
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 
   
March 11, 2025 7:00 P.M. Council Chambers    

 
1. ROLL CALL 
 
2. APPROVAL OF AGENDA 
 
3. APPROVAL OF MINUTES – February 25, 2025 
  
4. PUBLIC COMMENT  – For Items Not on the Agenda 
 

PRELIMINARY SITE PLAN REVIEW 
 
5. PRELIMINARY SITE PLAN REVIEW (SP JPLN2025-0004) – Proposed Zenith Retail and 

Multifamily Apartments, Northwest corner of Wattles and Dequindre (PIN 88-20-13-478-024 
& 88-20-13-478-025), Section 13, Currently Zoned NN (Neighborhood Node “E”) District  

 
OTHER ITEMS 

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

 
 

248.524.3364 
planning@troymi.gov 

mailto:clerk@ci.troy.mi.us
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Chair Perakis called the Regular meeting of the Troy City Planning Commission to order at 
7:02 p.m. on February 25, 2025, in the Council Chamber of the Troy City Hall. Chair Perakis 
and Vice Chair Malalahalli presented opening remarks relative to the role of the Planning 
Commission and procedure for tonight’s meeting. 
 
1. ROLL CALL 

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

2. APPROVAL OF AGENDA 
 
Resolution # PC-2025-02-013 
Moved by: Faison 
Support by: Fox 
 
RESOLVED, To approve the agenda as prepared. 
 
Yes: All present (8) 
Absent: Buechner 
 
MOTION CARRIED 

 
3. APPROVAL OF MINUTES – February 11, 2025 

 
Resolution # PC-2025-02-014 
Moved by: Lambert 
Support by: Faison 
 
RESOLVED, To approve the minutes of February 11, 2025 Regular meeting as 
submitted. 
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Yes: Faison, Hutson, Krent, Lambert, Malalahalli, Perakis, Tagle 
Abstain: Fox 
Absent: Buechner 
 
MOTION CARRIED 
 

4. PUBLIC COMMENT – For Items Not on the Agenda 
 
There was no one present who wished to speak. 
 

SPECIAL USE APPROVAL 
 
5. PUBLIC HEARING – SPECIAL USE APPLICATION (SU JPLN2024-0031) – Proposed 

Barbat Troy Vehicle Fueling/Multi Use Station, Southeast corner of Crooks Road and 
South Boulevard (1981 South Boulevard, PIN 88-20-04-100-059), Section 4, Currently 
Zoned NN (Neighborhood Node “U”) District 
 
Mr. Carlisle reviewed the Special Use and Preliminary Site Plan application for the Barbat 
Troy Vehicle Fueling/Multi Use Station. He asked the Planning Commission members to 
keep in mind the vision of the Master Plan for the Neighborhood Node “U” zoning district 
in its consideration of the application. 
 
Mr. Carlisle asked the Planning Commission to consider the applicant’s request for relief 
of the required setback along Crooks Road to accommodate the outdoor patio, a parking 
deviation from the required number of parking spaces, and an exception for decorative 
light fixtures. He addressed the south (facing Crooks Road) and north (facing South 
Boulevard) elevations and asked the applicant to consider flipping the elevations so the 
more engaging façade faces South Boulevard, or to make both facades the same. Mr. 
Carlisle asked the applicant to provide more details on the buildout of the restaurant and 
the projected timeline. 
 
Mr. Carlisle asked the Planning Commission in its deliberation to consider compliance 
with Section 5.06 (Neighborhood Nodes Districts), Section 9.02.D (Special Use 
Standards), Section 8.06 (Site Plan Review Design Standards) and Section 6.28 
(Vehicular Fueling/Multi Use Stations) of the Zoning Ordinance. 
 
Mr. Carlisle said any approval of the application should be subject to the conditions as 
cited in his report dated February 13, 2025. 
 
Mr. Savidant acknowledged the Planning Department received a signed petition and two 
emails after the agenda packet was distributed, copies of which were provided to the 
members prior to the beginning of the meeting. Mr. Savidant announced the emails were 
from Fabrice Smieliauskas and Farid and Karima Jindo. 
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Present were Eric Williams of Stonefield Engineering, Project Architect John Abro, and 
Duane and Scott Barbat of the Barbat Organization. 
 
Mr. Williams clarified there are four (4) EV charging stations proposed on site. He 
addressed the request for an increased front setback along Crooks Road. Mr. Williams 
articulated how the application meets the Special Use Standards. He said the 
development would generate passerby traffic resulting in an insignificant impact. 
 
Mr. Abro addressed the setback along Crooks Road, orientation of the patio, canopy 
details, and the north and south elevations. He said they would enhance the north 
elevation in a similar fashion to the south elevation. 
 
Duane Barbat shared a brief history of their company. He said they would gladly 
incorporate a Troy gateway sign. Mr. Barbat addressed the latest trend for a state-of-the-
art fueling station, convenience store and restaurant. He indicated the existing vacant 
building could potentially be repurposed by an auto parts supplier should this application 
not get approval. 
 
Scott Barbat addressed operations of the fueling center and restaurant. He said the 
restaurant would be constructed and opened at the same time as the fueling center. Mr. 
Barbat shared their affiliation with the Shell brand and Saroki’s Pizza restaurant. 
 
Some comments during discussion related to the following: 
• Calculation of parking spaces overall, as relates to EV charging stations, restaurant, 

fueling and convenience store. 
• Gateway signage. 
• Number of EV charging stations; underground conduits for future EV stations. 
• Gateway signage. 
• Traffic volume and potential impact. 
• Timeline of restaurant opening. 
• Impact on existing service stations in area. 
• Screening between the patio and Crooks Road. 
• Improvements to enhance the corner entrance; masonry wall, landscaping. 
• Shell brand color scheme. 
• Enhancement of South Boulevard and Crooks Road elevations. 
• Hours of operation. 

o Fueling center/convenience store (applicant prefers 24/7). 
o Restaurant 10 a.m. to 10 or 11 p.m. 

• Delivery trucks; days/times, turning radiuses. 
• Adjacent retail center; visibility, site access, parking. 
 
Mr. Fox expressed his opposition to autocentric uses at the gateway to the City. 
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PUBLIC HEARING OPENED 
 
• Melinda Pace, 1977 W. South Boulevard (adjacent retail center, Billy Sims BBQ); 

expressed concern with the visibility of the retail center, parking overflow. 
• Farid (Jay) Jindo, 5772 Springbrook; expressed concern with impact on neighboring 

businesses, traffic and potential sale of property to different user. 
• Marcia Bossenberger, 369 Ottawa; said there is no need for another gas station, 

questioned building not being re-purposed, likes concept and design. 
• Eric Rabin, 801-803 W. Big Beaver; addressed challenges of demolishing existing 

vacant buildings and bringing in future development. 
• Jiovani Odeesh, 3814 Rhoten, Sterling Heights (family owns service station at 3980 

Crooks Road); said there is no need for another fueling station, likes concept and 
design. 

• Stephen Sadlier, 300 Scone; said there is no need for another fueling station, 
expressed concern with selling alcohol, effect on neighboring businesses, said location 
would be an asset for EV owners. 

• Arson Koka, 3765 Jennings; expressed support, welcomes an addition of a valued 
business in the City. 

• Edmond Marena, 1969 W. South Boulevard (adjacent retail business owner); 
expressed concern with visibility of retail center, shared access and overflow parking. 

• Anersi Koka, 3765 Jennings; expressed support, likes design, safe area and EV 
charging stations. 

• Kelly (no last name), 1804 Eldridge; expressed support, feels business would attract 
the younger generation, familiar with Barbat developments. 

• Albana Koka, 3765 Jennings; expressed support, likes concept and design. 
 
PUBLIC HEARING CLOSED 
 
Resolution # PC-2025-02-015 
Moved by: Krent 
Support by: Lambert 
 
RESOLVED, That Special Use Approval and Preliminary Site Plan Approval for the 
proposed Barbat Troy Vehicle Fueling/Multi Use Station, Southeast corner of Crooks Road 
and South Boulevard (1981 South Boulevard), Section 4, Currently Zoned NN 
(Neighborhood Node) District, be postponed, so that the developer can review and revise 
their plan from the feedback received from the Planning Commission, and those items are: 
 
1. Address gateway signage that applicant agrees to incorporate in the development. 
2. Indicate the turning radiuses for various delivery trucks on the site. 
3. Provide a good illustration of the finished gas pump canopy. 
4. Provide revised elevations for the north (South Boulevard) and west (Crooks Road) 

frontages. 
5. Provide some type of screening between Crooks Road and the dining patio that would 

be aesthetically pleasing. 
6. Show the locations of the future EV charging stations. 
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7. Provide specifications of the EV charging stations; output levels, amperage. 
8. Provide details on the decorative light fixtures. 
9. Ensure canopy materials match the design of the main building. 

10. Acknowledge the fueling center and restaurant will be constructed and opened at the 
same time. 

 
Discussion on the motion on the floor. 
 
There was discussion on: 
• Potential reuse of the existing building. 
• Gateway signage; seek direction from administration on uniformity of signage. 
• Clarification on Section 9.03 Special Use Standards; impact on overall environment. 
• Renderings to show perspective of different elements of development from street view. 
 
Vote on the motion on the floor. 
 
Yes: Faison, Fox, Krent, Lambert, Malalahalli, Perakis, Tagle 
No: Hutson 
Absent: Buechner 
 
MOTION CARRIED 
 

Chair Perakis called for a recess at 9:17 p.m. The meeting was reconvened at 9:24 p.m. 
 

CONDITIONAL REZONING 
 
6. PUBLIC HEARING – CONDITIONAL REZONING APPLICATION (JPCR2025-001) – 

Proposed Village of Hastings, 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 reviewed the Conditional Rezoning application for the Village of Hastings. He 
referenced the applicant’s previously approved development of 14 residential units on the 
southern end of the parcels and a previously Planned Unit Development (PUD) 
application that the City Council denied. Mr. Carlisle said the applicant is voluntarily 
offering eight conditions with approval of the application, as cited in the Planning 
Consultant report dated February 17, 2025. 
 
Mr. Carlisle addressed the number of proposed units, the one ranch-style home abutting 
Livernois that must comply with the required RT zoning setback and the City standard 
that requires a bypass lane on the west side of Livernois (a County road) within the right 
of way. Mr. Carlisle said the application is missing some elevations, colored renderings, 
a three dimensional (3D) model of the plan and a photometric plan. 
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Mr. Carlisle asked the Planning Commission in its deliberation to consider compliance 
with the Master Plan, the Conditional Rezoning Standards (Section 16.04.C.3) and Site 
Plan Review Design Standards (Section 8.06). 
 
Mr. Carlisle said any approval of the application should be subject to the three conditions 
as cited in his report dated February 17, 2025. 
 
Ms. Dufrane said the applicant’s submission of a Conditional Rezoning application is a 
more appropriate avenue to develop the properties than the previously submitted PUD 
application. 
 
City Traffic Consultant Stephen Dearing of OHM Advisors addressed the design 
consideration of either a bypass lane or a center left turn lane on Livernois under the 
jurisdiction of the RCOC (Road Commission of Oakland County). 
 
Mr. Savidant said the City engineering standards would be considered at the time of the 
Final Site Plan approval process. He said the traffic design consideration by RCOC is not 
within the Planning Commission purview. 
 
Gary Abitheira addressed the reduction of units, mix of housing styles, preservation of 
the existing homes, trash removal, photometric plan, open space, price point of homes 
and turnarounds for emergency vehicles and delivery trucks. He distributed to the Board 
members pictures of the elevations that were missing from the agenda packet. Mr. 
Abitheira said he does not own the two properties to the east of the application under 
consideration this evening. 
 
Some comments during discussion related to the following: 
• EVA (emergency vehicle access) located off Square Lake. 
• Email received by the Planning Department with concerns the applicant will extend 

development to the east. 
• Consideration by the applicant to soften the starkness, massiveness of the duplex 

facades. 
 
PUBLIC HEARING OPENED 
 
• Jeff Williams, 159 Telford; spoke of the Telford HOA concerns the applicant will extend 

development to the east. 
• Ann Coleman 6091 Livernois; expressed concerns with traffic impact on Livernois and 

proposed bypass lane. 
• Nanette Gearhart, 6197 Livernois; expressed concerns with traffic impact on Livernois 

and proposed bypass lane, encouraged access off Square Lake, preservation of 
existing homes. 

• Leasa William, 159 Telford; addressed landscape screening, elevations, architectural 
features of existing homes, aesthetics of duplex buildings. 

• John Malott, 72 Telford; thanked applicant for the recent improvements, addressed 
housing mix, landscape screening, preservation of existing homes, encouraged access 
off Square Lake. 
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• Mary Rettig, 6860 Westaway; addressed duplex building aesthetics, encouraged 
access off Square Lake. 

• Marcia Bossenberger, 369 Ottawa; addressed architectural features of housing, 
lighting at entrance, safety of school children. 

• Deborah Louzecky, 6327 Donaldson; addressed proposed bypass lane, Livernois right 
of way, encouraged access off Square Lake, thanked applicant for reducing density 
and offering more ranch style homes. 

 
PUBLIC HEARING CLOSED 
 
Ms. Dufrane asked the applicant to flush out what is meant by the preservation of the 
existing homes and include those particulars in the Conditional Rezoning Agreement. 
 
Ms. Dufrane stated the Planning Commission is only to consider in its deliberation the 
properties within the application. 
 
Mr. Savidant said the proposed access off Livernois meets City standards and a traffic 
study reveals no significant traffic impact. He noted the 30 foot access off Square Lake 
does not meet City standards. 
 
Resolution # PC-2025-02-  (no support) 
Moved by: Fox 
Seconded by:  
 
RESOLVED, That the Planning Commission hereby recommends that the NN and R-1B 
to RT Conditional Rezoning Request, as per Section 16.04 of the City of Troy Zoning 
Ordinance, located on the East side of Livernois and North of Square Lake (PIN 88-20-
03-301-088, -023, -024, -025 and 88-20-03-351-004), within Section 3, being 
approximately 5 acres in size, be granted, for the following reasons: 
 
1. The request complies with the Master Plan. 
2. The rezoning would permit greater flexibility in use and development of the property. 
3. The conditions offered by the applicant reasonably protect the adjacent properties. 
4. The rezoning would be compatible with surrounding zoning and land use. 
5. The site can be adequately served with municipal water and sewer. 
 
BE IT FURTHER RESOLVED, That the Planning Commission recommends the following 
site plan design considerations: 
 
1. Provide a photometric plan. 
 
MOTION FAILED 
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Resolution # PC-2025-02-016 
Moved by: Fox 
Seconded by: Krent 
 
RESOLVED, That the Planning Commission hereby recommends that the NN and R-1B 
to RT Conditional Rezoning Request, as per Section 16.04 of the City of Troy Zoning 
Ordinance, located on the East side of Livernois and North of Square Lake (PIN 88-20-
03-301-088, -023, -024, -025 and 88-20-03-351-004), within Section 3, being 
approximately 5 acres in size, be postponed, subject to the following clarifications 
provided by the applicant: 
 
1. Clarification on voluntary offer to preserve existing three homes; define preservation, 

provide timeline and perpetuity of preservation. 
2. Provide a photometric plan. 
3. Resubmit colored renderings. 
4. Consideration to provide a Conditional Rezoning Agreement for review by the City 

Attorney. 
 
Discussion on the motion on the floor. 
 
Discussion related to the preservation of the three existing homes. 
 
Mr. Abitheira was thanked for his consideration in coming back to the Board with a plan that 
appears to be more satisfactory to the neighboring properties. 
 
Vote on the motion on the floor. 
 
Yes: All present (8) 
Absent: Buechner 
 
MOTION CARRIED 
 
Mr. Abitheira approached the Board to question how the RT zoning district might relate to 
the preservation of the existing homes. He asked the Board’s consideration to expedite the 
approval process due to an impending expiration deadline and limited extensions on the 
townhome project. 
 
Mr. Abitheira asked the record to reflect he would not develop and/or purchase the properties 
to the east with the understanding that the Telford HOA would support the Conditional 
Rezoning application when considered by the City Council. He said he would encourage the 
RCOC to provide a bypass and/or left hand turn lane for this project. 
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OTHER ITEMS 
 

7. PUBLIC COMMENT – For Items on the Agenda 
 
There was no one present who wished to speak. 

 
8. PLANNING COMMISSION COMMENT 

 
There were general comments among the members. 
 
Ms. Dufrane informed the Board of a recent court case. 
 

9. ADJOURN 
 
The Regular meeting of the Planning Commission adjourned at 10:52 p.m. 

 
Respectfully submitted, 
 
 
 
 
        
Marianna J. Perakis, Chair 
 
 
 
 
       
Kathy L. Czarnecki, Recording Secretary 
 
https://d.docs.live.net/2f7ed4fe5f664ea8/Documents/Kathy/COT Planning Commission Minutes/2025/2025 02 25 Draft.docx 



 
 

ITEM #5 



  PC 2025.03.11 
  Agenda Item # 5 
 

 
 
 
DATE: March 5, 2025 
 
TO: Planning Commission 
 
FROM: R. Brent Savidant, Community Development Director 
 
SUBJECT: PRELIMINARY SITE PLAN REVIEW (SP JPLN2025-0004) – Proposed Zenith 

Retail and Multifamily Apartments, Northwest corner of Wattles and Dequindre (PIN 
88-20-13-478-024 & 88-20-13-478-025), Section 13, Currently Zoned NN 
(Neighborhood Node “E”) District  

 
The petitioner Dream Home Estates submitted the above referenced Preliminary Site Plan 
application for Zenith Retail and Multifamily Apartments. The project includes a two-story building 
with six retail units on the first floor and six apartments on the second floor. The Planning 
Commission is authorized to approve Preliminary Site Plans.  
 
The attached report prepared by Carlisle/Wortman Associates, Inc. (CWA), the City’s Planning 
Consultant, summarizes the project. CWA prepared the report with input from various City 
departments including Planning, Engineering, Public Works and Fire. City Management supports 
the findings of fact contained in the report and the recommendations included therein. 
 
 
Attachments: 

1. Maps 
2. Report prepared by Carlisle/Wortman Associates, Inc. 
3. Preliminary Site Plan 

  



PROPOSED RESOLUTION 
 
 
PRELIMINARY SITE PLAN REVIEW (SP JPLN2025-0004) – Proposed Zenith Retail and 
Multifamily Apartments, Northwest corner of Wattles and Dequindre (PIN 88-20-13-478-
024 & 88-20-13-478-025), Section 13, Currently Zoned NN (Neighborhood Node “E”) 
District  
 
Resolution # PC-2025-03- 
Moved by:  
Support by:  
 
RESOLVED, That Preliminary Site Plan Approval, pursuant to Article 8 of the Zoning 
Ordinance, as requested for the proposed Zenith Retail and Multifamily Apartments, 
Northwest corner of Wattles and Dequindre (PIN 88-20-13-478-024 & 88-20-13-478-
025), Section 13, approximately 0.7 acres in size, Currently Zoned NN ”E”, be (granted, 
subject to the following conditions): 
 

1. Bring landscape screening along the north property line into compliance. 
2. Revise plans to correct discrepancy between Sheets C-1 and LP-1, where 

bicycle parking and landscaping are shown in the same location. In doing so, 
ensure that bicycle parking and parking lot landscaping requirements remain 
fulfilled. 

3. Verify the location of mechanical equipment. 
4. Clarify whether “wood” will be natural wood or wood composite. 
5. Provide transparency calculations that measure transparency between two and 

eight feet above the first floor elevation. 
6. Elevation and floor plan drawings to be sealed by Michigan licensed Architect  
7. Provide 3D color renderings showing site context. 

__________________________________________________________) or  
 
(denied, for the following reasons: _________________________________) or 
 
(postponed, for the following reasons:________________________________) 
 
 
Yes:   
No: 
Absent:  

 
MOTION CARRIED 
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 Date:     January 29, 2025 
                                                                                                                                               March 4, 2025 

                                                                                                                                   

Preliminary Site Plan 

For 
City of Troy, Michigan 

 
 
 
 
Applicant: Zack Hanna from Dream Home Estates  
 
Project Name: Zenith Mixed Use 
 
Plan Date: February 24, 2025 
  
Location: NW Corner of Wattles and Dequindre  
 
Zoning: NN, Neighborhood Node “E” 
 
Action Requested: Preliminary Site Plan Approval 
 
PROJECT AND SITE DESCRIPTION 

 
An application has been submitted for a mixed-use development at the NW corner of Wattles 
and Dequindre Roads. The project includes a two-story development with six (6) retail units on 
the first floor and six (6) apartment units on the second floor. The site is approximately 0.7 acres 
and currently undeveloped.  
 
The subject site is zoned NN, Neighborhood Node. Small, multi-tenant mixed use is permitted at 
this site. While current zoning dedicates this Node as Neighborhood Node “E,” the 2040 Master 
Plan aims to reclassify this Node as Neighborhood Node “D.” 
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Location of Subject Site: 

 

 
Size of Subject Site: 
The subject site is approximately 0.7 acres. 
 
Proposed Use of Subject Site: 
Mixed use, including six (6) retail storefronts and six (6) apartment units. 
 
Current Use of Subject Site: 
The property is currently undeveloped. 
 
Current Zoning: 
NN, Neighborhood Node “E”, Site Type B, Street Type A.  
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Surrounding Property Details: 
 

Direction Zoning Use 
North  NN, Neighborhood Node Largely undeveloped with one single-

family home 
South NN, Neighborhood Node Comfort Family Dentistry 

Pediatric Cardiology 
Asthma & Allergy Specialists 

East N/A City of Sterling Heights  
West NN, Neighborhood Node Single-family home 

 
MASTER PLAN 

 
The existing Neighborhood Node “E” has been renamed to Neighborhood Node “D” in the 2040 
Master Plan. The vision for this node is described as follows: 
 

The north side of the node should be removed and reclassified to residential use which 
may include single-family, cluster, low-scaled multiple family, or assisted living to provide 
creative housing options in the area. South side should continue to focus on office uses. 
However, limited commercial and service uses designed to complement the main focus of 
the area as an office node may also be permissible. (p. 91) 

 
NATURAL RESOURCES 

 
Topography: The site is relatively flat with minor elevation changes. 
 
Wetlands/Floodplain: A wetland delineation report was prepared by StreamsideEco on 
December 10, 2024. In their report, StreamsideEco identified one (1) wetland in the site’s 
northwest corner. StreamsideEco expressed their professional opinion that the wetland on site 
is not regulated by EGLE. The wetland is less than five (5) acres, is not contiguous to an inland 
lake, pond or stream, and there is no evidence of surface water connection to an inland lake, 
pond, or stream.  
 
Woodlands: A tree inventory provided on Sheet LP-1 identifies four (4) existing trees on site. All 
trees are either invasive species or in poor condition. No tree replacement is required. 
 
Items to be Addressed: None. 
 
SITE ARRANGEMENT 

 
The applicant proposes a 2-story mixed-use building, including six (6) retail units on the first floor 
and six (6) apartment units on the second floor. The building is proposed near the intersection of 
Wattles and Dequindre (southeast corner of the site), with parking located to the north and west. 
Curb cuts for vehicular access are proposed on both Wattles and Dequindre. Colored renderings 
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indicate that the facade designs will be mirrored (north and south; east and west), allowing 
patrons to access the retail units from the main roads or from the parking area.  The second story 
apartments can be entered from the north and east side of the building.  
 
Items to be Addressed: None. 
 

AREA, WIDTH, HEIGHT, SETBACKS 
 
The proposed development is regulated by the standards of Building Form B: 
 

 
Please note that the site does not abut a one-family residentially zoned parcel, hence the 30-foot 
maximum height provision as set forth in section 5.06.E.3.c does not apply  
 
Items to be Addressed: None. 
 
SITE ACCESS AND CIRCULATION 

 
Vehicular Access: 
There are two (2) vehicular points of access: one (1) off Wattles and one (1) off Dequindre. Two-
way traffic is utilized throughout the site. Site access is being reviewed by the City’s Engineering 
and Fire Departments. Their comments are provided under separate cover. 
 
Pedestrian Circulation: 
A 7-foot wide sidewalk wraps around the mixed-use building and connects to the existing 
sidewalk system along Wattles and Dequindre Roads. Crosswalks and ramps are provided where 
vehicular access interrupts the sidewalk connection along each road. 
 

 Required/Allowed Provided Compliance 
Front 
(south/Wattles) 0 min/60 feet max 10 feet Complies 

Front 
(east/Dequindre) 0 min/60 feet max 10 feet Complies 

Side 
(west) 

N/A (building may be 
placed up to the 

property line, but is not 
required to be)  

Approx. 75 feet Complies 

Rear 
(north)  

30 feet Approx. 70 feet Complies 

Height 2 stories/24 feet min 
6 stories/72 feet max 36 feet 9 inches  Complies  

Maximum Lot Area 
Covered by Buildings 
(combined lots)  

N/A N/A   Complies 
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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 unit 
2 spaces per each dwelling unit 
 
 
Retail: 
1 space per 250 SF of gross floor 
area 
 

6 units*2 
= 12 spaces 

 
 

7,205 SF/250 
= 29 spaces 

 
41 spaces total 

44 spaces Complies 

Barrier Free 2 spaces 2 spaces Complies 

Bicycle 2 spaces Unclear See Comment 
Below 

Dimensions 19 feet length 
9.5 feet width 

24 feet aisle width 

17 feet length 
9.5 feet width 

24 feet aisle width 

Complies  
(with overhang) 

 
Bicycle Parking: 
Sheet C-1 shows that three (3) bicycle stalls will be provided on a concrete pad near the 
northwest corner of the building. However, this contradicts information provided on the 
landscape plan. In the same location, the landscape plan on Sheet LP-1 shows this area covered 
with grasses, eight (8) shrubs, and two (2) trees.  
 
Items to be Addressed: Revise plans to correct discrepancy between Sheets C-1 and LP-1, where 
bicycle parking and landscaping are shown in the same location. 
 
LANDSCAPING 

 
A landscape plan was provided on Sheet LP-1. Landscaping standards are regulated by Section 
13.02:  
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 Required Provided Complies 
Greenbelt: 
The greenbelt shall be landscaped with a 
minimum of one (1) deciduous tree for 
every thirty (30) lineal feet, or fraction 
thereof, of frontage abutting a public 
road right-of-way.   

Wattles: 
220 LF/30 
= 8 trees 

 
Dequindre: 
140 LF/30 
= 5 trees 

Wattles: 
9 trees 

 
Dequindre: 

6 trees  

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% 22.9% Complies 

Screening Between Uses: 
Alternative #2: 
1 large evergreen tree per 10 lineal feet 
and/or wall 
 
OR 
 
Alternative #3: 
1 large evergreen tree per 10 lineal feet  
+ 
1 narrow evergreen tree per 5 lineal feet 
and/or wall  

North: 
219.08/10 
= 22 trees 

 
West: 

140.45 ft/10 
= 14 trees 

North: 
19 trees 

 
West: 

14 trees 

Does Not 
Comply 

Parking Lot Trees: 
1 tree per 8 spaces. 44 spaces/8 

= 6 trees Unclear  See Comment 
Below 

 
Screening Between Uses: 
The applicant has chosen Alternative #2 for landscape screening along the north and west 
property lines. However, screening to the north is deficient by three (3) trees. We recommend 
that compliant landscape screening be a condition of approval. 
 
Parking Lot Trees: 
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The landscape plan indicates that parking lot landscaping requirements have been met. However, 
as previously mentioned, there is a discrepancy between the landscape plan and site plan. Where 
two (2) parking lot trees are proposed on Sheet LP-1, a concrete pad with bicycle parking is shown 
on Sheet C-1. We ask the applicant to revise plans so that these sheets match and all parking and 
landscaping requirements are fulfilled. 
 
Stormwater Management: 
Underground detention is proposed at the site’s southwest corner. We refer to the City Engineer 
for further review of stormwater management. 
 
Trash Enclosure: 
A dumpster is shown at the northwest corner of the site. The trash enclosure will be six (6) feet 
in height and constructed of “poured concrete brick pattern” with a textured finish. 
 
Mechanical Equipment: 
The proposed location of mechanical equipment is unclear. Notes on Sheet LP-1 indicate that 
mechanical equipment will be located outdoors and properly screened. Yet, no mechanical 
equipment is shown on the site plan on Sheet C-1. In addition, there is an unnamed sheet that 
shows mechanical equipment on the roof. We recommend that the applicant verifying the 
location of all mechanical equipment should be a condition of approval. 
 
Items to be Addressed: 1). Increase landscape screening along the north property line; 2). Revise 
plans to correct discrepancy between Sheets C-1 and LP-1, where bicycle parking and landscaping 
are shown in the same location; and 3). Verify the location of mechanical equipment. 
 
LIGHTING 

 
A photometric plan has been provided. The applicant proposes the use of three (3) pole lights 
and five (5) wall-mounted lights. All lighting levels and fixtures comply with ordinance standards. 
 
Items to be Addressed:  None.   
 
FLOOR PLANS AND ELEVATIONS 

 
Elevation and floor plan drawings were not sealed by a Michigan licensed Architect. 
 
Floor Plans: 
As mentioned, the applicant proposes a 2-story building with six (6) retail units on the first floor 
and six (6) apartment units on the second floor. 
 
Retail 
The retail units are aligned side by side, with the four (4) units in the center measuring 
approximately 984 square feet each. The retail units located on either end of the building are 
slightly larger than the rest, measuring 1,130 and 1,113 square feet, respectively. 
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Apartments 

• Unit #1: 
o Two (2) bedrooms, three (3) restrooms; full kitchen, living and dining areas. 
o Approximately 1,525 square feet. 

• Unit #3: 
o Two (2) bedrooms, two (2) restrooms; full kitchen, living and dining areas. 
o Approximately 1,203 square feet. 

• Units #2, 4, and 5: 
o Two (2) bedrooms, two (2) restrooms; full kitchen and living areas. 
o Approximately 922 square feet each. 

• Unit #6: 
o One (1) bedroom, one (1) restroom; full kitchen and living areas. 
o Approximately 592 square feet. 

 
Access 
Staircases are located on either end of the building. Two (2) elevators are shown on the building’s 
west side. 
 
Elevations: 
The building features a flat-roof design with an overall height of 36 feet 9 inches. A rendered 
elevation drawing was provided however 3D color renderings showing site context were not 
provided. 
 
Building Materials: 
Primary building materials include aluminum cladding, wood, and glass. Exterior colors are shown 
as black, brown, and orange. We ask the applicant to clarify whether the “wood” refers to natural 
wood or some type of wood composite.  
 
Transparency: 
It appears that transparency requirements have been met; however, minor revisions to the 
calculations are needed. The applicant has used the full area of each façade to measure 
transparency, but transparency is measured only between two and eight feet above the first floor 
elevation. We recommend that the applicant providing accurate transparency calculations 
should be a condition of approval. 
 
Items to be Addressed: 1.). Elevation and floor plan drawings to be sealed by Michigan licensed 
Architect; 2). Clarify whether wood will be natural wood or wood composite; and 3). Provide 
transparency calculations that measure transparency between two and eight feet above the first 
floor elevation; 4.) Provide 3D color renderings showing site context. 
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SITE PLAN REVIEW STANDARDS 
 
Section 8.06 outlines Site Plan Review Design Standards.  
 

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

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

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

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

 
2. Development shall incorporate the recognized best architectural building design practices. 

a. Foster a lasting impact on the community through the provision of high quality 
design, construction, and detailing.  

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

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

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

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

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. 
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SUMMARY 
 
We recommend that the Planning Commission review the project.  If the Planning Commission 
approves the preliminary site plan, we recommend the following conditions of approval: 
 

1. Bring landscape screening along the north property line into compliance. 
2. Revise plans to correct discrepancy between Sheets C-1 and LP-1, where bicycle parking 

and landscaping are shown in the same location. In doing so, ensure that bicycle parking 
and parking lot landscaping requirements remain fulfilled. 

3. Verify the location of mechanical equipment. 
4. Clarify whether “wood” will be natural wood or wood composite. 
5. Provide transparency calculations that measure transparency between two and eight feet 

above the first floor elevation. 
6. Elevation and floor plan drawings to be sealed by Michigan licensed Architect  
7. Provide 3D color renderings showing site context. 

 
 
Sincerely, 
 



Know what's below
Call before you dig.

R



Know what's below
Call before you dig.

R
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Introduction 

StreamsideEco, LLC (SECO) conducted a wetland delineation within property located near the northwest 

corner of the intersection of Wattles and Dequindre Roads, in the City of Troy, Oakland County, 

Michigan (Figure 1). The delineation was performed at the request of Mr. Zack Hanna of Dream Home 

Estates, LLC. The purpose of this work was to identify the extent, location and regulatory status of 

wetlands within the property. 

 

Methods 

On December 9, 2024, SECO conducted a wetland review and delineation pursuant to statutory language 

and Rules of Part 303, Wetland Protection, of the Natural Resources and Environmental Protection Act 

(NREPA), 1994 P.A. 451, as amended. As required, specific methodology followed that set forth in the 



          

     
 

 
2 

 
 

 

1987 U.S. Army Corps of Engineers Wetland Delineation Manual including the Northcentral and 

Northeast Regional Supplement. The wetland/upland interface was flagged in the field with survey ribbon 

and sequentially lettered and numbered. We recommend the wetland boundary be surveyed by a licensed 

surveyor if required. Although the delineation was conducted outside the growing season, the 

wetland/upland interface was well vegetated and visible, and soils were readable accessible.  

 

Results and Discussion 

One wetland was delineated using flag numbers/letter A1 – A16 (Figure 2). The wetland does continue 

off site to the north and west however, it is our opinion that the wetlands are not regulated under Part 

303 of NREPA (See Wetland Regulation Section). 
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The wetland consists of forested wetland 

with wet meadow openings dominated by 

reed canary grass (Phalaris arundinacea) 

and Purple loostrife (Lythrum salicaria). 

Evidence of hydrology was visible on site 

including water-stained leaves, hummocked 

ground surface, and bare soil patches. Soils 

within the wetland were gleyed (10YR 5/1) 

with mottling (10YR 5/6) while upland soils 

were distinctly brighter (10YR 6/3) and 

mixed with what appears to be historic fill.  

 

Plant species noted near the upland/wetland interface are 

listed below. Department of Environment, Great Lakes and 

Energy (EGLE) wetland data sheets can be made available 

upon request.   

 

 

Wetland 

Wetland Soils 

Upland Soils 
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Wetland Regulation 

Wetlands in Michigan are regulated by EGLE under Part 303 of NREPA if they are greater than five 

acres in size. Wetlands are also regulated by the state, regardless of size, if they are: contiguous to, within 

500 feet of, or have a surface water connection to an inland lake, stream, or pond or; are within 1,000 feet 

of a Great Lake or Great Lake Connecting Waters. Based on our review, it is our opinion that wetland 

delineated is not regulated by the State because it is less than 5 acres in size and is not contiguous to an 

inland lake, pond or stream, and there is no evidence of a surface water connection to an inland lake, pond 

or stream. 

 

While not all land surrounding the site was inspected, 

viewing surrounding areas from public access points, 

inventory maps, and aerial photography were used to 

determine the regulatory status of the wetlands. EGLE’s 

Final Part 303 Wetland Inventory and the Oakland County 

Soil Survey do not show wetlands or wetland soils on the 

site. In addition, the outline of the entire forested/wet 

meadow undeveloped area, on and off site, was found to 

be less than 5 acres of land (some of which is upland).  

Therefore, it is our opinion the wetlands are not regulated 

under Part 303 of NREPA. 
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Numerous natural environmental factors and human induced changes may cause changes in the extent of 

wetland on a parcel over a period of time. The water resources identified on the property represents 

SECO’s opinion on what EGLE would consider to be regulated wetland based on the condition of the 

site at the time of inspection and recent regulatory policies and attitudes.  
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