access from the building to the trash dumpster; (2) to allow access to the 
loading/unloading area.  If the City and its consultant determine that this section of sidewalk 
is necessary, we will open to installing it.   Please be advised this will eliminate a section of 
the landscaping requested by the Planning Consultant in their review letter. 

 
The sidewalk ramp should not be placed in the middle of the sidewalk. It should instead be adjacent to the 
hatched our parking space.  
 

The sidewalk ramp has been revised. 
 
CWA (04-10-2024): 
 
Provide explanation and documented evidence to justify additional stacking spaces and the number of 
vacuum stations. 
 

Based upon Jax Kar Wash years of experience operating multiple car wash locations in the 
Detroit Area, they feel that the number of vacuum spaces provided is appropriate for the 
effective operation of this car wash.  The projected volume for this site is how they 
determine the number of vacuum and stacking spaces.  They are also based upon the 
demographics in the area.  See below for the demographics noted in the respond to the 
customer demand.   

 
Address circulation issues identified in report. 
 

Based upon the revised site plan layout the sidewalks have been revised to provide better 
routing. 

 
Address traffic and circulation identified by OHM, and the Engineering and Fire Department. 
 

The traffic and circulation issues have been addressed with the plan revisions. 
 
Provide landscape screening on the west lot line. 
 

Landscape screening had been added along the west property line.  Please be advised that 
the Traffic Consultant has requested that “the sidewalk along the west side of the site aligns 
with vehicles exiting the car wash. This needs to be changed. It might be better to run 
sidewalk along the west side of the site driveway and cross where the 7-foot site sidewalk 
starts”.  If this section of sidewalk is installed it will eliminate a section of the landscaping 
requested. 
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Provide parking lot landscaping in compliance with Section 13.02(C). 
 

The required parking lot landscaping requirement has been addressed with the revised plans. 
 
Provide mechanical equipment screening.  
 
 The ground mounted equipment screening has been provided. 
  
Describe systems in place for water reclamation and recycling, mitigation of runoff, and freezing concerns. 
 

The project does not propose the installation of a water reclamation/recycling system.  The 
storm water for the development will be collected, treated, and managed on-site with the 
proposed underground storm water management system. 

 
Provide fully transparent windows. 
 
 Fully transparent windows have been provided. 
 
Provide evidence of consumer demand for this site and how the building could be repurposed if the use 
were to fail.   
 

Jax Kar Wash has an extensive history of owning and operating successful car washes in 
the Detroit Area for over 70 years.  They do extensive research to determine the potential 
locations for new facilities. 
 
There are no car washes on Long Lake Road.  The population in this area is very 
dense.  6,300 within 1 mile and 74,457 within 3 miles.  Traffic counts (VPD) are also 
extremely strong at 39,262 VPD on East Long Lake and 27,986 VPD on Livernois Road.  It 
also fills a geographical need for Jax.  75% of Jax customers use multiple Jax 
locations.  This location on East Long Lake falls in the middle of our existing Troy location 
(3.7 miles to the south) and our Rochester location (3.4 miles to the north).  
 
If this site should “fail”, it would likely be rebranded for use as a car wash by another 
operator.  If the car wash operation in this location is not viable for another operator, it 
would be likely completely redeveloped for another commercial use. 

 

Engineering Department by Antonio Cicchetti 
 
What is the proposed pathway of refuse collection trucks? It appears they may need to turn around inside 
the parking lot which will be difficult with parked vehicles in the way. 
 

Based upon our turning analysis, the trash truck can make the necessary movement 
without impacting the parked cars in the vacuum spaces.  

 
The relocated hydrant is too close to the proposed building. Needs to be minimum 25' away from all sides. 
 
 Noted. 
 
Provide a demolition plan showing the limits of all the removals, including the existing 24" storm sewer. 
 

A demolition plan will be provided during the engineering review. 
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Show the existing 12' wide storm sewer easement across this property and into the property to the east. A 
portion of this easement will need to be vacated and replaced with a new easement based on the route of 
the proposed storm sewer. 
 
 The easement has been provided. 
 
No permanent structures are allowed along the path of the existing and new storm sewer easement. 
 
 Noted. 
 
The existing sanitary lead for the old building should be used if it is in good condition. It will need to be 
located during demolition, cleaned, and televised. 
 
 Noted. 
 
The internal sidewalk along the exit of the car wash appears to serve no purpose. Remove or provide 
explanation. 
 

This section of the internal sidewalk is provided for two specific purposes; (1) to allow 
access from the building to the trash dumpster; (2) to allow access to the loading/unloading 
area. 

 
The proposed sidewalk & approach improvements at the site entrance are unacceptable. The proposed 
sidewalk does not align with the existing sidewalk to the west. Also, the proposed ramps are directing 
pedestrians right into vehicles exiting the car wash. Also, the radius crosses the property line extended.  
The whole layout needs to be re-designed. 
 

The plans have been revised to improve the issues noted above. 
 
A 30' wide approach is required for commercial developments. 
 

The plans have been revised to provide for the requested 30’ wide drive width. 
 
Storm Detention calculations will be required during final site plan review. 
 
 Noted. 
 
RCOC Permit required for work in Long Lake Road ROW. 
 
 Noted. 
 
Traffic Engineer by Scott Finlay 
 
The master plan right of way at this location on Long Lake is 150 feet. 75 feet on each side, the proposed 
site needs to be built to the master plan right of way, not the existing 60 feet. 
 

The plans have been revised to reflect the additional right-of-way. 
 
The sidewalk needs to cross driveways perpendicular and cannot cross into the exit for cars leaving the 
car wash. 
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Based upon the revised site plan layout the sidewalks have been revised to provide better 
routing. 

 
Parking stalls can be 17 feet as opposed to 20 feet as shown on the plans. 
 

The Jax Kar Wash Standard parking stall depths are 20’.  This is done for the purpose of 
allow for sufficient space for the vacuuming of cars. 

 
All sidewalk along Long Lake will need to be removed and replaced. 
 

The plans have been revised to reflect this request. 
 
Provide acceleration taper. 
 

The plans have been revised to reflect this request. 
 
Water & Sewer by Water & Sewer 
 
If hydrant is relocated requires new hydrant with two four inch nozzles. 
 

Noted. 
  
If you should have any questions, please feel free to contact this office. 
 
Sincerely, 
 
PEA Group 

 
James P. Butler, PE 
Principal/Project Executive 
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NOT  FOR  CONSTRUCTION

REVISIONS

CAUTION!!
THE LOCATIONS AND ELEVATIONS OF EXISTING UNDERGROUND
UTILITIES AS SHOWN ON THIS DRAWING ARE ONLY
APPROXIMATE.  NO GUARANTEE IS EITHER EXPRESSED OR
IMPLIED AS TO THE COMPLETENESS OR ACCURACY THEREOF.
THE CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE FOR
DETERMINING THE EXACT UTILITY LOCATIONS AND ELEVATIONS
PRIOR TO THE START OF CONSTRUCTION.
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CODE QTY BOTANICAL / COMMON NAME SIZE CONTAINER SPACING

DECIDUOUS TREES
ASB2.5 3 ACER SACCHARUM 'BARRETT COLE' / APOLLO® SUGAR MAPLE 2.5" CAL. B&B PER PLAN
GBF2.5 6 GINKGO BILOBA 'FASTIGIATA' / FASTIGIATE MAIDENHAIR TREE 2.5" CAL. B&B PER PLAN
QA2.5 1 QUERCUS ALBA / WHITE OAK 2.5" CAL. B&B PER PLAN
QP2.5 4 QUERCUS ROBUR X BICOLOR 'LONG' / REGAL PRINCE® OAK 2.5" CAL. B&B PER PLAN

14 SUBTOTAL:

EVERGREEN TREES
AC8 5 ABIES CONCOLOR / WHITE FIR 8` HT. B&B PER PLAN
PG8 4 PICEA GLAUCA / WHITE SPRUCE 8` HT. B&B PER PLAN
PS8 5 PINUS STROBUS / EASTERN WHITE PINE 8` HT. B&B PER PLAN
TG8 6 THUJA STANDISHII X PLICATA 'GREEN GIANT' / GREEN GIANT ARBORVITAE 8` HT. B&B PER PLAN
TSC8 5 TSUGA CANADENSIS / EASTERN HEMLOCK 8` HT. B&B PER PLAN

25 SUBTOTAL:

SHRUBS
TH36 17 TAXUS X MEDIA 'HICKSII' / HICKS ANGLO-JAPANESE YEW 3` HT. CONT. 30" O.C.
TOS6 53 THUJA OCCIDENTALIS 'SMARAGD' / EMERALD GREEN ARBORVITAE 6` HT. B&B 36"O.C.

70 SUBTOTAL:

PLANT SCHEDULE

CAL

JLE
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FULL DIMENSIONAL BRICK VENEER  (FIELD COLOR)

1
2" RECESSED BRICK SOLDIER COURSE  (ACCENT COLOR)

EXTERIOR MATERIAL SCHEDULE

FULL DIMENSIONAL VENEER (ACCENT COLOR)

8

9 12'W x 12'H GLASS SECTIONAL INSULATED OVERHEAD GRADE DOOR w/ MOTOR
OPERATED OPENER & INSULATED

10

11

12

13

HOLLOW METAL DOOR & FRAME

6" DIA. CONC. FILLED STEEL GUARD POSTS

14 DASHED LINE DENOTED PROPOSED SIGNAGE LOCATION

HORIZONTAL LAP SIDING W/ TRIM

1X6 FASCIA BOARD OVER 1X  TRIM BOARD

ASPHALT SHINGLES

1" CLEAR LOW 'E' INSUL. GLAZING IN CLEAR ANOD. ALUM. THERMAL BREAK
FRAMES. SHADED PARTS ARE SPANDREL GLAZING.

PRE-FINISHED METAL COPING

CLEAR ANOD. ALUM. ENTRY DOOR W/ CLEAR TEMPERED GLASS

CONCRETE TRENCH FOOTING BELOW

15
1" TINTED INSUL. SPANDREAL IN CLEAR ANOD. ALUM. THERMAL
BREAK FRAMES.

10'W x 10'H GLASS SECTIONAL INSULATED OVERHEAD GRADE DOOR w/ MOTOR
OPERATED OPENER & INSULATED16

17 PRE-FINISHED ARCHITECTURAL METAL ROOFING.

18 TYP. VACUUM STATIONS (HOSE / VACUUM ARM / VERTICAL POST)

GLASS

TOTAL WALL AREA: 2024.7 S.F.
      50% 1012.4 S.F.

                                                               

GLASS & DOOR AREA PROPOSED: 50%   =   1012.7 S.F.

GLASS

TOTAL WALL AREA: 689.5 S.F.
      30% 206.9 S.F.

                                                               

GLASS & DOOR AREA PROPOSED: 38.1%   =   262.4 S.F.

GLASS

TOTAL WALL AREA: 693.3 S.F.
      30% 208 S.F.

                                                               

GLASS & DOOR AREA PROPOSED: 30.5%   =   211.2 S.F.

GLASS

TOTAL WALL AREA: 2013.6 S.F.
      30% 604.1 S.F.

                                                               

GLASS & DOOR AREA PROPOSED: 35.4%   =   713.1 S.F.
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SCALE: 1/8" = 1'-0"
1SOUTH ELEVATION

SCALE: 1/8" = 1'-0"
3EAST ELEVATION
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FULL DIMENSIONAL BRICK VENEER  (FIELD COLOR)

1
2" RECESSED BRICK SOLDIER COURSE  (ACCENT COLOR)

EXTERIOR MATERIAL SCHEDULE

FULL DIMENSIONAL VENEER (ACCENT COLOR)

8

9 12'W x 12'H GLASS SECTIONAL INSULATED OVERHEAD GRADE DOOR w/ MOTOR
OPERATED OPENER & INSULATED

10

11

12

13

HOLLOW METAL DOOR & FRAME

6" DIA. CONC. FILLED STEEL GUARD POSTS

14 DASHED LINE DENOTED PROPOSED SIGNAGE LOCATION

HORIZONTAL LAP SIDING W/ TRIM

1X6 FASCIA BOARD OVER 1X  TRIM BOARD

ASPHALT SHINGLES

1" CLEAR LOW 'E' INSUL. GLAZING IN CLEAR ANOD. ALUM. THERMAL BREAK
FRAMES. SHADED PARTS ARE SPANDREL GLAZING.

PRE-FINISHED METAL COPING

CLEAR ANOD. ALUM. ENTRY DOOR W/ CLEAR TEMPERED GLASS

CONCRETE TRENCH FOOTING BELOW

15
1" TINTED INSUL. SPANDREAL IN CLEAR ANOD. ALUM. THERMAL
BREAK FRAMES.

10'W x 10'H GLASS SECTIONAL INSULATED OVERHEAD GRADE DOOR w/ MOTOR
OPERATED OPENER & INSULATED16

17 PRE-FINISHED ARCHITECTURAL METAL ROOFING.

18 TYP. VACUUM STATIONS (HOSE / VACUUM ARM / VERTICAL POST)
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SCALE: 1/4" = 1'-0"
1SOUTH ELEVATION

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

SCALE: 1/4" = 1'-0"
3WEST ELEVATION

SCALE: 1/4" = 1'-0"
4TYP. VACUUM STATION ELEVATION
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1/8" = 1'-0"
1PRELIMINARY  OVERALL FLOOR PLAN
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APPLICABLE CODE REQUIREMENTS:
THIS BUILDING HAS BEEN DESIGNED IN ACCORDANCE WITH THE FOLLOWING:
     - 2015 MICHIGAN BUILDING CODE (MBC)
     - 2018 MICHIGAN PLUMBING CODE (MPC)
     - 2015 MICHIGAN MECHANICAL CODE (MMC)
     - 2017 NATIONAL ELECTRIC CODE  WITH PART 8 AMENDMENTS (NEC)
     - PART 10 MICHIGAN UNIFORM ENERGY CODE PART 10A RULES ( ANSI /ASRAE 90.1-CODE 2015)
     - MICHIGAN BARRIER FREE DESIGN LAW (PA 1 OF 1966 AS AMENDED),
       INCORPORATING THE 2012 MICHIGAN BUILDING CODE WITH ICC/ANSI A-117.1, 2009
     - NFPA 13-2013 FIRE SPRINKLER SYSTEM
     - NFPA 72-2013 FIRE ALARM SYSTEM

OCCUPANCY CLASSIFICATION:
- USE GROUP 'B' (BUSINESS) - CAR WASH MBC 304.1
- USE GROUP 'S-1' (STORAGE). NON SEPARATED MIXED USES -
MOST RESTRICTIVE 'S-1' USE SHALL BE APPLIED TO ENTIRE BUILDING (MBC 508.3.1)

CONSTRUCTION CLASSIFICATION:
- TYPE  VB (MBC 602.5)

FIRE SUPPRESSION REQUIREMENTS:
- BUILDING IS NOT PROTECTED BY A FIRE SUPPRESSION AUTOMATIC FIRE
  SPRINKLER SYSTEM (MBC 903.2).

BUILDING AREA:
- TOTAL BUILDING AREA=   5,609 S.F. (GROSS)

ALLOWABLE AREA:
-  TYPE V B, MBC 506.2
- PROPOSED BUILDING IS 5609 S.F. ≤ 9,000 S.F.  - ACCEPTABLE

ALLOWABLE BUILDING HEIGHT:
- PER 'B', TYPE V B: 40 FEET, 3 STORIES (MBC TABLE 504.3, 504.4)
- PROPOSED BUILDING 21'-10", ONE-STORY - ACCEPTABLE

BUILDING OCCUPANCY:
- PER MBC TABLE 1004.1.2

TOTAL BUILDING AREA:5,602 S.F. MINUS 498 S.F. PERIMETER WALL THICKNESS = 5,104 S.F.

'B' USE BUSINESS                                                    929 S.F. / 100 S.F. PER OCC.          =       9 OCCUPANTS
STORAGE/ MECH. SPACE                                     4,175 S.F. / 300 S.F. PER OCC.          =     14 OCCUPANTS
TOTAL BUILDING OCCUPANTS                                                                                        =     23 OCCUPANTS

MINIMUM NUMBER OF EXITS:
- MBC TABLE 1006.3.1

23 OCCUPANTS = 2 EXITS REQUIRED  | 5 EXITS PROVIDED

EXIT WIDTH REQUIREMENTS:
- DOORS (MBC 1005.3.2)

23 OCCUPANTS X 0.2" PER OCCUPANT = 5.0" TOTAL DOOR WIDTH REQUIRED
AT 33" CLEAR WIDTH PROVIDED PER 36" DOOR, A MINIMUM OF  2 EXIT DOORS ARE REQUIRED
                                                                                                                  5 EXIT DOORS ARE PROVIDED

EXIT DISTANCE LIMITATIONS:
- 200' MAX ALLOWED (MBC TABLE 1017.2)
- ALL OCCUPANTS ARE WITHIN 200 FEET OF AN EXIT
- REQUIRED EXIT DOOR SEPARATION IS GREATER THAN 1

3 OF THE LENGTH OF MAXIMUM OVERALL
  DIAGONAL DIMENSION OF THE AREAS SERVED (MBC 1007.1.1 EXCEPTION 2)

FIRE RESISTANCE RATINGS OF BUILDING ELEMENTS:
- TYPE 'II B' CONSTRUCTION

     STRUCTURAL FRAME                            0 HR. (MBC TABLE 601)
     BEARING WALLS - EXTERIOR               0 HR. (MBC TABLE 601)
     BEARING WALLS - INTERIOR                0 HR. (MBC TABLE 601)
     NON-BEARING WALLS - EXTERIOR      0 HR. (MBC TABLE 601)
     NON-BEARING WALLS - INTERIOR       0 HR. (MBC TABLE 601)
     FLOOR CONSTRUCTION                        0 HR. (MBC TABLE 601)
     ROOF CONSTRUCTION                          0 HR. (MBC TABLE 601)
     SHAFTS                                                    N/A
     STAIR WELL                                             N/A
     FIRE WALL                                               N/A

CODE COMPLIANCE

- PROPOSED BUILDING DOES NOT HAVE ANY HIGH PILE STORAGE
- PROPOSED BUILDING DOES NOT HAVE ANY REQUIREMENTS FOR STANDPIPES
- PROPOSED BUILDING WILL NOT HAVE A GENERATOR



General Note
1. SEE SCHEDULE FOR LUMINAIRE MOUNTING HEIGHT.
2. SEE LUMINAIRE SCHEDULE FOR LIGHT LOSS FACTOR.
3. CALCULATIONS ARE SHOWN IN FOOTCANDLES AT: GRADE

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.

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.

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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Schedule

Symbol Label QTY Manufacturer Catalog Description Lamp
Output LLF Input

Power

P1
2 Lithonia Lighting DSX1 LED D-Series Size 1 Area Luminaire 13186 0.9 102.17

P2
1 Lithonia Lighting DSX1 LED D-Series Size 1 Area Luminaire 12483 0.9 102.17

P3
1 Lithonia Lighting DSX1 LED D-Series Size 1 Area Luminaire 9268 0.9 102.17

P4
1 Lithonia Lighting DSX1 LED D-Series Size 1 Area Luminaire 9186 0.9 102.17

P5
1 Lithonia Lighting [...] [...] [ . . . ] 0.9 135.58

Lithonia Lighting DSX1 LED D-Series Size 1 Area Luminaire 8855 0.9 67.79

Lithonia Lighting DSX1 LED D-Series Size 1 Area Luminaire 9559 0.9 67.79

W1
14 Lithonia Lighting WDGE1 LED WDGE1 LED 1227 0.9 10.0002

Description Symbol Avg Max Min Max/Min Avg/Min

Parking & Drive Lanes 2.1 fc 7.5 fc 0.7 fc 10.7:1 3.0:1
Overall/Grade 1.0 fc 7.5 fc 0.0 fc N/A N/A
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