
 

WTRY Broadcast Schedule Regular Meetings, Wednesday, 6:00 p.m. and 11:00 p.m. Study Meetings, Wednesday, 3:00 p.m. 

 PLANNING COMMISSION 
 MEETING AGENDA 

SPECIAL/STUDY MEETING 
 
 

Donald Edmunds, Chair, Philip Sanzica, Vice Chair 
Karen Crusse, Steve Gottlieb, Michael W. Hutson, Tom Krent 

Gordon Schepke, Thomas Strat and John J. Tagle 
   
July 22, 2014 7:00 P.M. Council Board Room 
   

 
1. ROLL CALL 
 
2. APPROVAL OF AGENDA 
 
3. MINUTES – June 24, 2014 Planning Commission Special/Study meeting 
 
4. PUBLIC COMMENT – For Items Not on the Agenda 
 
5. ZONING BOARD OF APPEALS (ZBA) REPORT 
 
6. PLANNING AND ZONING REPORT 
 
7. MASTER PLAN UPDATE – Rochester Road Study Area 

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

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

500 W. Big Beaver 
Troy, MI  48084 
(248) 524-3364 
www.troymi.gov 

planning@troymi.gov 

mailto:clerk@ci.troy.mi.us�
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Chair Edmunds called the Special/Study meeting of the Troy City Planning Commission to 
order at 7:00 p.m. on June 24, 2014 in the Council Chamber of the Troy City Hall. 
 
1. ROLL CALL 

 
Present: Absent: 
Karen Crusse Philip Sanzica 
Donald Edmunds 
Steve Gottlieb 
Michael W. Hutson 
Tom Krent 
Gordon Schepke 
Thomas Strat 
John J. Tagle 
 
Also Present: 
R. Brent Savidant, Planning Director 
Ben Carlisle, Carlisle/Wortman Associates, Inc. 
Allan Motzny, Assistant City Attorney 
Frank Boudon, Student Representative 
Kathy L. Czarnecki, Recording Secretary 
 

2. APPROVAL OF AGENDA 
 
Resolution # PC-2014-06-035 
Moved by: Tagle 
Seconded by: Strat 
 
RESOLVED, To approve the Agenda as printed. 
 
Yes: All present (8) 
Absent: Sanzica 
 

MOTION CARRIED 
 

3. APPROVAL OF MINUTES 
 
Resolution # PC-2014-06-036 
Moved by: Schepke 
Seconded by: Gottlieb 
 
RESOLVED, To approve the minutes of the June 10, 2014 Regular meeting as 
published. 
 
Yes: All present (8) 
Absent: Sanzica 
 
MOTION CARRIED 
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4. PUBLIC COMMENTS – Items not on the Agenda 
 
There was no one present who wished to speak. 

 
5. ZONING BOARD OF APPEALS (ZBA) REPORT 

 
Mr. Krent gave a report on the June 17, 2014 Zoning Board of Appeals meeting. 
 

6. DOWNTOWN DEVELOPMENT AUTHORITY (DDA) REPORT 
 
Mr. Savidant reported there was no Downtown Development Authority meeting in June. 
 

7. PLANNING AND ZONING REPORT 
 
Mr. Savidant addressed the following new applications: 
• Preliminary Site Plan and Conditional Rezoning – Regency at Troy (Ciena Healthcare) 
• Zoning Board of Appeals – Regency at Troy (Ciena Healthcare) 
• Preliminary Site Plan – Kresge Foundations Headquarters Expansion 
 

PRELIMINARY SITE PLAN REVIEWS 
 

8. PRELIMINARY SITE PLAN APPLICATION (File Number SP 994) – Proposed Children’s 
Hospital of Michigan, Northeast corner of Big Beaver Road and Civic Center Drive (350 
W. Big Beaver), Section 21, Currently Zoned BB (Big Beaver) District 
 
Mr. Carlisle summarized the preliminary site plan application. He specifically addressed: 
• Relationship with Master Plan and Big Beaver Corridor study. 
• Site access points. 
• Landbanked parking. 
• Existing retaining wall and berm along Big Beaver. 
• Design elevations. 
• Potential of iconic building to become a “landmark”. 
 
Mr. Carlisle recommended approval of the preliminary site plan application with the 
condition that the applicant works with the City between preliminary and final site plan 
approvals to determine what will trigger the need to construct the deferred parking. 
 
Present were: 
• Larry Gold, CEO and  President, Children’s Hospital of Michigan 
• Ron Henry, Sr. Vice President, Chief Facility Engineering and Construction Officer, 

Detroit Medical Center 
• Art Smith, Architect, Harley Ellis Devereaux 
• James Butler, Civil Engineer, Professional Engineering Associates 
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There was discussion on: 
• Signage. 
• Projected completion date (October 2015). 
• Transparency of pharmacy. 
• Building materials; samples displayed. 

o Colored glass and masonry. 
o Kaleidoscope, vibrancy of colors during all hours and all seasons. 
o Durability of building materials. 
o Iconic building design. 

• Maintenance of City-owned adjacent parcel. 
 
Chair Edmunds opened the floor for public comment. There was no one present; the floor 
was closed for public comment. 
 
Resolution # PC-2014-06-037 
Moved by: Krent 
Seconded by: Strat 
 
RESOLVED, That Preliminary Site Plan Approval, pursuant to Article 8 of the Zoning 
Ordinance, as requested for the proposed Children’s Hospital of Michigan, located on 
the northeast corner of Big Beaver Road and Civic Center Drive (350 W. Big Beaver 
Road), Section 21, within the BB (Big Beaver) District, be granted, subject to the 
following: 
 
1. Work with the City between Preliminary Site Plan Approval and Final Site Plan 

Approval to create a formal agreement that outlines the terms under which deferred 
parking will be constructed. 

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

9. PRELIMINARY SITE PLAN REVIEW (File Number SP 995) – Proposed Field and 
Stream, East side of I-75, North of 14 Mile (750 W 14 Mile), Section 35, Currently Zoned 
GB (General Business) District 
 
Mr. Carlisle summarized the preliminary site plan application. He specifically addressed: 
• Consolidation of the two parcels as a condition to site plan approval. 
• Site access points. 
• Cross access easements as relates to Oakland Mall. 
• Applicant’s request for a parking deviation. 
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Mr. Carlisle said the reuse of the site would be a benefit to the Oakland Mall. Based on 
the direction of the Planning Commission with respect to the parking, Mr. Carlisle 
recommended approval of the preliminary site plan application with the conditions as 
stipulated in his report dated June 19, 2014. 
 
Peter Light of Urban Retail Properties and James Butler of Professional Engineering 
Associates were present. 
 
Mr. Light said the proposed Field and Stream store at this location would be its fifth 
store in the United States. Mr. Light addressed the request for a parking deviation. He 
said without additional parking, parking numbers would be challenged with the 
easement agreements in place with the mall store anchors since 1960. Mr. Light shared 
the number of parking spaces at existing Field and Stream stores. 
 
Mr. Butler cited customer counts at the Field and Stream store in Erie, Pennsylvania. 
 
There was discussion on: 
• Providing more greenery, less asphalt. 
• Sizeable amount of additional parking spaces requested (121). 
• Landscaping along I-75 frontage. 
• Breaking up “sea of asphalt” by adding islands and landscaping. 
• “Coding” parking lot for customer convenience. 
 
Chair Edmunds opened the floor for public comment. There was no one present; the floor 
was closed for public comment. 
 
Resolution # PC-2014-06-038 
Moved by: Krent 
Seconded by: Strat 
 
RESOLVED, That Preliminary Site Plan Approval, pursuant to Article 8 of the Zoning 
Ordinance, as requested for the proposed Field and Stream, located on the east side of 
I-75, north of Fourteen Mile (750 W. 14 Mile), Section 35, within the GB (General 
Business) District, be granted, subject to the following: 
 
1. Note existing and/or proposed access easements on the final site plan. 
2. Provide bicycle parking for two (2) bikes.   
3. Relocate the two (2) proposed trees outside of the Chicago Street ROW.  
4. Add an additional six (6) trees in the parking lot to the south of the building taking up 

six (6) existing parking spaces. 
5. Consolidation of the two parcels as part of final site plan approval. 
 
Yes: All present (8) 
Absent: Sanzica 
 
MOTION CARRIED 
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OTHER BUSINESS 
 

10. MASTER PLAN UPDATE 
 
Mr. Carlisle introduced Alex Stankovich of Carlisle Wortman Associates. Ms. Stankovich 
is working on the City’s Master Plan update. 
 
A timeline for the Master Plan update was presented. 
 
It was announced that the work in progress on the Master Plan would be posted on the 
City’s website. 
 
The North Troy study area was presented by Messrs. Carlisle and Savidant. Discussion 
followed. 
 

11. PUBLIC COMMENT – Items on Current Agenda 
 
There was no one present who wished to speak. 

 
12. PLANNING COMMISSION COMMENT 

 
There were general Planning Commission comments. 

 
The Special/Study meeting of the Planning Commission adjourned at 8:55 p.m. 
 
Respectfully submitted, 
 
 
 
 
       
Donald Edmunds, Chair 
 
 
 
 
       
Kathy L. Czarnecki, Recording Secretary 
 
G:\Planning Commission Minutes\2014 PC Minutes\Draft\2014 06 24 Special Study Meeting_Draft.doc 



  PC 2014.07.22 
  Agenda Item # 7 
 

 
 
DATE: July 17, 2014 
 
TO: Planning Commission 
 
FROM: R. Brent Savidant, Planning Director 
 
SUBJECT: MASTER PLAN UPDATE – Rochester Road Study Area 
 
 
At the June 24, 2014 Special/Study meeting, the Planning Commission reviewed the North Troy 
Study Area. That was the first of four draft study areas that will be presented to Planning 
Commission for review and comment.  The other areas include Big Beaver, Maple Road and 
Rochester Road.  Each draft study area includes a summary of existing conditions, land use and 
development strategies and an Implementation Plan.  
 
The second study area, Rochester Road Study Area, will be presented and discussed at the 
July 22, 2014 Special/Study meeting. 
 
 
Attachments: 

1. Rochester Road Special Area Plan (Draft) 
 

 
G:\Master Plan\Update 2013\Draft Plan\Rochester Road\PC Memo 07 22 2014.docx 
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The Rochester Road corridor is a major north-south thoroughfare traversing Oakland County, with 
convenient access to I-75, M-59, Big Beaver Road, Maple Road, and Stephenson Highway.  Recent road 
improvements and the creation of a boulevard have improved traffic flow along the corridor but the vision 

of a green corridor as envisioned in the 2008 Master Plan has not yet been realized. Development along the 
corridor has been inconsistent with variation in the size and location of buildings. Other challenges include the 
location of parking areas, outdated façades and nondescript architecture, landscaping, lighting, and signage. 
The goal of this Plan is to provide a unifying framework built around public and private improvements that will 
change the function and character of the corridor over time.  Rochester Road has the potential to become a hub 
for small businesses, independent restaurants, neighborhood services, and live-work development.

Evolving to Meet New Challenges

Rochester Road offers a convenient local commercial node close to the Big Beaver corridor.  Adjacent to 
attractive neighborhoods of primarily single family homes in a great school district; it is principally service 
and retail use. The challenge for Rochester Road is to develop an active, aesthetically pleasing, commercial 

corridor that will attract customers, increase taxable value, provide and grow the Troy economy, while protecting 
the adjacent residential neighborhoods.

In general, Rochester Road has a split personality. In terms of traffic, commuters are trying to get through the 
area as fast as possible, while residents and businesses are calling for a much slower pace that will provide a 
safe, pedestrian friendly environment. The new boulevard has improved traffic; however it is only the first step in 
effectively addressing the pedestrian realm and access management. Continued public/private investment will 
be needed to transform the corridor. In terms of development real estate professionals reiterate that “density 
is key” for corridor revitalization, while residents push to maintain height restrictions. The area is dominated by 
shallow, narrow lots with limited pedestrian access and inconsistent setbacks. Most users agree that excessive 
signage and inconsistent façade design result in the perception of visual clutter. 

Development along the corridor has been uneven with tremendous variation in the size and scope, location 
of parking areas and roadway access, architecture, landscaping, lighting and signage. The goal of this Plan is to 
provide a unifying framework built around public and private improvements that will change the function and 
character of the corridor over time.  The plan identifies three complementary concepts for dealing with these 
issues and creating a solution that all users will welcome. The first concept deals with restructuring the pattern 
of land use and development lining the corridor, the second involves incorporating the redesign of the public 
right-of-way, and finally, creating a cohesive image and stronger identity for the corridor.

Vision Statement

Rochester Road will be a welcoming, pedestrian friendly neighborhood shopping destination known for its 
small business incubation and stormwater management best practices. Green infrastructure, landscaping, and 
streetscaping enhance the character of the corridor, while also providing a buffer between commercials areas 

and adjacent residential uses. 

INTRODUCTION
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2013 Target area statistics
Total taxable value		  $43,612,770

Total area (acres)		  164

Total businesses			   131

Total employees			   1,037

2010 Market area statistics 1

Population	 9,651

Households				    3,321

Percent owner occupied	 81.4 %

Median household income	 $86,712

Per capita income		  $34,928

Employees Percent (%)
Finance & Insurance 333 32.1
Administrative & Support & Waste 
Management

135 13.0

Accommodation & Food Services 124 12.0
Retail Trade 109 10.5
Professional, Scientific & Tech 
Services

83 8.0

Businesses Percent (%)
Professional, Scientific & Tech 
Services

28 21.4

Administrative & Support 
& Waste Management

22 16.8

Retail Trade 15 11.5
Other Services (except Public 
Administration)

11 8.4

Health Care & Social Assistance 10 7.6

Target Area Commercial Industrial Residential
Total Parcels 392 57 1 334
Total Structures 376 53 1 322
Total Acres 164 50 1 113
Median Year Structure Built 1982 NA 1976
Total Floor Area (SF) 379,321 NA 601,131
Median Floor Area (SF) 4,800 NA 1,709
Total Taxable Value $ 43,612,770 $ 14,911,860 NA $ 28,700,910

Property Data

Top Industries in Target Area by Number of Businesses

Top Industries in Target Area by Employment 2

Source: Esri 2013 Estimates Business Summary from Oakland County EDCA, Census 2010,  City of Troy GIS data 2013
Note: 1. Market Area includes households within 1 mile of Target Area. 2. Employee and Business data use NAICS codes.
2. Land Use calculations include all parcels within the Target Area.

EXISTING CONDITIONS

Land Use2

Source: City of Troy GIS data 2013

Source: Esri 2013 Estimates Business Summary from Oakland County EDCA

Source: Esri 2013 Estimates Business Summary from Oakland County EDCA
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Existing Conditions

Gateways
•	 Wattles Road
•	 Big Beaver Road

Assets
1.	 Rochester Road street improvements
2.	 Wattles Elementary School
3.	 Baker Middle School
4.	 Gateway Park on Big Beaver Road

Opportunities
5.	 Potential development site
6.	 Recent redevelopment
7.	 Potential development site
8.	 SE of Rochester Rd and Troywood Drive
9.	 NW of Rochester Rd and Colebrook Drive
10.	 Troy Pointe Plaza
11.	 Mom and Pop character

Challenges
12.	 Boundary/transition between single-family 

residential Boundary/transition between 
single-family residential 

13.	 Inconsistent building setback 
14.	 Shallow depth of commercial frontage
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Public Participation

To be inserted

Real Estate Forum

As part of the public engagement process for the master plan update, the City of Troy hosted a Real Estate 
Forum on Tuesday, April 29, 2014 at the Troy Community Center. Over 60 community leaders, business 
owners, real estate professionals, and interested citizens participated in a productive dialogue regarding 

the future direction of key economic area of the city, specifically Maple Road, Big Beaver, North Troy, and 
Rochester Road.

Rochester Road Findings

Rochester Road offers a convenient economic node close to residential neighborhoods.  It is primarily 
service and retail use. The corridor could be marketed as the “Entrepreneurial Center” for the city as it 
provides an incubator for small start-up businesses. The area is dominated by shallow, narrow lots with 

limted pedestrian access and inconsistent setbacks. Excessive signage and inconsistent façade design result 
in the perception of visual clutter.  New development may require the consolidation of parcels, but there are 
concerns from the community about increasing building heights where adjacent to residential properties. 

There needs to be a conscious effort in branding Rochester Road and making it a notable place. Streetscape 
should not be underestimated. Sidewalk connections and pedestrian access must be accommodated in new 
developments. In some ways infrastructure can be used to mask the visual clutter and give the corridor a unified 
image.

Considerations 

•	 Keep integrity of residential as more commercial frontage is developed 
•	 Reface  retail and create more pedestrian friendly intersections
•	 Clean corridor and remove or revitalize obsolete buildings by finding incentives for redevelopment
•	 Reduce setbacks and parking associated with strip malls
•	 Develop retail and restaurants that reflect the needs of nearby residents
•	 Encourage senior housing and compatible uses 

Priorities and Strategies
This plan recommends three priorities for establishing Rochester Road as a vibrant and walkable corridor with 
ample pedestrian amenities, convenient neighborhood services, and great accessibility. These priorities and 
strategies include:

1. Enhance the image and identity through private investment and 
public/private partnerships

Strategies:
•	 Adopt Design Guidelines/Standards
•	 Establish building improvement programs 
•	 Coordinate streetscape improvements 
•	 Encourage innovative stormwater management

2. Improve access management

Strategies:
•	 Implement Rochester Road Access Management Plan between Big Beaver and Wattles Road
•	 Support lot consolidation 
•	 Require consistent building and parking location placement

3. Preserve adjacent residential character and encourage compatible development

Strategies:
•	 Provide rear setback and landscape buffers between Rochester Road frontage parcel and adjacent 

residential properties

Priority and Strategy Interconnection: These priorities and their strategies are 
not mutually exclusive; rather they reinforce each other and together they have the 
ability to attract users and spark investment, and ultimately achieve these aims of 
vibrancy, identity, and walkability. 

PUBLIC ENGAGEMENT PRIORITIES AND STRATEGIES 
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Priority 1: Enhance image and identity 
through private investment and public/
private partnerships

Rochester Road offers a different kind of 
retail environment, one that is focused on 
neighborhood service and affordable to small 

businesses. Despite recent improvements to the 
right-of-way, Rochester Road lacks a unified identity 
and cohesion. Excessive signage and outdated strip 
malls result in the corridor feeling visually cluttered.  
Updating existing buildings, eliminating blight, 
and creating a cohesive streetscape will require 
financial incentives, comprehensive planning, and 
coordinated public and private investment. However, 
with targeted interventions and plan implementation 
the corridor can elevate the aesthetic quality of the 
area and embrace its green corridor identity.   

Renovating commercial storefronts and addressing 
code violations will enhance the corridor’s appearance 
and economic strength. 

Rochester Road Image and Identity	
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Strategy: Establish building improvement 
programs

Many of the commercial buildings along 
Rochester Road are over 30 years old, 
including a few structures built in the 1950s 

and 60s. Establishing a façade improvement grant 
program will provide the necessary incentive and 
guidance to update and enhance tired exteriors. 
Increased focus on beautification and code 
enforcement is necessary, and can be promoted 
through social media and neighborhood groups. 
Even the newer buildings constructed in the last 10 
years will benefit from formal design guidelines.

Priority 1: Enhance image and identity 
through private investment and public/
private partnerships

Potential Building Improvements	

Existing Conditions	

Strategy:   Develop Design Guidelines

The City has made a significant investment 
in the public portion of Rochester Road and 
private development should reflect that high 

quality investment.  Design guidelines will facilitate 
the phased redevelopment of the corridor. These 
standards are a paradigm shift - from customary single 
use zoning and automobile oriented development 
patterns to development decisions focused on 
building placement, integrated use, universal access, 
and pedestrian amenities.  The fundamental element 
of the Design Guidelines is the relationship of the 
building to the street which includes building mass, 
site access, parking arrangement, and treatment of 
the pedestrian realm. 

It is important the design guidelines be crafted 
to encourage quality design while not reducing 
development incentives.  

New awning High quality 
materials

Architectural 
details

Consistent 
signage

New light fixtures
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Priority 1: Enhance image and identity 
through private investment and public/
private partnerships

Strategy:  Coordinate streetscape improvements

Streetscape elements can identify an area 
as a special and distinct place for residents, 
shoppers, visitors, and employees. The City 

should establish a conceptual Streetscape Plan 
that sets recommended standards for landscaping, 
signage, lighting, sidewalks, intersections and access.   
The Rochester Road streetscape should provide: 

•	 A defined edge between the pedestrian and 
automobile areas

•	 A unified relationship between the public/
pedestrian realm and private domain

•	 The use of street trees and landscaping, furniture, 
paving, lighting, and other streetscape elements

•	 Attractive street lighting that reinforces the 
corridor image and minimizes extraneous light

Streetscape may occur corridor wide or occur as 
redevelopment does.  

Strategy: Encourage innovative stormwater 
management

The 2008 plan identified Rochester Road as a 
green corridor as this section of the corridor is 
intersected by the Shanahan and Lane Drains. 

Use of green infrastructure in coordination with 
infrastructure and nonstructural stormwater best 
management practices (BMP) should be incorporated. 
New development should protect natural flow 
pathways and reduce impervious surfaces. The Plan 
encourages installing rain gardens, vegetated filter, 
pervious pavement, vegetated roof, native plants. 
Project considerations should include land use, runoff 
quality, site factors, costs, construction coordination, 
and maintenance issues. Property owners should 
reference the Low Impact Development (LID) Manual 
for Michigan produced by SEMCOG.

Cross Access

Provides vehicular 
access between 
adjacent sites in 
order to create a 
safer pedestrian 
and automobile 
environment by 
reducing the need  
for multiple site 
curb cuts.

Buffering between
Land Uses 

Development 
edges should 
provide a 
transition to 
adjacent parcels.

Pedestrian
Connections

Properly designed 
sidewalks and 
crosswalks that 
provide internal 
and external site 
connections to 
adjacent parcels 
and the Rochester 
Road public 
sidewalk.

Building Form

Building form 
and design 
should result in 
an integrated 
and high quality 
development. The 
building massing 
and material should 
be complementary 
of context and 
enrich the corridor 
environment.

Parking Lot
Landscaping

Parking should 
be conveniently 
provided but 
located behind 
buildings and 
screened with 
necessary 
landscape and 
design elements.  

Stormwater 
Management 

New development 
should incorporate 
stormwater 
management 
best practices, 
including 
Low Impact 
Development 
(LID).

Streetscape

Streetscape 
amenities such 
as decorative 
lighting, special
pavers, bollards, 
trash cans, and 
benches can 
enhance an
area’s pedestrian 
environment 
and commercial 
viability. 
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Priority 2:  Improve site access and building 
orientation

Drivers often experience difficultly entering 
and exiting sites along Rochester Road. 
Curb cuts and inconsistent setbacks also 

deter pedestrian and non-motorized traffic. Access 
management along Rochester Road is necessary to 
ensure roadway safety and efficient operations while 
providing reasonable access to the adjacent land uses.  
Eliminating driveway redundancy and establishing 
consistent building placement and parking locations 
actually increase business access and visibility, and 
also create a safer, more inviting automobile and 
pedestrian environment.
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Strategy: Support lot consolidation  

Lot consolidation provides two significant 
benefits.  First, lot consolidation permits the 
elimination of curb cuts. Reducing curb cuts 

increases safety for motorists, cyclists, and pedestrians 
reducing points of vehicular conflict.  Secondly, 
lot consolidation creates larger lots, which permit 
greater design flexibility and are easier to develop.  
Contiguous parcels on Rochester Road create 
challenges for corridinated development and design 
continuity. Land assembly can work to the advantage 
of both a developer and property owners. Property 
owners benefit from increased property values, and 
developers get a large enough parcel to build on for 
today’s markets.

Strategy: Require a consistent building placement 
and parking location 

A consistent building placement and parking 
location will help improve access management 
and establish a defined street wall. As noted 

in the Rochester Road Access Management Plan, 
some of the buildings are set too close to the right-
of-way to allow cross access between properties. On 
the other hand, the strip retail centers are set back to 
accommodate parking, providing limited pedestrian 
connections and little to no landscaping in the 
parking area. Orientation should avoid overcrowding 
and allow for functional use of the space between 
buildings and in the front and rear yards. Parking 
should not be the dominant visual element on the 
site; instead the building should provide a welcoming 
entrance – preferably covered – that provides 
convenient access to all users.

Priority 2:  Improve site access and building orientation

Building oriented to Rochester Road

Strategy: Implement Rochester Road Access 
Management Plan between Big Beaver and 
Wattles Road

In 2011, the City of Troy participated in the creation 
of the Rochester Road Access Management Plan 
along with four other communities, Southeast 

Michigan Council of Governments (SEMCOG), 
Michigan Department of Transportation (MDOT), and 
Road Commission of Oakland County (RCOC). Based 
on MDOT’s Access Management Guidebook, the Plan 
recommends improved road design, modified access, 
increased walking and biking, and coordinated low 
impact development along the entire corridor.  In 
addition to these overarching principles, the following 
corridor segment specific recommendations should 
be implemented for the portion of Rochester Road 
between Big Beaver and Wattles Road:

•	 Reduce driveway density by removing 11 of the 
38 total existing access points

•	 Increase visibility of the un-marked bike route 
crossing at Bishop/Troywood

•	 Connect properties at the rear with parking lot 
connections, access easements, or an alley

The City has recently made significant roadway 
improvements, introducing a boulevard. 
Recommendations from the Access Management 
Plan should be implemented as development occurs. 
The City should also coordinate implementation with 
other local initiatives, capital improvements, and road 
construction projects.

Benefits of Access Management:

•	 Safety – reduces crashes

•	 Capacity – improves traffic flow

•	 Walkability/Transit  - reduces 
conflicts

•	 Aesthetics– increases 
landscaped areas

•	 Business Vitality – improves 
customer ingress/egress

•	 Preserve Investment  – very cost 
effective

Source: Rochester Road Access 
Management Plan, 2011

Existing Conditions	

After Lot Consolidation	

A street wall is formed when buildings front 
onto a street with consistent setbacks. The 
placement, scale and design quality of the 
building’s street wall determine the character 
of the streetscape and reinforce pedestrian 
objectives. 

Access management is a set of techniques 
that state and local governments can use to 
control access to highways, major arterials, 
and other roadways, increase the capacity of 
these roads, manage congestion, and reduce 
crashes.  
Source: Federal Highway Administration
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Rochester Road functions as a link, connecting 
the single family neighborhoods to the larger 
commercial corridors and regional highways. 

This function presents both an opportunity and a 
challenge for the corridor. Redevelopment along 
Rochester Road must respond to a range of land use 
patterns and existing conditions. 

A tenet of both the Master Plan and Zoning 
Ordinance is the protection of residential properties. 
Balancing development priorities and surrounding 
neighborhood character will be vital to the success 
and health of the corridor. Senior housing, casual 
dining, professional office, and neighborhood 
services are some of the desirable uses for this 
community. Mixing uses, horizontally and vertically, 
will also provide for a more walkable and vibrant area. 
Too much flexibility can appear inconsistent at times, 
so establishing clear regulations on building form and 
use is essential. Many of the commercial properties 
are outdated, particularly the strip retail stores. 
These larger sites and, through lot consolidation, the 
properties near the Wattles intersection offer great 
potential for redevelopment.
 

Priority 3:  Preserve adjacent residential 
character and encourage compatible 
development

Existing Development
Potential New Development 
Node (1/4 Mile)
Green Boulevard
Landscape Bu�er
Priority Bike Route

° 0           0.1       0.2

Miles

Existing Conditions	 Proposed	
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Strategy: Provide buffer and landscape between 
Rochester Road frontage parcel and adjacent 
residential properties.  

Shallow parcel depth along Rochester Road is a 
constraint on site design. Parcels range in size 
from 90 to 300 feet deep, with frontages ranging 

from 60 to 460 feet.  In order to protect residential 
properties, additional buffers and transitions 
should be applied for commercial and industrial 
developments adjacent to residential uses.  The 
buffers can be in the form of setbacks, greenbelts, and 
increased landscape requirements. 

Transition between Commercial Uses and Residential Uses

Priority 3:  Preserve adjacent residential character and encourage compatible 
development



24 		  SPECIAL AREA PLAN:  ROCHESTER ROAD SPECIAL AREA PLAN: ROCHESTER ROAD									         25

The Rochester Road Plan is organized into multiple projects so the vision can be refined and 
implemented in phases over time in a flexible manner. Priority transformative projects like the 
streetscape projects and facade improvement programs entail multiple phases given their scale  

and ambition and serve as economic  catalysts enhancing the image of the corridor.  The timeframe to 
implement the Plan will depend on many factors, including market conditions, financing,  approvals, 
and other city initiatives.

ACTION PLAN AND IMPLEMENTATION 

    
Priority 1

Enhance the image and identity through 
private investment and public/private 
partnerships

Strategy Actions Phasing Responsibility
Design Guidelines Develop and adopt Design Guidelines Near City

Incorporate Design Guidelines into Zoning Ordinance Near City
Implement Design Guidelines as development occurs Near/Mid City, Private entities

Establish building improvement program Research building improvement programs and best practices Mid City
Determine managing body and identify program resources and 
funding  

Mid City

Adopt criteria from Design Guidelines/Standards Mid City
Develop and implement Building Improvement Program Mid City

Coordinate streetscape improvements Develop Rochester Road Streetscape Plan Near City
Implement Streetscape Plan comprehensively or as development 
occurs

Near/Mid City, Private entities

Encourage innovative stormwater management Develop Rochester Road Stormwater Plan Near City
Implement Stormwater Plan comprehensively or as development 
occurs

Mid City, Private entities

Priority 2
Improve access management 

Strategy Actions Phasing Responsibility
Implement Rochester Road Access Management Plan 
between Big Beaver and Wattles Road

Eliminate identified access points as development occurs Near City, Private entities
Create parking connections as development occurs Near City
Improve crossing safety for bicycles at Troywood/Bishop Near City

Support lot consolidation Create Rochester Road Overlay or amend Community Business (CB) and 
General Business (GB) District zoning regulations

Near City

Encourage/require lot consolidation as development occurs Near City
Require a consistent building placement and parking 
location

Create Rochester Road Overlay or amend CB and GB zoning regulations Near City

Priority 3
Protect adjacent residential 

Strategy Actions Phasing Responsibility
Provide buffer and landscape between Rochester Road 
frontage parcel and adjacent residential properties

Create Rochester Road Overlay or amend CB and GB zoning regulations Near City

Phasing
Near	 1-2 years
Mid	 3-5 years
Long	 6-10 years


	/ PLANNING COMMISSION
	MEETING AGENDA
	SPECIAL/STUDY MEETING
	July 22, 2014 7:00 P.M. Council Board Room


