
WTRY Broadcast Schedule Regular Meetings, Wednesday, 6:15 p.m. and 11:00 p.m. Study Meetings, Wednesday, 3:15 p.m. 

 PLANNING COMMISSION 

 MEETING AGENDA 

REGULAR MEETING 

 
 

Michael W. Hutson, Chair, and Mark Maxwell, Vice Chair 
Donald Edmunds, Philip Sanzica, Robert Schultz, Thomas Strat 

John J. Tagle, Lon M. Ullmann and Mark J. Vleck 

   

April 13, 2010 7:30 P.M. Council Chamber 
   

 
1. ROLL CALL 
 
2. APPROVAL OF AGENDA 
 
3. MINUTES March 23, 2010 Special/Study Meeting 
 
4. PUBLIC COMMENTS – For Items Not on the Agenda 
 

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

(File Number SU 378) – Proposed Local Area Church, Southeast corner of Adams and 
Bolingbrooke (3586 Adams), Section 19, Currently Zoned R-1B (One Family Residential) 
District 

 
6. PUBLIC HEARING – SPECIAL USE REQUEST AND PRELIMINARY SITE PLAN REVIEW 

(File Number SU 376) – Proposed Taco Bell, East side of Rochester between Torpey and 
Harris (3268 Rochester), Section 23, Currently Zoned B-2 (Community Business) District 

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

(File Number SU 377) – Proposed Service Station/Convenience Store, Southeast Corner of 
Rochester and Wattles (3990 Rochester), Section 23, Currently Zoned H-S (Highway 
Service) District 

 
8. PUBLIC HEARING – SPECIAL USE REQUEST AND PRELIMINARY SITE PLAN REVIEW 

(File Number SU 375) – Proposed Pro Car Wash East, East side of Rochester, South of 
Wattles, Section 23, Currently Zoned H-S (Highway Service) District 

 
OTHER BUSINESS 

 
9. PUBLIC COMMENTS – Items on Current Agenda 
 

10. PLANNING COMMISSION COMMENTS 
 
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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 PLANNING COMMISSION 

 MEETING AGENDA 

REGULAR MEETING 

 
 

Michael W. Hutson, Chair, and Mark Maxwell, Vice Chair 
Donald Edmunds, Philip Sanzica, Robert Schultz, Thomas Strat 

John J. Tagle, Lon M. Ullmann and Mark J. Vleck 

   

April 13, 2010 7:30 P.M. Council Chamber 
   

 
 
1. ROLL CALL 
 
2. APPROVAL OF AGENDA 
 
3. MINUTES March 23, 2010 Special/Study Meeting 
 
4. PUBLIC COMMENTS – For Items Not on the Agenda 
 

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

(File Number SU 378) – Proposed Local Area Church, Southeast corner of Adams and 
Bolingbrooke (3586 Adams), Section 19, Currently Zoned R-1B (One Family Residential) 
District 
 
No action required. 

 
6. PUBLIC HEARING – SPECIAL USE REQUEST AND PRELIMINARY SITE PLAN REVIEW 

(File Number SU 376) – Proposed Taco Bell, East side of Rochester between Torpey and 
Harris (3268 Rochester), Section 23, Currently Zoned B-2 (Community Business) District 
 
Resolution # PC-2010-04- 
Moved by:  
Seconded by:  
 

RESOLVED, That Special Use Approval and Preliminary Site Plan Approval for the Taco 
Bell restaurant, located on the east side of Rochester between Torpey and Harris (3268 
Rochester), Section 23, within the B-2 zoning district, be granted, subject to the following 
conditions: 
 

1. The applicant shall provide three (3) additional greenbelt trees along Rochester Road, 
as required. 

2. The applicant shall provide a revised site plan addressing the informational items 
noted in the report prepared by Carlisle/Wortman Associates, Inc., dated April 8, 2010. 

 

Yes:  
Absent:  
 
MOTION CARRIED / FAILED 

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

planning@troymi.gov 



TROY CITY PLANNING COMMISSION AGENDA April 13, 2010 
 
 

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

2 

7. PUBLIC HEARING – SPECIAL USE REQUEST AND PRELIMINARY SITE PLAN REVIEW 
(File Number SU 377) – Proposed Service Station/ Convenience Store, Southeast Corner of 
Rochester and Wattles (3990 Rochester), Section 23, Currently Zoned H-S (Highway 
Service) District 
 
Resolution # PC-2010-04- 
Moved by:  
Seconded by:  
 

RESOLVED, The Planning Commission hereby approves a reduction in the number of 
required parking spaces for the proposed service station/convenience store to 13 when a 
total of 15 spaces are required on the site based on the off-street parking space 
requirements for these uses, as per Article XL.  This 2-space reduction is justified through 
the characteristics of the proposed uses, as outlined in the justification of the parking 
reduction, and therefore meets the standards of Article 40.20.12. 
 

THEREFORE BE IT RESOLVED, That Special Use Approval and Preliminary Site Plan 
Approval for the proposed service station/convenience store, located on the southeast 
corner of Rochester and Wattles, Section 23, within the H-S zoning district, be granted, 
subject to the following conditions: 
 

1. The applicant shall provide an eight (8) foot wide sidewalk along Wattles Road. 
 

Yes:  
Absent:  
 
MOTION CARRIED / FAILED 

 
8. PUBLIC HEARING – SPECIAL USE REQUEST AND PRELIMINARY SITE PLAN REVIEW 

(File Number SU 375) – Proposed Pro Car Wash East, East side of Rochester, South of 
Wattles, Section 23, Currently Zoned H-S (Highway Service) District 
 
Resolution # PC-2010-04- 
Moved by:  
Seconded by:  
 
RESOLVED, That this item be postponed until such time that the applicant can either: 

 
(1) Redesign the site to provide the required 10% landscaping area, as per Section 

39.70.04; or, 
(2) Seek a variance from 10% landscaping requirement from the Board of Zoning Appeals. 
 

Yes:  
Absent:  
 
MOTION CARRIED / FAILED 
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OTHER BUSINESS 
 
9. PUBLIC COMMENTS – Items on Current Agenda 
 

10. PLANNING COMMISSION COMMENTS 
 
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. 

 
 
 
 

mailto:clerk@ci.troy.mi.us
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The Special/Study Meeting of the Troy City Planning Commission was called to order by 
Chair Hutson at 7:30 p.m. on March 23, 2010 in the Council Board Room of the Troy City 
Hall. 
 
1. ROLL CALL 

 
Present: Absent: 
Donald Edmunds Thomas Strat 
Michael W. Hutson 
Mark Maxwell 
Philip Sanzica 
Robert M. Schultz 
John J. Tagle 
Lon M. Ullmann 
Mark J. Vleck 
 
Also Present: 
R. Brent Savidant, Acting Planning Director 
Christopher Forsyth, Assistant City Attorney 
Zachary Branigan, Carlisle/Wortman Associates, Inc. 
Kathy L. Czarnecki, Recording Secretary 

 
 
2. APPROVAL OF AGENDA 

 
Resolution # PC-2010-03-018 
Moved by: Vleck 
Seconded by: Schultz 
 
RESOLVED, To approve the revised Agenda as presented. 
 

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

 
 
3. MINUTES – March 9, 2010 Regular Meeting 

 
Resolution # PC-2010-03-019 
Moved by: Edmunds 
Seconded by: Schultz 
 

RESOLVED, To approve the minutes of the March 9, 2010 Regular meeting as 
published. 
 

Yes: Edmunds, Hutson, Maxwell, Sanzica, Schultz, Tagle, Ullmann 
Abstain: Vleck 
Absent: Strat 
 

MOTION CARRIED 
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4. PUBLIC COMMENT 
 
There was no one present who wished to speak. 

 
 

5. BOARD OF ZONING APPEALS (BZA) REPORT 
 
Mr. Edmunds reported on the following Board of Zoning Appeals (BZA) meetings. 
 
February 16, 2010 
 Renewals Granted 
o 4755 Rochester (Good Development) 
o 2375 E. Maple (VFW Post) 

 Renewal Postponed 
o 3670 John R (Boys & Girls Club) 

 Case Hearings 
o 2735 E. Big Beaver – Granted relief to repair non-conforming structure 
o 2090 Rochester Road (Norm’s Field of Dreams) – Granted outdoor dining 

canopy 
o 2325 Kingsbury – Adjourned 

 
March 16, 2010 
 Case Hearings 
o 2325 Kingsbury – Granted relief to reconstruct second floor over existing 

detached accessory building 
 
Mr. Savidant announced that BZA agendas and meetings have transitioned to 
digital format. 
 
 

6. DOWNTOWN DEVELOPMENT AUTHORITY (DDA) REPORT 
 
Mr. Savidant reported that there was no meeting in March. 
 
 

7. PLANNING AND ZONING REPORT 
 
Mr. Savidant reported on the following: 
 
 Hidden Parc Site Condominium – Received Preliminary Site Condominium Site 

Plan approval by City Council on February 15, 2010. 
 ZOTA 239, Used Car Sales in M-1 District – Received approval by City Council 

on March 15, 2010. 
 Review of the Planning Commission April 13, 2010 Regular meeting agenda. 

 
There was a brief discussion on the effects of the no smoking in public buildings 
legislation in relation to outdoor seating. 
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STUDY ITEMS 
 
8. RAPID ENERGY ASSESSMENT PROCESS (REAP) – Presentation by Carlisle 

Wortman Associates, Inc. (CWA) 
 
Mr. Branigan announced an Energy Efficiency and Conservation Block Grant 
(EECBG) has been awarded to the City in the amount of $944,000.  Mr. Branigan 
addressed the Rapid Energy Assessment Process (REAP) that included 
assessment programs in four categories: 
 
 Renewable Energy; 
 Policy; 
 Building Conservation; and 
 Transportation. 

 
Mr. Branigan said recommended projects were prioritized by four factors: 
 
 Funding availability. 
 Feasibility and data needs. 
 Personnel required. 
 Potential benefit. 

 
Mr. Branigan reviewed the REAP process flowchart and internal and external 
energy measures.  He indicated the City’s Building Operations department would 
conduct comprehensive reporting and energy tracking. 
 
Mr. Branigan reviewed the graphs on annual energy cost per City facility and the 
results of facility audits.  He addressed reasons why the District Court House and 
Aquatic Center are excluded from the program.  Mr. Branigan discussed the energy 
measures currently in place at the DPW Garage. 
 
The implementation plan for the use of EECBG funds is: 
 Municipal facilities improvements. 
 LED lighting improvements. 
 Wind energy project; install two smaller-scale vertical axis wind turbines. 
 Transportation project; purchase six to ten hybrid vehicles over a period of three 

years. 
 
Mr. Branigan briefly addressed the governmental form completed for the Energy 
Efficiency and Conservation Strategy. 
 
 

9. COMPREHENSIVE ZONING ORDINANCE REWRITE (ZOTA 236) – Energy and 
Natural Features Protection Article 
 
Mr. Branigan discussed how findings of the Rapid Energy Assessment Process 
(REAP) might be incorporated in the rewrite of the Zoning Ordinance. 
 
Discussed were: 
 Wind energy conservation. 
o Windmills; size, height, type, efficiency, spires, horizontal and vertical 

turbines. 
o Large wind energy conservation (commercial). 
o Small wind energy conservation (residential). 
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o Nuisances (noise, shadow flicker, bird pattern). 
o Regulations re setbacks, height, noise (sound pressure, pitch level, decibel 

level, “unheard” sound). 
o State regulations in the future. 
o Existing Zoning Ordinance requirements. 

 Stormwater management. 
 Natural features protection. 
 Wetlands protection. 
 Fill / soil erosion management. 

 
 

9. A. TEMPORARY MERCHANT BUSINESSES 
 
Mr. Savidant provided a history on the adoption of Chapter 61 of the City Code 
relative to the licensing of temporary merchant businesses.  A local farmer 
approached the City with the concept of selling farm produce from the parking lot of 
the Oakland Mall.  The operation would be under the cover of a tent.  Mr. Savidant 
noted the tent could not be dismantled on a daily basis, as required by the City 
Code.  Mr. Savidant asked for input from the Planning Commission on allowing the 
use.  He said consideration could be given to amending the City Code with respect 
to the requirement of dismantling an operation on a daily basis. 
 
Al Van Houtte of 24436 Riverwood Drive, Franklin, was present.  Mr. Van Houtte is 
a 4th generation farmer from the Romeo/Armada area.  He would like to sell fresh 
homegrown produce only, no dairy or other items, from the Oakland Mall parking 
lot.  Mr. Van Houtte distributed photographs of other farmer market locations and 
temporary fencing.  He expressed no concerns with security during closed hours of 
the operation. 
 
Discussion followed.   
 
There was consensus from the members that a farmer’s market would be a great 
opportunity for both Mr. Van Houtte and the City. 
 
Mr. Savidant will research the use of tents on site, and follow through with the City 
administration to go forward with an applicable amendment to the City Code. 
 
 

9.B  ADULT FOSTER CARE FACILITIES 
 
Mr. Savidant reviewed the Zoning Ordinance as relates to adult foster care homes 
and group day care homes.  Mr. Savidant said the Building Department received an 
application for permits to expand an existing adult foster care home.  The applicant 
proposed to convert its garage into living space to accommodate an increase in the 
number of adults in the adult foster care home.  The Building Department advised 
the applicant that the proposed expansion would be too intense and not permissible 
by the Zoning Ordinance. 
 
Mr. Savidant said the Zoning Ordinance is silent with respect to increasing the 
number of adults in an adult foster care home to seven (7) or more adults in the R-1 
One Family Residential zoning district.  Mr. Savidant asked if a more intense use 
should be considered in a single family residential district to accommodate an 
increase in the number of adults permitted in an adult foster care home.  He 
addressed the potential for a rezoning request to multiple family.   
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Mr. Savidant asked members if it would be appropriate to act on the matter now by 
initiating a Zoning Ordinance Text Amendment, or to address the matter with the re-
write of the Zoning Ordinance. 
 
Mr. Savidant addressed the following considerations relative to a more intense use: 
 Additional negative secondary affects. 
 Appropriate location. 
 Size of property. 
 Setbacks. 
 Permit by right, or special use. 

 
Discussion followed.   
 
It was the consensus of the Planning Commission to defer the matter until the re-
write of the Zoning Ordinance.  
 
 

OTHER BUSINESS 
 

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

11. PLANNING COMMISSION COMMENT 
 
None. 
 

ADJOURN 
 
 
The Special/Study Meeting of the Planning Commission adjourned at 9:15 p.m. 
 
 
Respectfully submitted, 
 
 
 
 
       
Michael W. Hutson, Chair 
 
 
 
 
       
Kathy L. Czarnecki, Recording Secretary 
 
G:\Planning Commission Minutes\2010 PC Minutes\Draft\03-23-10 Special Meeting_Draft.doc 

 



  PC 2010.04.13 
  Agenda Item # 5 
 

 
 
 
 
DATE: April 7, 2010 
 
TO: Planning Commission 
 
FROM: R. Brent Savidant, Acting Planning Director 
 
SUBJECT: PUBLIC HEARING – SPECIAL USE REQUEST AND PRELIMINARY SITE 

PLAN REVIEW (File Number 378) – Proposed Local Area Church, Southeast 
corner of Adams and Bolingbrooke (3586 Adams), Section 19, Currently Zoned 
R-1B (One Family Residential) District 

 
 
The applicant proposes to convert a single family home into a small worship facility.  The 
subject parcel is approximately 17,495 square feet in area and is located within a platted 
residential subdivision.   
 
The attached report prepared by Carlisle/Wortman Associates, Inc. summarizes the project.  
As indicated in the report, the applicant requires variances from the Board of Zoning Appeals.  
Therefore, the Planning Commission may comment on the item but shall not take any action 
until the Board of Zoning Appeals has had an opportunity to consider the variance requests. 
 
Please be prepared to discuss the application at the April 13, 2010 Planning Commission 
Regular meeting. 
 
 
Attachments: 

1. Maps. 
2. Report prepared by CWA. 
3. Letter from applicant dated March 8, 2010. 
4. Public comment. 

 
 
cc: Applicant 
 File/ SU 378 
 
G:\SPECIAL USE\SU 378 Detroit Meeting Rooms  Sec 19\SU-378 PC Report 04 13 2010.docx 
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 Date:  April 9, 2010 

 

 

Special Use Review 

For 

City of Troy, Michigan 

 

 

 

 
Applicant: Detroit Meeting Rooms 

 

Project Name: 3586 Adams Road Local Area Church 

 

Plan Date: March 8, 2010 

 

Location: 3586 Adams Road 

 

Zoning: R1-B, Single Family Residential  

 

Action Requested: Preliminary Site Plan Approval, Special Use Approval 

 

Required Information: Deficiencies noted 

 

 

PROJECT AND SITE DESCRIPTION 

 
We are in receipt of a preliminary site plan and special use submittal for the reuse of an existing 

single family home for a small church.  The project proposes several small physical 

improvements and will also include the renovation of the vacant home.   

 

Location of Subject Property: 

The property is located on the east side of Adams Road, at its intersection with Bolingbroke Dr. 

 

Size of Subject Property: 

The parcel is 17,495 square feet. 

 

Proposed Uses of Subject Parcel: 

The applicant proposes to use the existing home for a small church. 
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Current Use of Subject Property: 

The subject property is currently a vacant home.   

 

Current Zoning: 

The property is currently zoned R-1B, Single Family Residential District.  

 

Zoning Classification of Adjacent Parcels and Current Land Use:  

North: R-1B, Single Family Residential District; homes 

West: (across Adams Road in Bloomfield Township); school 

South: R-1B, Single Family Residential District; homes 

East: R-1B, Single Family Residential District; homes 
 

BUILDING LOCATION AND SITE ARRANGEMENT 
 

The existing home is located facing Adams Road.  Access is provided via an existing front yard 

driveway that connects from Adams Road to Bolingbroke Drive.  There is also an existing 

driveway off of Bolingbroke Drive that provides access to the existing detached garage.  The 

home is set up in a typical fashion, with an existing sidewalk along Adams Road, two small 

decks on the rear of the house, and landscaping in the front yard. 

 

The applicant intends to use the existing driveways, slightly modified, for parking and access of 

the church operation.  Please see our comments in the parking and site access and circulation 

sections below. 

 

Items to be Addressed: None   
 

AREA, WIDTH, HEIGHT, SETBACKS 
 

The conditions for special use approval for a church are established in Section 10.30.04.  There 

are several dimensional requirements that must be considered here.  First, the setbacks for all side 

of the project are 50 feet, which is a greater setback requirement that most uses enjoy in the R1-B 

District.  Second, a church requires a minimum of 120 feet of frontage on a major thoroughfare. 

Third, parking is not permitted in a required yard that is adjacent a public street, nor is parking 

permitted adjacent to residentially zoned property. 

 

While height data has not been provided by the applicant, we can confirm that, based on 

observation made during a site visit, that the existing single story home and detached garage do 

not exceed maximum requirements. 

 

Required and Provided Dimensions: 

Section 30.10.02 and special use provisions for churches require the following setbacks and 

height limits: 
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Items to be Addressed: 1.) provide height data. 2.) Obtain variances from dimensional 

deficiencies noted herein. 
 

PARKING 
 

Proposed Parking: 

The site plan indicates a total of 9 parking spaces which includes 1 barrier free parking space.  

   

Parking Calculations: 

The parking calculations provided by the applicant are as follows. 

 

 

 

 

 

 

 

 

The applicant has provided the 9 parking spaces required by the Ordinance.  It is arguable that 

the two spaces proposed within the existing garage should not be counted, as they are not 

accessible if the spaces in the driveway are occupied.  However, this is a typical situation for 

required parking for a single family home and, given the periodic and limited nature of the 

proposed use, we do not oppose this arrangement. 

 

Items to be Addressed: None.   

 

SITE ACCESS AND CIRCULATION 
 
Proposed Circulation: 

 Required: Provided: 

Setbacks   

Front 

(north) 

50 feet (home) 

40 feet (garage) 

35 feet (home) 

35.5 feet (garage) 

Front 

(west) 

50 feet (home) 

40 feet (garage) 

49.8 feet (home) 

90 feet (garage) 

Side 

(south) 

50 feet (home) 

6 feet (garage) 

20 feet (home) 

79.3 feet (garage) 

Rear 

(east) 

50 feet (home) 

6 feet (garage) 

44.8 feet (home) 

12.8 feet (garage) 

Building Height 
25 Feet, 2.5 stories  (home) 

14 feet, 1 story (garage) 

unknown (home)  

unknown (garage) 

Required Provided 

One (1) space per 3 seats or 6 feet of 

bench seating in the main worship area.  

This church would accommodate 27 seats, 

and require 9 spaces. 

9 spaces 
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The site will be accessed from an existing front yard driveway that connects from Adams Road to 

Bolingbroke Drive.  There is also an existing driveway off of Bolingbroke Drive that provides 

access to the existing detached garage.  The existing driveways would be expanded to allow for 

vehicle parking. In the case of the front yard driveway, the additional parking area would be 

within an area paved with pervious pavers to allow for stormwater infiltration. 

 

Sidewalks:  

The site has a 4-foot wide sidewalk along its Adams Road frontage, and would include a pair of 

new brick paver walkways leading from the front yard parking area to the building.  The site also 

has an existing brick patio and sidewalk providing access between the garage and the house.  The 

Adams Road sidewalk, however, must be 8 feet in width in accordance with 39.80.04. 

 

The applicant is also adding a barrier-free ramp along the west side of the house to allow for 

ADA accessibility. 

 

Items to be Addressed: Provide 8-foot wide sidewalk along Adams Road.    

,  

NATURAL RESOURCES 
 

The site is previously developed and contains typical residential natural features.  The proposed 

plan would not impact any protected natural features, and will actually improve the natural 

condition of the site by adding a refreshed landscaped area west of the building. 

 

Items to be Addressed: None. 

 

LANDSCAPING 
 

No landscape plan has been submitted as part of this application.  A landscape plan is required. 

The site plan shows that the applicant intends to remove the existing plantings along Adams 

Road and replace them. 

 

That said, no general landscaping requirements exist for single-family homes within a residential 

district.  There are, however, landscaping requirements for developments within residential 

districts and specifically for churches, as noted below. 

 

Whenever the off-street parking is adjacent to land zoned and developed or developable for 

residential purposes, the parking area shall be screened from that adjacent residential area by the 

placement of a four feet six inch (4' 6") high landscaped earth berm. The top of the berm shall be 

landscaped with a minimum of a double row, ten (10) feet apart, of upright coniferous evergreens 

(pine or spruce species, as acceptable to the Department of Parks and Recreation), five (5) to six 

(6) feet in height, twenty (20) feet on center, staggered ten (10) feet on center. 

 

Also, developments in the R1-B District that are not single family homes require a greenbelt and 

greenbelt trees.  They also require a minimum of 10% landscaped open space.  We cannot 

determine if the project meets these standards until a landscape plan is provided. 
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As described, the proposed parking area in the garage driveway would be required to be screened 

from the adjacent property to the east.  This area is approximately 12.8 feet wide and 40 feet 

long.  No landscape plan has been provided to determine if this treatment is proposed, although 

no indication of such a treatment is shown in the site plan. 

 

Items to be Addressed: 1.) Provide a landscape plan. 2.) Provide a berm between the parking 

area off of Bolingbroke leading to the garage, and the adjacent neighbor to the east.  

 

LIGHTING 

 

The applicant has not provided a photometric plan for this project.  Full lighting details will be 

provided for final site plan approval.  The only lighting information provided states that a series 

of existing flood lights will be replaced with coach lamps and that lit bollards will be added to 

the parking area. 

 

Items to be Addressed: None. 

 

SPECIAL USE REVIEW 
 

For any special use, according to Section 03.31.04, the Planning Commission shall review the 

request, supplementary materials either in support or opposition thereto, as well as the Planning 

Department’s report, at a Public Hearing established for that purpose, and shall either grant or 

deny the request, table action on the request, or grant the request subject to specific conditions. 

 

Required Information 

In the R1-B District, churches are permitted as a special use. As such, a special use permit must 

be issued to allow the project to move forward, in accordance with Section 03.31.00. Section 

03.33.00 establishes the information required for a special use application. All required 

information has been provided. 

 

Use Standards 

Section 10.30.04 lists several conditions for churches within the R1-B District. They are as 

follows: 

 

A.  Buildings of greater than the maximum height allowed in Article XXX, "Schedule of 

Regulations", may be allowed provided that the front, side and rear yards are increased 

one (1) foot for each foot of building height which exceeds the maximum height allowed. 

(Rev. 07-10-2000) (Not applicable.) 

B.  Front, side and rear yard setbacks shall be a minimum of fifty (50) feet. (Deficiencies 

noted in the area, width, height and setbacks section of this review. Variances are 

required.) 

C.  The site shall be so located as to have at least one (1) property line abutting a Major 

Thoroughfare of not less than one hundred twenty (120) feet of right-of-way width, 
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existing or proposed, and all ingress and egress to the site shall be directly onto such 

major thoroughfare or a marginal access service drive thereof, with the following 

exceptions: (Criteria met.) 

1.  The Planning Commission may permit access drives to streets or thoroughfares 

other than Major Thoroughfares, in those instances where they determine that 

such access would improve the traffic safety characteristics in the area of the site, 

while not negatively impacting adjacent residential properties. (Not applicable.) 

D.  One or more of the following locational criteria may be considered by the Planning 

Commission as a basis for approval or denial of proposals for church development:  

1.  Location at the intersection of two (2) Major Thoroughfares, each of which has a 

right-of-way width of at least one hundred twenty (120) feet (existing or 

proposed). (Not applicable.) 

2.  Location abutting a Freeway right-of-way. (Not applicable.) 

3.  Location involving a total Major Thoroughfare frontage block (extending between 

two intersecting local streets). (Not applicable.) 

4.  Location where the site has at least one (1) property line, apart from its Major 

Thoroughfare frontage, in common with land which is developed, zoned, or 

otherwise committed for use other than the construction of One-Family 

Residential dwellings. (Not applicable.) 

 These criteria are intended, in part, to assure that the location of a church will 

not negatively impact the potential for the logical extension of single-family 

residential development in the adjacent area.  

E.  Parking shall not be permitted in the required yards adjacent to any public street or 

adjacent to any land zoned for residential purposes, other than that which is developed 

or committed for uses other than the construction of residential dwellings. Such yards 

shall be maintained as landscaped open space. This landscaped yard area requirement 

related to parking areas adjacent to residentially zoned land shall apply to parking areas 

for which site plans were approved after July 1, 2000. (Variance required to permit 

parking in the front yards.) 

F.  Whenever the off-street parking is adjacent to land zoned and developed or developable 

for residential purposes, the parking area shall be screened from that adjacent 

residential area by the placement of a four feet six inch (4' 6") high landscaped earth 

berm. The top of the berm shall be landscaped with a minimum of a double row, ten (10) 

feet apart, of upright coniferous evergreens (pine or spruce species, as acceptable to the 

Department of Parks and Recreation), five (5) to six (6) feet in height, twenty (20) feet on 

center, staggered ten (10) feet on center. (Not applicable.) 

 This landscaped berm requirement shall apply to parking areas for which site plans were 

approved after July 1, 2000. The screening for parking areas established or proposed for 

construction before that date is permitted to be in the form of a continuous obscuring 

wall, four feet six inches (4’6”) in height, in accordance with the provisions of Article 

XXXIX, Environmental Provisions. This screenwall shall be provided at or adjacent to 
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those sides of the parking area which lie adjacent to residentially zoned land. Such 

parking area screenwalls shall also be provided adjacent to residentially zoned land 

wherein the above-described landscaped berm requirement does not apply. (Not 

applicable.) 

G.  Whenever facilities such as community halls, fellowship or social halls, recreation 

facilities and other similar uses are proposed as incidental to the principal church or 

worship facility use, such secondary facilities shall not be constructed or occupied in 

advance of the sanctuary or principal worship area of the church complex. (Not 

applicable.) 

1.  The seating capacity of such incidental use areas shall not exceed that of the 

sanctuary or principal worship area of the church complex. (Not applicable.) 

2.  Parking shall be provided for such incidental use areas at one-half (½) the rate of 

that required for the sanctuary or principal worship area, and shall be in addition 

to the parking required for the principal worship area. (Not applicable.) 

3.  Such incidental facilities must be used for church, worship, or religious education 

purposes, in a manner which is consistent with residential zoning and compatible 

with adjacent residential property. They shall not be used, leased or rented for 

commercial purposes. (Not applicable.) 

4.  Active indoor recreation facilities, such as gymnasiums, shall be located at least 

eighty (80) feet from any residentially zoned land, other than that which is 

developed or committed for uses other than the construction of residential 

dwellings. (Not applicable.) 

H.  All structures, appurtenances, and fixtures related to outdoor recreation purposes shall 

be located a minimum of one hundred (100) feet from any residentially zoned property, 

other than that which is developed or committed for uses other than the construction of 

residential dwellings. (Not applicable.) 

 

Standards of Approval 

Section 03.31.05 states that before approving any requests for Special Use Approval, the 

Planning Commission, or the City Council, where indicated, shall find that: 

 

1. The land use or activity being proposed shall be of such location, size and character as to 

be compatible with the orderly development or use of adjacent land and/or Districts. 

2. The land use or activity under consideration is within the capacity limitations of the 

existing or proposed public services and facilities which serve its location.  

 

We believe the land use as proposed by the site plan is of such location and character as to be 

compatible with the orderly development or use of adjacent land and/or Districts. However, the 

time and duration of services should be limited to times when the adjacent school is not in 

session so as to avoid traffic conflicts.  The Planning Commission should consider adopting this 

as a condition of approval. 
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The project should also be conditioned on the limitation of no more than 27 attendees at the 

facility at a given time, and no more than 9 vehicles. 

 

The only other impediment to the establishment of a church on this location is the limited size of 

the site, which was not contemplated by the Ordinance, which regulates churches as it all 

churches were on large parcels.  We support the request, but cannot recommend approval until 

such time as the applicant obtains variances from the Board of Zoning Appeals for the 

deficiencies noted herein.  

 

Items to be addressed: None. 

 

SUBMITTAL REQUIREMENTS 
 

Section 3.43.01 establishes the requirements for preliminary site plan approval.  The only 

outstanding element required for site plan approval is a landscape plan. 

 

Items to be Addressed: Provide a landscape plan. 

 

RECOMMENDATIONS 
 

This project cannot move forward as designed without relief from the Ordinance.  Therefore, we 

recommend that the Planning Commission postpone action on the applicant’s request until such 

time as they can apply for and potentially obtain a series of variances from the Board of Zoning 

Appeals and to provide a revised application addressing the other items noted herein. 

 

 
 

 



p.o, Bo, 182158 
Shr'!by Twp., \·11 4B318HOI~IZBN 

Phone 5B6.453.flD£l7 
ENGINEERING LLC Fax 586.580,0053 

March 3. 2010 

Planning Department 
City ofTmy 
500 West Big Beaver Road 
Troy. Michigan 48084 

Re: 	 Special Use Request for #3586 Adams Road 
"Detroit Meeting Rooms, Inc." 
Section 19, City Troy 

Dear City of Troy Planning Department: 

Attached to this letter are one (1) Special Use Request Application, 000 (1) 
Speciai Use Approval Initial Submittal Checklist, one (1) Certified Boundary 
Survey, ten (10) copies of the Site Plan and Floor Plan, one (1) CD containing 
PDF copies of the aforementioned items, and the Special Use Approval Fee in 
the amount of $1,800.00 and Escrow Fee of S1 ,500,00 

These materials are being submitted for your review pursuant to on a 
Planning Commission agenda for a Special Us., Request to a low an existing 
residence to be used as a local area worship facility (church). 

The subject property is located at #3586 Adams Road. at the southeast corner of 
Adams Road and Bolingbroke Drive, roughly halfway between Big Beaver Roae! 
and Wattles Road in Section 19. The lot is part of ·SupsNisor's Plat No. , a 
single family residentia! subdivision platted in 1949 and zoned R-1 B. The 
property consists of an existing brick ranch home which has been vacant for 
approximately two (2) years after foreclosed on by the bank, It was 
purchased by Detroit Meeting Roams. Inc. in December 2009 with hopes of 
using the home as a local area Church. Church uses are permitted in the R-1B 
district subject to Special Use Approval as described in Zoning Ordinance 
Section 10.30.00 and Subsection 10.30,04 

Detroit Meeting Rooms, Inc, is a Christian fellowship located in Royal Oak and 
has been in operation for nearly 100 years, Over time. several members of the 
congregation have relocated 10 the Troy area. The Church has recognized the 
need to support its members in the Troy area with a local place of worShip, 
Having local area churches situated closer to members' homes encourages 
attendance by providing a place for communion and prayer without having to 
drive long distances, 

http:10.30.00
http:1,800.00


March 8, 20~O 
P:annmg Department, City of Troy 
Re: Special Use Request for #3586 Adams Road 

Local area churches are generally used two (2) days per week for communion 
and prayer. Each meeting generally lasts one (1) to two (2) hours, Detroit 
Meeting Rooms, Inc, currently owns and operates four (4) other local area 
churches in the cities of Royal Oak and Berkley, These locations are similar in 
nature to the one being proposed here in the City of Troy, 

In order to accommodate the needs of the Church, the interior the home is 
propoaed to be remodeled, with the bedroom'S anC) bathrooms removed from the 
southern end of the home to provide a large open Main HalL (2) new 
barrier-free restrooms will be provided opposite the front doof. Other cosmetic 
improvements and necessary repairs to the electrical, mechanical, etc, will also 
be done within the home. There will no increase in the square footage of Ihe 
home, 

The exterior the home will remain the same, with the exception of any 
necessary mainlenance improvements as siding, gutters, and painting, 
Barrier·free access to the home will be 'provided via ramp along the front of the 
home up 10 the front door. 

Site work is proposed to be as minimal as possible in order to retain 
residential character the home, The church use wlil sup~'Ort up to 27 persons, 
which requires nine (9) parking spaces. The existing circular drive off of Adams 
provides ocnvenient access to and from the home, Five (5) parallel parking 
spaces are proposed elong this drive which will need 10 be widened accordingly, 
Pervious grass pavers 2m? proposed in this area to keep impervious surfaces to a 
minimum and allow rainwater to infiltrate into the ground, The other four (4) 
parking spaces will be provided within the existing garage (2 spacas) and in the 
driveway serving the garage (2 spaces), This driveway will need to be widened 
as the existing approach is too narrow, The front of the home and the 
separating the existing drive from Adams Road will be fe-landscaped to provide 
an aesthetically pleasing appearance, 

It must be noted that the Zoning Ordinance requires church structures and 
parking areas to have larger setbacks than for single family r8sidences~ As such, 
a request shall be made to the Board of Zoning Appeals for these setback 
variances prior to final Special Use Request approval by the Planning 
Commission, 



March 8.2010 
Planning Department, City of Troy 
Re: Special Use Request '0' #3586 Adams Road 

We feel that the proposed Special Use Request is not contrary to the spirit and 
intent of the Zoning Ordinance. This single family home fronts upon a major 
County Road (Adams) with convenient access to it and the side street 
(Bolingbrcke). The home will be in use for only four (4) hours per with up 
to only nine (9) vehicles at a time. Thus, the traffic impacts and affects on the 
rest of the neighborhood are practically non-existent In fact, there will be less 
traffic and activity generated from this facility than any normal residential 
household. Further, this use will actually serve as an improvement to the 
neighborhood. No longer will the home remain vacant !lind uncarec! for. The 
hame will undergo necessary repairs to the exteriOf and the yard will re
landscaped, which will ultimately brighten the neighborhood and increase 
oroperty values. The residential character of the home be retained so that if 
the church use ever converts back to single family residential in the future, it can 
be done so with ease, 

Your consideration of olJr request is greatly appreciated. Please do not hesitate 
to contact me if you have any questions Df concerns. 

Sincerely, 

Nathan P Robinson, P.E. 
PlEIsideni 
nroDinson@horfzoneng_ n~t 

CC,: 	 Brian McCallum, Detroit Meeting Rooms, Inc. 
Bill Brown Detroit Meeting Rooms, Inc. 

attachments 



From: Cindy Blakely
To: Planning
Subject: Opposition to Detroit Meeting Rooms Special Use Permit Application
Date: Thursday, April 08, 2010 6:23:37 PM

We are writing to voice our strong opposition to the petition for a special use permit
by the Detroit Meeting Rooms (SU-378) at 3586 N. Adams Rd. in Troy. As parents of
children who attend Harlan Elementary School, we are extremely concerned about
additional traffic and parking congestion. This section of Adams Road is dangerous
enough for our families whose children walk to and from school without further
jeopardizing their safety.
 
I, Cindy, work at Greenfield Presbyterian Church in Berkely, MI. Many of the families
I serve reside in Berkley and Royal Oak. From my conversations with them, I would
guess that the intended use of this single-family residence is not to be just a church
meeting room twice a week. I am concerned that the owners of this property intend
to turn this residence into an Alderbrook homeschool similar to the facilities in Royal
Oak and Berkley. If that is the case, there will be much more traffic consistently
during the day and on many evenings than what the petitioners are willing to state
in their application.
 
When the owners did a yard clean-up of the property on Saturday, April 3, 2010, we
observed that the church members parked their vehicles in the Harlan parking lot.
Contrary to this application which says they will park only in their driveway and
garage, I suspect these families would plan to use the school parking lot for other
functions as well. Their Sherman St. location in Royal Oak is a prime example of
their need for additional, off-site parking. As Harlan parents, we know that parking
for school families during the day, for after-school activites and special events is
limited. We do not want the members of the Detroit Meeting Rooms making this
more difficult.
 
We strongly urge you to decline this application and insist that the owners use this
property solely as a single family residence. We do not agree with the proposition
that their intended use would be better than an empty home. This dwelling was
purchased as a single family residence in a neighborhood. It is our belief that the
owners of this school should lease or purchase a commercial building elsewhere for
what we believe to be a homeschooling business for a significant number of
Brethren families.
 
 
Cindy and Robert Blakely
Harlan Elementary Parents

4465 Parklane Ct.
Bloomfield Hills, MI 48304

mailto:cindyblakely@gmail.com
mailto:planning@troymi.gov


From: Kristen Crowe
To: Planning
Subject: special permit for house on adams
Date: Monday, March 29, 2010 12:21:13 PM

Hello,
I live on Shady Hollow Circle in Bloomfield off Adams and my children attend
Harlan.  I am against the special permit request for the house on Adams across from
Harlan school.  I battle the traffic every morning as my children  do not take the
bus.  We are either walking or driving on Adams.  There is an incredible amount of
traffic during school hours and during rush hour traffic.  I am opposed to the special
permit because I do not want any increase in traffic near the school. This is a safety
issue.  This should stay a residential home along with the other houses along that
stretch.  I am also concerned about an increase in strangers around an elementary
school.  There have been numerous alerts regarding suspicious persons in the area,
and there is no need to increase the number of people around school grounds. 
Thank you for your time.
Kristen Crowe

mailto:kvcrowe@yahoo.com
mailto:planning@troymi.gov


From: Amy Block Garrett
To: Planning
Subject: opposing special use permit across from Harlan Elementary
Date: Monday, March 29, 2010 5:36:20 PM

To Whom It May Concern -
 
I am writing to oppose the special use permit request across from Harlan Elementary on
Adams Road.  As a parent of two future Harlan students, I have parking, traffic, and
safety concerns if the permit is granted.  
 
Thank you for your time and attention, 
 
Amy Garrett
850 Shady Hollow Circle
Bloomfield Township, MI  48304
248.414.9440

The New Busy is not the old busy. Search, chat and e-mail from your inbox. Get started.

mailto:anblock@hotmail.com
mailto:planning@troymi.gov
http://www.windowslive.com/campaign/thenewbusy?ocid=PID27925::T:WLMTAGL:ON:WL:en-US:WM_HMP:032010_3


March 25, 2010 

Planning Commission 

CityofTroy 

500 W. Big Beaver 

Troy, MI4S084 

I am responding to the NOTICE OF PUBLIC HEARING postcard you recently sent regarding the re-zoning 

of parcel 88-20-19-154-001, at the southeast corner of Adams and Bollingbrooke, section 19. We live 

just a block away from that address and I run and walk by that house regularly. It is right across the 

street from Harlan School. 

My letter is to raise an objection to the re-zoning of that property. As you are well aware, property 

values in our neighborhood have plummeted in this last couple of years of national economic downturn. 

This house was one of those homes that suffered through this depression and was foreclosed. It would 

be a nice house for a family. To rezone it for use as a church or some other community gathering place 

would change our residential area into a mixed zone area significantly affection our property values 

further. 

Furthermore, there is no parking available on that plot for a number of vehicles, and the fact that it is 

located right at the foot of the school driveway would result in traffic back-ups even more severe than 

there currently is. The restructuring of that school driveway never took traffic patterns into 

consideration. Children are already in more danger as a result. Adding yet more traffic to that location 

only adds to that turmoil. Children and their parents cross Adams at that location and I can just envisage 

an accident waiting to happen. No one would want that to happen. 

My neighbors plan to attend the meeting on April 13 to object as well and will if I'm available. However, 

prior to that date, I wanted to go on record as being in opposition to this request to rezone. This is a bad 

idea. 

~ce~~~,/1 ~,

( ~W;.~~---\ . 
JohnlHam nd 

'~Lanergan 
Troy, MI4S084 



From: George kostopoulos
To: Planning
Subject: Special Use Request #378
Date: Sunday, April 04, 2010 1:56:30 PM

I am a resident of Troy residing in the Wattles/Adams area and am writing to voice my objection to
Special Use Request #378 (3586 Adams Road).

The proposed changes to the house, eliminating all bedrooms, will permanently transform this house
into a commercial building.  Without individual bedrooms, the house will not be able to revert back to a
single-family dwelling.  Therefore, approval of this “Special Use Request” is comparable to a permanent
rezoning of the property.

Additionally, there will be a significant increase in vehicle traffic.  Twenty-seven people visiting the
house multiple times per week will result in significantly more vehicle movement than a single family.  
The facilities required to accommodate this traffic, commercial grade driveway and parking spaces for at
least nine cars, will also have a detrimental effect on the aesthetics of the site

In total, transforming this single-family house into a commercial building used as a church will have a
negative effect on the area and will adversely affect property values.

I therefore object to and respectfully request the planning commission to deny this application.

George Kostopoulos
2720 Pine Hill Drive

     

mailto:georgekost@yahoo.com
mailto:planning@troymi.gov


From: BARBARA SCRAGGS
To: Planning
Subject: rezoning of parcel #88/-20-19-154-001
Date: Wednesday, March 31, 2010 10:10:34 PM

I am writing this to voice the objections of Barbara and Brian Scraggs to the rezoning of parcel #88-20-19-154-
001, 3586 Adams Road.  As very close neighbors, living at 2918 Bolingbroke, we feel a church could create
parking problems on an already narrow road and possible noise issues.
 
Respectfully,
 
Barbara & Brian Scraggs

mailto:bscraggs2218@wowway.com
mailto:planning@troymi.gov


From: NStrefling@aol.com
To: Planning
Subject: Special Use Request: SU-378 Detroit Meeting Rooms
Date: Tuesday, March 23, 2010 8:08:07 PM

We own the property directly adjacent to the proposed church.  We support this use.

 

Neil & Dorothy Strefling

Property Owners

2951 Bolingbroke Drive

Troy, MI  48084

 

mailto:NStrefling@aol.com
mailto:planning@troymi.gov


From: NStrefPC@aol.com
To: Planning
Subject: 3586 Adams Road, Detroit Meeting Rooms
Date: Thursday, March 25, 2010 5:43:36 AM

My wife and I  are most effected by the above request (next door neighbor at 2951

Bolingbroke) and we have no objection to the request.

 

Neil Strefling

26153 John R

Madison Heights, MI 48071

248-541-3320

Fax: 248-541-2603

mailto:NStrefPC@aol.com
mailto:planning@troymi.gov


From: annette.m.whitman@gmail.com on behalf of Annette Whitman
To: Planning
Cc: adwhitman@sbcglobal.net
Subject: Planning File No.: SU-378 Detroit Meeting Rooms
Date: Tuesday, March 30, 2010 2:11:46 PM

Dear Planning Commission,

I would like to share my objections to the Special Use Request (SU-378 Detroit

Meeting Rooms) for the property at 3586 Adams (corner of Adams and Bolingbroke).

Proximity to elementary school
With such a high volume of young children passing near this property daily, I don't

believe that a church is an appropriate use for this residential property.

Safety (of children/pedestrians and drivers) and traffic flow problems
The Troy police are well aware of the ongoing traffic flow issues at this corner of

Adams and Bolingbroke, because they are frequently parked at the intersection to

deal with the problems.  In addition, the City of Troy, Oakland County, Bloomfield

Township, and the Birmingham Public Schools have had discussions for years about

whether or not to put a traffic light in front of this home to alleviate some of the

existing traffic concerns.  Allowing a special use of this residential zoning for anything

other than a single family home, will only worsen traffic flow and safety issues for

everyone.  Especially for the significant number of pedestrians (primarily elementary

school children) who walk and/or ride their bikes in front of this property daily to get to

school.

I hope that proper traffic flow and safety studies have been done and taken under

serious consideration.

Parking
The proposal to use 9 parking spaces on the existing driveways is not adequate for a

church of this size.  I am concerned that their members will park in Troy neighborhood

streets, and inevitably use Harlan Elementary School's already crowded parking lot

and bus loop.  Both of which will cause increased traffic flow and safety concerns.

 Since this property clearly does not meet the larger setbacks required for parking and

church structures, I ask that the Board of Zoning Appeals NOT approve the setback

variance requests.

Legitimacy of proposed use
I question the legitimacy of the proposed use, and how the use might change in the

future.  It seems to be a huge expense and effort to renovate this home to only use it

4 hours per week for only 27 members.   Frequency and volume of attendees is

bound to increase.  

In addition, Detroit Meeting Rooms references their similar "church-like" facilities in

Royal Oak and Berkley, yet informal research has shown that one of their homes is

actually a school with greater traffic flow in/out daily, and at least one other home is

not being used as a church, but rather a temporary living facility for people who come

mailto:annette.m.whitman@gmail.com
mailto:adwhitman@sbcglobal.net
mailto:planning@troymi.gov
mailto:adwhitman@sbcglobal.net


and go.

I am concerned that Detroit Meeting Rooms could change their use at this proposed

site as well, especially since their letter to the Planning Department states;  "if the

church ever converts back to single family residential....".     Such changes are

concerning because this special use will bring additional strangers near an

elementary school and near Troy residents/neighborhoods where some children walk

home alone.  This is especially concerning, given the rash of recent occurrences of

"stranger alerts" in the area.

Please consider these objections, as well as the public comments that you will hear at

the Public Hearing on April 13th.  I hope that the Planning Commission will make the

right decision and NOT approve this Special Use request, and that the Board of

Zoning Appeals will NOT approve the setback variance requests.

Thank you for your time,

Annette Whitman



From: Dave Whitman
To: Planning
Subject: Planning File no.: SU-378 Detroit Meeting Rooms
Date: Monday, March 29, 2010 8:18:02 AM

I am writing to express my objections to the Special Use Request for the property at
3586 Adams Road.  As a parent of a student at Harlan School, I have great concerns
about the desire to have a "church" directly across from Harlan for a variety of
reasons:

Based on their frequent patrols in the area, I know that the Troy police
department is well aware of the traffic congestion in this area, particularly at
peak travel times.  Allowing this type of use at this property will only add to
that problem.
There is no room on the property for the type of traffic and parking that it is
likely to generate.  This will inevitably lead to the users of this property
attempting to use Harlan's parking facilities, which are already crowded with
vehicles from Harlan's families and staff.
With small children on and around the school grounds, I personally don't
believe that a church is an appropriate use for this property.  While I have
nothing against churches, I believe that there are many other locations that
would be better suited for this type of facility, as opposed to a location directly
across from an elementary school.

I hope that you will take these objections into consideration as you review the
request at the public hearing on April 13.
 
Thank you for your consideration.
 
Best regards,
 
Dave Whitman

mailto:dhwhitman@gmail.com
mailto:planning@troymi.gov










  PC 2010.04.13 
  Agenda Item # 6 
 

 
 
 
 
DATE: April 7, 2010 
 
TO: Planning Commission 
 
FROM: R. Brent Savidant, Acting Planning Director 
 
SUBJECT: PUBLIC HEARING – SPECIAL USE REQUEST AND PRELIMINARY SITE 

PLAN REVIEW (File Number SU 376) – Proposed Taco Bell, East side of 
Rochester between Torpey and Harris (3268 Rochester), Section 23, Currently 
Zoned B-2 (Community Business) District 

 
 
The applicant proposes to upgrade the architecture of the existing Taco Bell restaurant and 
revise the existing site layout.  The restaurant never received Special Use Approval for the 
drive-through window; therefore, Special Use Approval is required at this time.   
 
The attached report prepared by Carlisle/Wortman Associates, Inc. summarizes the project.   
 
Please be prepared to discuss the application at the April 13, 2010 Planning Commission 
Regular meeting. 
 
 
Attachments: 

1. Maps. 
2. Report prepared by CWA. 

 
 
cc: Applicant 
 File/ SU 376 
 
G:\SPECIAL USE\SU 376 Taco Bell 3268 Rochester  Sec 23\SU-376 PC Report 04 13 2010.docx 
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 Date:  April 8, 2010 

 

 

Special Land Use 

For 

City of Troy, Michigan 

 

 

 

 
Applicant: Taco Bell 

 

Project Name: Taco Bell 3268 Rochester Road 

 

Plan Date: February 25, 2010 

 

Location: 3268 Rochester Road 

 

Zoning: B-2, Community Business District  

 

Action Requested: Preliminary Site Plan Approval, Special Land Use Approval 

 

Required Information: Deficiencies noted 

 

 

PROJECT AND SITE DESCRIPTION 

 
We are in receipt of a preliminary site plan and special land use submittal for a series of minor 

site plan changes to an existing Taco Bell restaurant on Rochester Road.  The applicant proposes 

to make several small changes to the site circulation and parking layout, as well as a minor 

update to the building and landscaping.  These changes are proposed to coincide with the 

ongoing widening of Rochester Road.  In the course of due diligence for this project, it was 

determined that this existing restaurant, which has existed as a fast-food restaurant for many 

years, does not possess a special land use permit, although one is required for such an 

establishment in the B-2 District. 

 

Section 03.43.04 states, that, for a Preliminary Site Plan Application involving the reuse of an 

existing building without any significant exterior or interior modifications, including an 

application required for Special Use Approval, the Planning Director may waive any of the 
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Submittal Requirements listed in Section 03.43.01. The Planning Commission may request any 

of the waived information if it makes a finding that the information is needed to determine 

compliance with Zoning Ordinance requirements. 

 

Given the nature of the proposed changes and the fact that this facility has been in existence for 

many years, the Acting Planning Director determined that the information provided, although not 

fully in compliance with the minimum required information necessary for a conventional 

preliminary site plan, was sufficient to make a determination with regard to the applicant’s 

proposal, with a few exceptions noted throughout this review. 

 

The changes to the existing site proposed as part of this application include, but are not limited 

to, the following: 

 

 The relocation of an existing trash enclosure 

 A reconfiguring of the drive-through lane 

 The addition of new parking spaces along the south façade 

 The addition of new crosswalks 

 The addition of new ordering station equipment 

 Revised landscaping 

 The elimination of several parking spaces along the north façade 

 Minor aesthetic updates to the signs and building 

 New paving and wheelstops 

 

Location of Subject Property: 

The property is located on east side of Rochester Road, north of Boyd. 

 

Size of Subject Property: 

The parcel is approximately 1.06 acres in area. 

 

Proposed Uses of Subject Parcel: 

The applicant proposes to continue an existing Taco Bell restaurant on the subject site. 

 

Current Use of Subject Property: 

The subject property is currently an existing Taco Bell restaurant.   

 

Current Zoning: 

The property is currently zoned B-2, Community Business District. 

 

Zoning Classification of Adjacent Parcels and Current Land Use:  

North: B-2 (Community Business District); multi-tenant shopping center 

West: (across Rochester Road) B-2 (Community Business); multi-tenant shopping center 

South: B-2 (Community Business District); small retail building (Fox Portrait Studio) 

East: R1-E (Single Family Residential District); single family homes 
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BUILDING LOCATION AND SITE ARRANGEMENT 
 

The existing building is located at the center of the subject site, within all required setbacks.  It 

has an existing drive-through lane and sufficient parking. Access is provided via a single 

driveway on Rochester Road.  We have additional comments in this regard in our “site access 

and circulation” section later in this review. 

 

Items to be Addressed: None   
 

AREA, WIDTH, HEIGHT, SETBACKS 
 

Required and Provided Dimensions: 

Section 30.20.00 requires the following setbacks and height limits: 

 

All building setback requirements are met on the existing site, although the site plan incorrectly 

shows a 75 foot setback along the north boundary, when only a 20 foot setback is required.  

 

 

Items to be Addressed: 1.) Revised required setback line for the north boundary. 2.) Confirm 

building height with added arch detail. 
 

PARKING 
 

Proposed Parking: 

The site plan indicates a total of 50 general parking spaces which includes 3 barrier free parking 

spaces. The parking calculations provided by the applicant are as follows. 

 Required: Provided: 

Setbacks   

Front 75 feet 75 feet 

Side 20 feet 
Approximately 80 feet 

(north) 75 feet (south) 

Rear 75 feet (adjacent to residential) 75 feet 

Building Height 2 stories, 30 Feet 

One story. Actual 

dimensions not provided, but 

well within 30 feet from site 

observation. The applicant 

intends to add an 

architectural detail “arch” to 

help brand the building.  The 

addition would add 

approximately 3 feet of 

height. 
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Required Provided 

One (1) for each two (2) persons within 

the seating capacity of the establishment, 

plus one (1) employee parking space for 

each ten (10) seats within the seating 

capacity or one (1) for each thirty-five 

(35) square feet of dining area, whichever 

is greater. 

50 spaces (52 exist now) No 

calculations have been provided 

with regard to existing seating 

capacity to make a formal 

determination, but 50 spaces would 

accommodate up to about 80 seats 

(80/2 = 40) + (80/10 = 8) = 48 

overall. Final seating should be 

conformed by the applicant. 

9 stacking spaces for each drive-through 

lane 

5 illustrated, although there is 

stacking area for an additional 4 

 

The applicant has provided two fewer parking spaces than are currently on the subject site.  The 

reduction in two spaces permits the applicant to provide a greatly improved circulation plan and 

better access for trash removal.  Although it is not illustrated, there is sufficient stacking area for 

9 stacking spaces.  We are confident that even with the loss of two spaces; there is sufficient 

parking on site. 

 

Items to be Addressed: 1.) Illustrate 4 additional stacking spaces.  2.) Provide seating data to 

confirm parking sufficiency. 

 

SITE ACCESS AND CIRCULATION 
 
Proposed Circulation: 

The site will be accessed from the one existing driveway to Rochester Road.  The site has a 360 

degree drive surrounding the building, with an integrated drive through lane.  The new drive 

through lane is superior to the previous design in that is it’s a straight pathway to the ordering 

area, allows for better parking along the south façade, and creates fewer conflicts on site.  

  

Sidewalks:  

The applicant is proposing a new cross walk to existing sidewalks along the frontage of the site 

on Rochester Road and a new crosswalk between the building and the parking area north of the 

drive through lane.  The site provides adequate pedestrian circulation.  

 

Items to be Addressed: None.    

,  

NATURAL RESOURCES 
 

The site is previously developed and does not contain any natural features.  The proposed plan 

would therefore not impact any protected natural features, and will actually improve the natural 

condition of the site by improving existing landscaping. 

 

Items to be Addressed: None. 
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LANDSCAPING 
 

A landscape plan has been provided.  

 

Article 39.20.02 states “All land use buffers, landscaping, screening and open space areas 

required under the terms of this Chapter shall be reviewed by the Planning Department as to 

compliance with the intent of this Chapter, and by the Department of Parks and Recreation as to 

compliance with the Landscape Design and Tree Preservation Standards.” 

 

Landscaped Area: 

The site is required to provide 10 percent landscaped area, and this area must be located within 

the front and side yards.  We are confident that the site does provide the minimum site 

landscaping area, but calculations are not included on the landscaping plan. 

 

Greenbelt:  

A ten (10) foot wide greenbelt is required along the public street frontages, with one tree for 

every 30 linear feet of frontage.  The frontage is 190.52 feet in length, requiring 7 trees.  Only 4 

greenbelt trees (a basswood, a maple, and two ornamentals) are in existence and planned to 

remain that could be counted as greenbelt trees.  The applicant must provide three additional 

trees. 

 

Items to be Addressed: 1.) Provide landscaping area calculations. 2.) Provide three additional 

frontage trees. 

 

LIGHTING 

 

The applicant has not provided a photometric plan for this project, however only minor 

alterations to existing light are proposed.  Full lighting details will be provided for final site plan 

approval.   

 

Items to be Addressed: None. 

 

SPECIAL USE REVIEW 
 

For any special land use, according to Section 03.31.04, the Planning Commission shall review 

the request, supplementary materials either in support or opposition thereto, as well as the 

Planning Department’s report, at a Public Hearing established for that purpose, and shall either 

grant or deny the request, table action on the request, or grant the request subject to specific 

conditions. 

 

In the B-2 District, drive throughs are permitted, according to Section 21.30.02, as an accessory 

to restaurants permitted within this District, subject to the following conditions: 

 

 Ingress and egress shall be provided so as not to conflict with adjacent uses or adversely 

affect traffic flow on adjacent thoroughfares.  
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 A minimum site area of one acre shall be required, with a minimum frontage of 150 feet 

on a Major Thoroughfare, as designated on the Master Thoroughfare Plan.  

 Back-up or waiting space for drive-up windows or service facilities shall be provided, in a 

manner physically separated from off-street parking areas and drives, at the rate of eight 

(8) car spaces for each service window or facility, in addition to the space at the service 

window or facility. Drives providing such waiting spaces shall have a minimum clear 

width of thirteen (13) feet.  

 The consumption of food within vehicles parked on the premises is prohibited. 

 

These conditions have been met, with the exception of the actual illustration of the required 

stacking spaces (5 are shown, 8 are required by the Section, 9 are required by the parking 

requirements).  We are confident that sufficient stacking is provided, but is not properly 

illustrated. 
 

Standards of Approval 

Section 03.31.05 states that before approving any requests for Special Use Approval, the 

Planning Commission, or the City Council, where indicated, shall find that: 

 

1. The land use or activity being proposed shall be of such location, size and character as to 

be compatible with the orderly development or use of adjacent land and/or Districts. 

2. The land use or activity under consideration is within the capacity limitations of the 

existing or proposed public services and facilities which serve its location.  

 

We believe the land use as existing and proposed is of such location and character as to be 

compatible with the orderly development or use of adjacent land and/or Districts. This site has 

been in existence as a drive through restaurant for many years, and will now benefit from better 

site circulation, landscaping, and parking.  The project will not exceed the capacity of existing or 

proposed public services and facilities. 

 

Items to be addressed: Show required stacking spaces. 

 

SUBMITTAL REQUIREMENTS 
 

Section 03.43.04 states, that, for a Preliminary Site Plan Application involving the reuse of an 

existing building without any significant exterior or interior modifications, including an 

application required for Special Use Approval, the Planning Director may waive any of the 

Submittal Requirements listed in Section 03.43.01. The Planning Commission may request any 

of the waived information if it makes a finding that the information is needed to determine 

compliance with Zoning Ordinance requirements. 

 

Given the nature of the proposed changes and the fact that this facility has been in existence for 

many years, the Acting Planning Director determined that the information provided, although not 

fully in compliance with the minimum required information necessary for a conventional 

preliminary site plan, was sufficient to make a determination with regard to the applicant’s 

proposal, with a few exceptions noted throughout this review. 
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One additional exception is the lack of a seal on the copy provided to our office.  If the hard 

copies submitted to the Planning Department are not sealed, revised copies must be sealed and 

provided to the City. 

 

Items to be Addressed: All plans must be sealed. 

 

RECOMMENDATIONS 
 

The final outstanding elements noted in this plan are primarily informational, with the exception 

of the additional three greenbelt trees.  We are confident that the project will improve an existing 

site that has been in operation for many years.  Therefore, we recommend the Planning 

Commission approve the special land use and preliminary site plan request, conditioned on the 

applicant providing a revised site plan addressing the informational items noted herein and the 

provision of three additional greenbelt trees along Rochester Road. 

 

 
 

 



C1.0

SITE
DETAILS

KFC CONVERSION

CONTRACT DATE:

BUILDING TYPE:

PLAN VERSION:

ARCV NUMBER:

STORE NUMBER:

PLOT DATE:

TACO BELL

3268 ROCHESTER RD
TROY, MI

Next 2 Ten

02.25.10

KFC CONVERSION

N2T

090663

18797

03.15.10

GENERAL REVISION1   03.15.10

BOLLARD DETAIL 3/4" = 1'-0" 8

SCREEN WALL ELEVATION 3/8" = 1'-0" 3

SCREEN WALL SECTION 1" = 1'-0" 4

NOT USED N.T.S. 10NOT USED N.T.S. 18

DRIVE-THRU COMMUNICATIONS ISOMETRIC N.T.S. 16

NOT USED N.T.S. 17

PREFAB MAGNETIC LOOP (SEE
SCOPE OF WORK) LOCATE 2"

120V, 60Hz, 0.45A
ISOLATED GROUND
CIRCUIT ALWAYS HOT
(UN-TIMED) I.G.
RECEPTACLE. INSTALLED
IN BASE OF SPEAKER
POST.

5'-0"

CURB

1'-3"

ORDER CONF BOARD.

MAG. LOOP CONN.
INSULATE BOTH
NOTE: SOLDER &

MENU BOARD

BELOW TOP OF CONCRETE PAVEMENT.

TE
S

00
1

(3) 1" DATA CONDUITS TO BLDG.
(1) 3/4" POWER CONDUIT TO BLDG.

(1) 1" DATA CONDUITS TO BLDG.
(1) 3/4" POWER CONDUIT TO BLDG.

DRIVE-THRU
WINDOW

120V, 60Hz, 4A
USED SAME TIMED
CIRCUIT AS MENU BOARD

CANOPY

ENLARGED MENU BOARD DETAIL @ CURVED CURB 3/8" = 1'-0" 2

DEEP STRENGTH ASPHALT SECTION N.T.S. 12

ASPHALT NOTES:

6" MIN. PULVERIZED MATERIAL BASE
(EXISTING ASPHALT AND GRAVEL BASE MIXED)

2" ASPHALT TOP COURSE (165 LB / S.Y.)

EXISTING SUBGRADE

1. CONTRACTOR TO PULVERIZE ALL EXISTING ASPHALT PAVEMENT TO FULL BASE
DEPTH (ASPHALT AND GRAVEL). NECESSARY PULVERIZED MATERIAL SHALL REMAIN
ON-SITE AND COMPACTED AS BASE FOR MATERIAL FOR NEW PAVING. CONTRACTOR
TO HAUL EXCESS MATERIAL.

2. VERIFY 6" MIN. TOTAL COMPACTED BASE OF PULVERIZED MATERIAL.

3. GRADES TO MEET ADA REQUIREMENTS WHERE NECESSARY. PROVIDE POSITIVE
DRAINAGE AND DO NOT DISRUPT EXISTING DRAINAGE PATTERNS.

6" ASPHALT TOP COURSE (165 LB / S.Y.)

PARKING PAVEMENT SECTION N.T.S. 11

ASPHALT NOTES:

6" MIN. PULVERIZED MATERIAL BASE
(EXISTING ASPHALT AND GRAVEL BASE MIXED)

2" ASPHALT BASE COURSE (220 LB / S.Y.)

2" ASPHALT TOP COURSE (220 LB / S.Y.)

EXISTING SUBGRADE

1. CONTRACTOR TO PULVERIZE ALL EXISTING ASPHALT PAVEMENT TO FULL BASE
DEPTH (ASPHALT AND GRAVEL). NECESSARY PULVERIZED MATERIAL SHALL REMAIN
ON-SITE AND COMPACTED AS BASE FOR MATERIAL FOR NEW PAVING. CONTRACTOR
TO HAUL EXCESS MATERIAL.

2. VERIFY 6" MIN. TOTAL COMPACTED BASE OF PULVERIZED MATERIAL.

3. GRADES TO MEET ADA REQUIREMENTS WHERE NECESSARY. PROVIDE POSITIVE
DRAINAGE AND DO NOT DISRUPT EXISTING DRAINAGE PATTERNS.
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SITE
DETAILS

KFC CONVERSION

CONTRACT DATE:

BUILDING TYPE:

PLAN VERSION:

ARCV NUMBER:

STORE NUMBER:

PLOT DATE:

TACO BELL

3268 ROCHESTER RD
TROY, MI

Next 2 Ten

02.25.10

KFC CONVERSION

N2T

090663

18797

03.15.10

GENERAL REVISION1   03.15.10

ORDER CONFIRMATION BOARD, CANOPY & FOOTER 3/8" = 1'-0" 12

CLEARANCE BAR DETAIL 3/8" = 1'-0" 14

ENCLOSURE DETAILS N.T.S. 4

MENU BOARD FOOTING 1" = 1'-0" 6

6'
-0

"

12"
MIN.

6"
18

"
M

IN
.

8"
 M

IN
. 3/8" DIA. A.B. 14" x 2" @

16" O.C. VERT., BOLT
TO T.S. W/ACORN NUT
ON OUTSIDE

1/2"DIA. X 8" BARREL BOLT LOCK (ONE GATE)

1/2" DIA. X 12" CANE BOLT ONE GATE

1 1/2"X 1 1/2"X 3/16" METAL
ANGLE DIAGONAL BRACE

1" X 18 GA. METAL DECK

3"X 4"X 1/4" METAL ANGLE
FRAME 4 SIDES EA. GATE

2 PAIR McKINNEY T4B3781
HINGES EA. GATE WELDED TO
GATE & POST

GROUT SOLID W/ CONCRETE

BRICK VENEER TO
MATCH BUILDING

8"X 8"X 16"
C.M.U. WALL

#5 VERT. BAR
@ 48" O.C.

#5 HORIZ. BARS
@ TOP & MID HGT.

5"X 5"X 1/4" T.S. W/ 5"X 5"X
1/4" CAP PLATE EMBEDED
12" INTO FOOTING

PLAN VIEW JAMB DETAIL

JAMB DET. DOUBLE ENCLOSURE

ELEVATION

SECTION "A"

DBL. WIDE ENCLOSURE
TO HAVE 4-GATES

18 GA. CLEANED, PRIMED
& PAINTED METAL GATE.
(BOX RIB)

PAINT INSIDE TO MATCH
BLDG.- EPOXY PAINT

#5 BARS
VERTICAL
48" O.C.

WALL FTG. BEYOND
(SEE SECTION "A")

6" THK. P.C.C. PAD W/ 6"x6"-1.4X1.4
W.W.F. ON 6" AGG. BASE & 12" WIDE
FTG. AROUND PERIMETER OF SLAB

5"X 5"X 1/4" T.S. EMBEDED
12"  INTO FOOTING.

1'-0" X 1'-0" CONC. FOOTING

5" X 5" X 1/4" T.S. W/ 5" X 5" X
1/4" CAP PLATE EMBEDED
12" INTO FOOTING

GROUT SOLID W/CONCRETE

4 PAIR McKINNEY T4B3781
HINGES EA. GATE OR EQUAL

3" X 4" X 1/4" METAL ANGLE
FRAME 4 SIDES EA. GATE

1" X 18 GA. METAL DECK

1 1/2" X 1 1/2" X 3/16" METAL
ANGLE DIAGONAL BRACE

24
'-9

"
D

O
U

B
LE

 W
ID

E

E
Q

.

20'-0" 10'-0"
CMU

2'
-0

"

C L

5'
-0

 5
/8

"

4'-8"
CMU

6" DIAMETER GUARD POST

#4xCONT. E.W. @ 4'-0" O.C.

SLEEVE FOR CANE BOLT.  SEE
DETAIL "D"

CONC. FOOTING

CONST. JOINTS @ 10'-0" O.C.

18 GA. PAINTED METAL
GATE (BOX RIB)

6" THICK PCC SLAB W/
6"X 6"-1.4X1.4 W.W.F.
ON 6" GRAVEL BASE.

SEE JAMB DETAIL
AT RIGHT

6" C.F.

A
-

A
-

29
'-0

 5
/8

"
C

M
U

1" AIR GAP

MASONRY
ANCHORS 16"
O.C. VERT.

6"

1'-4"

1'
-6

"

3"
C

LR
.

SOLID GROUT ALL
CORES
#5 HORIZ. BAR @ TOP (TYP.)
TIE TO #5 VERT. BARS

#5 BARS @ 48" O.C. CONT. THRU
WALL & INTO FTG. W/ 3" HOOK.

8"X 8"X 16" C.M.U WALL W/
DUR-O-WALL EVERY
SECOND COURSE.
STUCCO & PAINT TO
MATCH BUILDING.

#5 HORIZ. BAR @ MID. HGT.
TIE TO #5 VERT. BAR (TYP.)
6" THK. P.C.C. SLAB ON 6"
AGG. BASE W/ #4xCONT.
E.W. @ 4'-0" O.C.

PAVEMENT SURFACE
AS SPECIFIED

#5 BARS CONT. TOP
& BOTTOM



SITE PLAN 1"=20'-0" A

KEY NOTES E

C2.0

SITE
PLAN

NORTH

ENLARGED SITE PLAN B

ENLARGED SITE DEMO PLAN C

RI

REMOVE STONE LANDSCAPE WALL.

REMOVE BRICK PILASTERS. SEE SHEET D1.0.

REMOVE THIS PORTION OF EXISTING SIDEWALK.

REMOVE EXISTING BUILT-UP RAMP.

REMOVE BRICK PAVERS.

REMOVE EXISTING MENU BOARD, O.C.B. & BOLLARD.

REMOVE THIS PORTION OF EXISTING CONCRETE CURB OR
ISLAND.

REMOVE EXISTING LANDSCAPING AS SHOWN (SHRUBS,
TREES LANDSCAPE ROCKS AND SOD).

REMOVE AND RELOCATE EXISTING LIGHT POLE. SEE SITE
PLAN FOR NEW LOCATION.

DEMO KEY NOTES D

EXISTING PYLON SIGN TO REMAIN.  SIGN VENDOR TO SCRAPE & PAINT POLE & SIGN CABINET "PURPLE".

EXISTING TRANSFORMER & CONCRETE PAD TO REMAIN.  PAINT "CAMELBACK".

REMOVE EXISTING STRIPING AS SHOWN.

REMOVE EXISTING CONCRETE WHEELSTOPS.

REMOVE EXISTING CMU/BRICK TRASH ENCLOSURE WALLS AND GATES.

REMOVE AND RELOCATE EXISTING DIRECTIONAL SIGN. SEE PLAN FOR NEW LOCATION.

EXCAVATE THIS SECTION OF EXISTING PAVING. PREPARE AREA FOR NEW SURFACE AS REQUIRE.
SEE SITE PLAN FOR ADDITIONAL REQUIREMENTS.

REMOVE CROSSWALK STRIPING.

LOCATION OF TEMPORARY CONSTRUCTION SIGNAGE (PROVIDED BY OWNER AND INSTALLED BY G.C.)

1

2

3

4

5

6

7

10

11

12

13

8

9

14

15

16

PAINT ENCLOSURE GATES "CAMELBACK."

EXISTING SIDE WALK TO REMAIN.

NEW CLEARANCE BAR.  SEE DETAIL 14/C1.1.

NEW ORDER CONFIRMATION BOARD, INSTALLED IN SAME LOCATION AS EXISTING.  SEE
DETAIL 12/C1.1.

NEW  CURB CUT RAMP W/ A 8.33% (1:12) MAX. RUNNING SLOPE & 2% (1:50) MAX. CROSS
SLOPE.

NEW LEVEL LANDING W/ A 2% (1:50) MAX. SLOPE IN ALL DIRECTIONS. TRANSITION FROM
LOT TO LEVEL LANDING NOT TO EXCEED 1/4" CHANGE IN ELEVATION.

NEW TRUNCATED DOMES, SEE DETAIL 4/C1.1.

NEW CONCRETE SIDEWALK W/ A MAX RUNNING SLOPE OF 5% (1:20) & A MAX. CROSS
SLOPE OF 2% (1:50).

NEW 6" CONCRETE CURB.

EXISTING LIGHT POLE. PAINT POLE & BASE PLATE COVER "STATUS BRONZE."

EXISTING PYLON SIGN TO REMAIN.  SIGN VENDOR TO SCRAPE & PAINT POLE & SIGN
CABINET "PURPLE".

NEW "SAFETY YELLOW" PLASTIC SLEEVE FOR EXISTING BOLLARD.

NEW MENU BOARD. SEE SHEETS C1.0 AND C1.1 FOR DRIVE THRU OF THE FUTURE
DETAILS.

EXISTING TRANSFORMER & CONCRETE PAD TO REMAIN.  PAINT "CAMELBACK".

RESTRIPE H.C.P, SPACE AND AISLE AS STANDARD SPACES.

NEW ASPHALT PAVEMENT, SHOWN HATCHED.  G.C. TO ENSURE SLOPE OF NEW ASPHALT
PAVEMENT AT HANDICAP ACCESSIBLE PARKING STALLS & ACCESS AISLE DOES NOT
EXCEED 2% IN ALL DIRECTIONS.  PROVIDE SMOOTH TRANSITION TO EXISTING LOT
SURFACE. SEE 11/C1.0 FOR PAVING DETAIL AT PARKING SPACES.

NEW ACCESS AISLE & H.C. STRIPING.  STRIPE PER CITY & ADA REQUIRMENTS, SEE DETAIL
C/C2.0 & SHEET ADA1.1.

2

3

4

1

5

6

7

8

9

11

12

13

14

15

16

17

NEW CONCRETE WHEELSTOPS.  SEE DETAIL 2/C1.0.

NEW POSTED MOUNTED H.C. SIGNS.  SEE DETAIL 12/ADA1.1.

NEW TACO BELL TOWER. SEE SHEET A1.0.

PREP AREA FOR NEW OVERLAY.

NEW LANDSCAPING.

PAINT NEW CROSSWALK. VERIFY MAX RUNNING SLOPE OF 5% AND MAX CROSS
SLOPE OF 2%.

CLEAN OIL & SODA STAINS IN DRIVE-THRU LANE& IN FRONT OF ENTRIES.

EXISTING DIRECTIONAL SIGN TO REMAIN.  SIGN VENDOR TO SCRAPE & PAINT
POLE & SIGN CABINET "PURPLE".

RELOCATED DIRECTIONAL SIGN. G.C. TO EXTEND EXISTING CIRCUIT AS
REQUIRED. SIGN VENDOR TO SCRAPE & PAINT POLE & SIGN CABINET PURPLE.

RELOCATED SITE LIGHT, G.C. TO EXTEND EXISTING CIRCUIT AS REQUIRED. PAINT
POLE & BASE PLATE COVER "STATUS BRONZE."

NEW CMU TRASH ENCLOSURE. SEE DETAIL

EXISTING GREASE INTERCEPTOR.

NEW SOD, SEE LANDSCAPE PLAN FOR REQUIREMENTS

REPLACE ASPHALT IN AREA AROUND STORM DRAIN INLET. SLOPE TO DRAIN TO
INLET AND MEET ADJACENT GRADES. SEE 12/C1.0 FOR PAVING DETAIL.

NEW 1 1/2" SQ. GALVANIZED STEEL PIPE HANDRAIL, POWDER COATED BLACK.
SEE DETAILS 2/ADA1.0 & 16/ADA1.1.
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  PC 2010.04.13 
  Agenda Item # 7 
 

DATE: April 7, 2010 
 
TO: Planning Commission 
 
FROM: R. Brent Savidant, Acting Planning Director 
 
SUBJECT: SPECIAL USE REQUEST AND PRELIMINARY SITE PLAN REVIEW (File 

Number SU 377) – Proposed Service Station/Convenience Store, Southeast 
corner of Rochester and Wattles, Section 23, Currently Zoned H-S (Highway 
Service) District 

 
 
The applicant proposes a gas station and convenience store on the approximately 0.7 acre 
site.  The City recently acquired right-of-way from the owner on both Wattles Road and 
Rochester Road for the ongoing Rochester Road construction project.  
 
The Planning Commission discussed this item at the March 9, 2010 Regular meeting and 
made some design suggestions (see attached minutes). 
 
The attached report prepared by Carlisle/Wortman Associates, Inc. summarizes the project.   
 
Please be prepared to discuss the application at the April 13, 2010 Planning Commission 
Regular meeting. 
 
 
Attachments: 

1. Maps. 
2. Report prepared by CWA. 
3. Parking justification prepared by Safeway Oil. 
4. Minutes from March 9, 2010 Planning Commission Regular meeting (excerpt). 
5. Public Comment. 

 
 
cc: Applicant 
 File/ SU 377 
 
G:\SPECIAL USE\SU 377 Service Station 3990 Rochester  Sec 23\SU-377 PC Report 04 13 2010.docx 
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 Date:  March 5, 2010 

Rev.: April 6, 2010 

 

 

Special Land Use 

For 

City of Troy, Michigan 

 

 

 

 
Applicant: Safeway Oil 

 

Project Name: Gas Station 3990 Rochester Road 

 

Plan Date: March 26, 2010 (Received at the Planning Department) 

 

Location: 3990 Rochester Road 

 

Zoning: H-S Highway Service  

 

Action Requested: Preliminary Site Plan Approval 

 

Required Information: Deficiencies noted 

 

 

PROJECT AND SITE DESCRIPTION 

 
We are in receipt of a revised preliminary site plan and special land use submittal, which includes 

a topographic survey, a dimension and paving plan, a grading plan, a utility plan, a landscaping 

plan, detention details, a photometric plan, and a proposed floor plan with exterior elevations and 

other building details.  This site plan was revised in response to comments from staff, 

Carlisle/Wortman Associates, and the Planning Commission that were discussed at the Planning 

Commission’s meeting of March 9, 2010. 

 

At its meeting, the Planning Commission discussed a series of items related to the site plan and 

postponed action on the site plan until April 13, 2010, when the public hearing is scheduled, to 

allow the applicant to revise the site plan.  Items discussed include: 
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 The applicant needs to correlate the landscaping shown on the site plan with the 

calculations provided on the plans. 

 The screen walls should be revised to prevent vehicles damaging them.  The applicant 

will reduce the length of the walls, consider eliminating the small section of wall at the 

extreme south end of the property, and extend the wall at the northwest corner of the site 

to span the full width of the paved area there. 

 The applicant will review construction materials for uniformity and provide details of the 

screen wall. 

 The applicant should provide a photometric plan. 

 Drawings will be sealed. 

 Rooftop mechanical equipment screening will be details, if proposed. 

 Provision of ADA ramps. 

 

The revised site plan addresses the majority of these issues, which we will detail throughout this 

review. 

 

Location of Subject Property: 

The property is located on southeast corner of Rochester Road and Wattles Road. 

 

Size of Subject Property: 

The parcel is 30,680 square feet gross and 20,646 square feet net. 

 

Proposed Uses of Subject Parcel: 

The applicant proposes to build a convenience store and gas station on the subject site. 

 

Current Use of Subject Property: 

The subject property is currently a vacant gas station.   

 

Current Zoning: 

The property is currently zoned H-S, Highway Service District.  

 

Zoning Classification of Adjacent Parcels and Current Land Use:  

North: B-2 (Community Business District); multiple tenant shopping center 

West: (across Rochester Road) H-S (Highway Service District); Wendy’s Restaurant 

South: B-3 (General Business District); multiple tenant shopping center 

East: B-1 (Local Business District); day care facility 
 

BUILDING LOCATION AND SITE ARRANGEMENT 
 

The proposed building is situated along the east boundary of the site with 13 parking spaces (2 of 

which are barrier-free) along the west façade.  A large canopy extends from the building west, 

covering 8 refueling spaces around 4 pumps. A small area of landscaped open space is provided 

at the north end of the proposed building.   
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Access will be provided via two driveways on Rochester Road and a single driveway on Wattles 

Road.  We have additional comments in this regard in our “site access and circulation” section 

later in this review. 

Items to be Addressed: None   
 

AREA, WIDTH, HEIGHT, SETBACKS 
 

Required and Provided Dimensions: 

Section 30.20.00 requires the following setbacks and height limits: 

 

All building setback requirements have been met, including the required canopy support setbacks 

(canopy supports are within the pump islands).   

 

The north lot line has been selected by the applicant as the front lot line, which results in the 

south lot line being considered the rear lot line.  This allows the east lot line to be considered a 

side lot line.  Consequently the rear yard is south of the building, the side yard is east of the 

building, and the north and west yards are considered front yards. Note that when an H-S District 

is adjacent a B district, as is the case here, no side yard is required, which permits the building to 

be located along the east property line. 

 

 

Items to be Addressed: None. 
 

 

 

 Required: Provided: 

Setbacks   

Front 

(north and west, with north 

identified as the front lot 

line) 

40 feet (building) 

25 feet (canopy edge) 

35 feet (canopy support) 

30 feet (pump island) 

40 feet (building) 

34 feet (canopy edge) 

45 feet (canopy support) 

45 feet (pump island) 

Side 

(east) 

0 feet (building) 

10 feet (canopy edge) 

20 feet (canopy support) 

20 feet (pump island) 

0 feet (building) 

78 feet (canopy edge) 

87 feet (canopy support) 

87 feet (pump island) 

Rear 

(south) 

30 feet (building) 

20 feet (canopy edge) 

30 feet (canopy support) 

20 feet (pump island) 

30.3 feet (building) 

32 feet (canopy edge) 

43 feet (canopy support) 

43 feet (pump island) 

Building Height 40 Feet 
15.33 feet (building)  

15.5 feet (canopy) 
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PARKING 
 

Proposed Parking: 

The site plan indicates a total of 13 general parking spaces which includes 2 barrier free parking 

spaces. The site plan also includes 8 refueling spaces adjacent the four proposed pump islands 

under the canopy.    

   

Parking Calculations: 

The parking calculations provided by the applicant are as follows. 

 

 

 

 

 

 

 

 

The applicant has provided two fewer parking spaces than are required by the Ordinance, given 

the square footage of the proposed new building.  The Planning Commission is authorized to 

modify the parking requirements. The applicant has provided justification for the Planning 

Commission to consider in its decision making process.  We support the reduction of required 

parking to 13 for this site, provided that the Planning Commission agrees that the justification 

verifies that 13 spaces will meet the parking demand for the site. 

 

Items to be Addressed: Obtain Planning Commission approval for the proposed 2 parking space 

deficiency.   

 

SITE ACCESS AND CIRCULATION 
 
Proposed Circulation: 

The site will be accessed from three proposed entrances; two on Rochester Road and a third off 

Wattles Road.  Proposed geometry of the access drives shall be subject to the City of Troy 

Engineering Department to ensure that proposed geometry is appropriate given the ongoing work 

within these adjacent rights-of-way. 

  

Sidewalks:  

The applicant is proposing on-site sidewalks along the frontages of the site on Rochester Road 

and Wattles Road.  An additional sidewalk along the building’s east façade is also proposed for 

interior circulation.  This sidewalk connects directly to Wattles Road to allow for good pedestrian 

access to the site.  All interior sidewalks meet the minimum width requirement of 5 feet in 

accordance with Section 39.70.03.  The sidewalk along Rochester Road is 8 feet in width, as 

required.  However, the sidewalk along Wattles Road is required to be 8 feet in width, as per 

Section 39.70.03.       

 

Required Provided 

One (1) space per 200 S.F. of Gross Area 

2,954 S.F/200=15 spaces plus one space 

for each refueling pump (4 pump islands, 

8 pumps = 8 spaces) 

13 spaces plus 8 refueling spaces  
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Applicant has not provided ADA ramps along the Rochester Road and Wattles Road sidewalks, 

and has not provided details for ramps in any part of the site.  All ADA ramps must be shown 

and detailed on the site plan.    

 

Items to be Addressed: (1) Provide an 8 foot wide sidewalk along Wattles Road; (2) Provide 

locations and details for ADA ramps along perimeter sidewalks and barrier-free parking spaces 

for final site plan approval.    

,  

NATURAL RESOURCES 
 

The site is previously developed and does not contain any natural features.  The proposed plan 

would therefore not impact any protected natural features, and will actually improve the natural 

condition of the site by adding a new landscaped area north of the building. 

 

Items to be Addressed: None. 

 

LANDSCAPING 
 

A landscape plan has been provided identifying how Ordinance requirements are being met in 

accordance to the City of Troy Landscape Design and Tree Preservation Standards.  

 

Article 39.20.02 states “All land use buffers, landscaping, screening and open space areas 

required under the terms of this Chapter shall be reviewed by the Planning Department as to 

compliance with the intent of this Chapter, and by the Department of Parks and Recreation as to 

compliance with the Landscape Design and Tree Preservation Standards.” 

 

Landscaped Area: 

The site is required to provide 10 percent landscaped area, and this area must be located within 

the front and side yards.  Given the unique configuration of this site, all area of the site are 

eligible to be counted towards required landscaping.  Therefore, 2,065 square feet (10 percent of 

20,646 square feet net site area) is required and 2,258 square feet are provided, exceeding 

Ordinance requirements.  The two proposed landscaped areas, located at either end of the 

proposed building, are planted with an assortment of pine, linden and arbor vitae trees. 

 

The landscaping schedule and the trees shown on the site plan now match. 

 

Greenbelt:  

A ten (10) foot wide greenbelt is required along the public street frontages. However, in cases 

where the Planning Commission determines that, due to the parcel size and configuration are 

such as to make the provision of a greenbelt impractical or overly restrictive, they may allow the 

applicant to provide a 30-inch high decorative screening wall along the frontage instead.  We 

support the use of a wall in this instance, given that the site is unusually small for a modern gas 

station, and the applicant has made judicious use of the property, while providing the minimum 

required overall landscape area for the site.  The provision of a wall replaces the landscape strip 

(which includes street streets) as required by Section 39.70.02. 
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In response to the Planning Commission, the applicant has removed the small section of wall at 

the extreme south end of the subject site, and has revised the remaining wall sections to avoid 

vehicle damage.  The walls throughout the site have been reduced in length to create additional 

space between the curb and the end of the walls, and details showing the materials proposed have 

been added.  The wall at the northwest corner of the site has been expanded to extend across the 

site from the driveway on Wattles to the driveway on Rochester.  We believe the applicant’s 

revisions meet with the Planning Commission’s request for revisions to the screen wall. 

 

Items to be Addressed: Obtain a determination from the Planning Commission that a 30-inch 

wall is suitable in lieu of a greenbelt.    

 

LIGHTING 

 

The applicant has now provided a photometric plan for this project.  Full lighting details will be 

provided for final site plan approval.  The only location where any light is shown to extend 

beyond the property line at grade is the south boundary, where one measured point indicates that 

0.1 footcandles will encroach a few feet across the property line.  This is an acceptable lighting 

plan. 

 

Items to be Addressed: None. 

 

ELEVATION  

 

Proposed floor plans and elevations have been provided by the applicant.  Building materials 

include two colors of split face block on all four facades, and glazing on the north and west 

facades.  The building has a flat rook and the drawings show signage limited to just above the 

primary entrance.   

 

The applicant has added rooftop screening on the elevation drawings and has provided details of 

the proposed screen wall materials.  The proposed screening is suitable, will fully conceal rooftop 

equipment, and meets minimum requirements. 

  

Items to be Addressed: None. 

 

SPECIAL USE REVIEW 
 

For any special land use, according to Section 03.31.04, the Planning Commission shall review 

the request, supplementary materials either in support or opposition thereto, as well as the 

Planning Department’s report, at a Public Hearing established for that purpose, and shall either 

grant or deny the request, table action on the request, or grant the request subject to specific 

conditions. 
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Required Information 

In the H-S District, gas stations are permitted as a special land use.  As such, a special land use 

permit must be issued to allow the project to move forward, in accordance with Section 03.31.00. 

Section 03.33.00 establishes the information required for a special land use application. All 

required information has been provided. 
 

Standards of Approval 

Section 03.31.05 states that before approving any requests for Special Use Approval, the 

Planning Commission, or the City Council, where indicated, shall find that: 

 

1. The land use or activity being proposed shall be of such location, size and character as to 

be compatible with the orderly development or use of adjacent land and/or Districts. 

2. The land use or activity under consideration is within the capacity limitations of the 

existing or proposed public services and facilities which serve its location.  

 

We believe the intensification of this land use as proposed by the site plan is of such location and 

character as to be compatible with the orderly development or use of adjacent land and/or 

Districts. The existing gas station is being replaced by a slightly larger facility in a revised, 

enhanced location with a better site circulation, landscaping, and parking configuration.  The 

project will not exceed the capacity of existing or proposed public services and facilities. 

 

Items to be addressed: None. 

 

SUBMITTAL REQUIREMENTS 
 

Section 3.43.01 establishes the requirements for preliminary site plan approval.  As required for 

preliminary site plan submittals, a location map (minimum scale of 1"=400') indicating the subject 

property and zoning classifications and uses of abutting and adjacent properties, on 8-1/2 x 11 

pages, has not been provided. However, the applicant has provided a not-to-scale map which shows 

a larger area and all adjacent zoning. While the provided map does not specifically comply with 

Ordinance standards, we feel that the included map provides adequate detail, and should be 

acceptable for preliminary site plan approval.  All other preliminary site plan submittal 

requirements are met. 

 

Items to be Addressed: None. 

 

RECOMMENDATIONS 
 

The final remaining outstanding elements that we identified last month have been addressed.  

Therefore, if the Planning Commission determines that a wall is a suitable substitution for the 

required greenbelt, we recommend the Planning Commission grant preliminary site plan 

approval, approve a modification to the minimum required parking on site to 13 spaces, and 

grant special land use approval, subject to the following: 
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1. The applicant shall provide an 8 foot wide sidewalk along Wattles Road, as per Section 

39.70.03. 

 

 
 

 



A FUEL DISTRIBUT,ON COMPANY 

8700 Brandt, Dearborn, MI 48126 
313-624·9911 Fax: 313-624·9955 
Email: safewayoil@comcast.net 

Planning Commission 
Troy MI 

RE: 3990 Rochester Troy 

Attached is the revised set (c1-c7) with the following changes; 
1. Added canopy ht. 
2. Added note that supports located within pump island 
2. Added MDOT ramp details 

As to the justification for the deficiency in the parking. Is to allow better 
customer circulation, truck delivery to the site required and inCidentally 
greater amount of landscape. The reality customers at the pumps will also 
shop the convenience store. This area yields much less customers which shop 
the convenience store therefore the extra parking beyond the pumps will not 
get much use. 

~g.©D© 

M~R - tc 2.611\ 

mailto:safewayoil@comcast.net
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PRELIMINARY SITE PLAN 
 

6. PRELIMINARY SITE PLAN REVIEW (File Number SP 958) – Proposed Service 
Station/Convenience Store, Southeast corner of Rochester and Wattles, Section 
23, Currently Zoned H-S (Highway Service) District 
 
Mr. Savidant said the application was inadvertently accepted as a preliminary site 
plan application when it requires Special Use Approval.  At the time of the 
discovery, Mr. Savidant reported it was too late to meet the deadlines to publish 
a Public Hearing notice for the meeting this evening.  He announced a Public 
Hearing is scheduled for the April 13, 2010 Regular meeting.   
 
Mr. Savidant noted the intent in keeping the item on tonight’s agenda is to 
address the preliminary site plan as submitted.  Mr. Savidant addressed the 
property as relates to the condemnation proceeding and Rochester Road 
widening. 
 
Mr. Branigan reviewed the Preliminary Site Plan application and cited the 
following site plan deficiencies: 
 

 Obtain Planning Commission modification for the proposed two (2) parking 
space deficiency.  Mr. Branigan noted support for the deviation in parking. 

 Provide locations and details for ADA ramps along perimeter sidewalks and 
barrier-free parking spaces.  This can be done prior to Final Site Plan 
approval. 

 Obtain a determination from the Planning Commission that a 30-inch wall is 
suitable in lieu of a greenbelt; also to extend the wall to the southwest at the 
corner and remove the 2-foot section of wall at the southwest corner of the 
property. 

 
Mr. Branigan said it is recommended to approve the Preliminary Site Plan 
conditioned upon the outstanding items as noted in the Consultant report, 
indicating the petitioner cannot go forward until Special Use Approval is granted.   
 
Mr. Schultz asked if there were any comments or recommendations from the City 
Traffic Engineer or Oakland County Road Commission (OCRC) relating to the 
two curb cuts on Rochester Road. 
 
Mr. Savidant replied that the City Traffic Engineer approved the site plan as 
proposed. 
 
Mr. Edmunds brought attention to the fact that the plant materials list does not 
correlate with the tree and plant designations on the landscape plan. 
 
Tom August, attorney, 121 W. Long Lake Road, Bloomfield Hills, was present to 
represent the petitioner.  Mr. August introduced Leo Gonzales, project manager, 
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and Sam Beydoun, principal property owner.  Mr. August addressed specifics 
relating to the Special Use Approval. 
 
Leo D. Gonzales, CRS Commercial Real Estate Services, 10741 Fellow Hills, 
Plymouth, briefly addressed rooftop mechanical screening and construction 
materials. 
 
Discussion followed on: 

 Traffic circulation. 

 Landscaping; i.e., additional plantings, irrigation, correlation of plant materials 
list to designations on landscape plan. 

 Screen wall; i.e., materials, location, length. 

 Uniformity/continuity in construction material. 

 External lighting (photo metrics submission). 

 Sealed drawings, as required. 

 Rooftop mechanical screening. 

 Signage. 
 
Planning Commission members agreed to defer action on the item this evening. 
 
The petitioner will address items as discussed and present the preliminary site 
plan at the April 13, 2010 Regular meeting, at which time the petitioner will also 
be seeking Special Use Approval.   
 
Mr. Savidant sought a straw vote from members on acceptance of the proposed 
two-space parking space reduction.   

 



From: Diane Parkanzky
To: Planning
Date: Thursday, March 11, 2010 5:55:38 PM

Planning File No: SU-377 Service Station 3990 Rochester Road
Parcel No. 88-20-23-100-044
Location: Southeast Corner of Rochester and Wattles Section 23
Property Address: 3990 Rochester Road

I do not think that corner is a very good location for a service station. It doesn't seem like
there is enough room and the traffic is very heavy at that corner. Also, there are service
stations on both sides of Rochester Road very close to that corner. I think that section of
Rochester Road already has too many car repair and car service businesses very close
together. I think another kind of business would be better on that corner. Between Big
Beaver and Wattles Rd. on Rochester Road there are more car repair and car services
businesses than on the same mile on John R, Crooks, Livernois, or Coolige. This makes
the less attractive. 

Hotmail: Powerful Free email with security by Microsoft. Get it now.

mailto:dianezky@hotmail.com
mailto:planning@troymi.gov
http://clk.atdmt.com/GBL/go/201469230/direct/01/
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DATE: April 7, 2010 
 
TO: Planning Commission 
 
FROM: R. Brent Savidant, Acting Planning Director 
 
SUBJECT: PUBLIC HEARING – SPECIAL USE REQUEST AND PRELIMINARY SITE 

PLAN REVIEW (File Number SU 375) – Proposed Pro Car Wash East, East 
side of Rochester, South of Wattles, Section 23, Currently Zoned H-S (Highway 
Service) District 

 
 
The applicant proposes to redevelop the site by demolishing the existing automatic car wash 
building and cashier building and replacing them with new buildings.  Other site elements will 
be modified, although the existing pump islands and canopy will remain.  The City recently 
acquired right-of-way from the owner for the ongoing Rochester Road construction project.  
 
The attached report prepared by Carlisle/Wortman Associates, Inc. summarizes the project.   
 
Please be prepared to discuss the application at the April 13, 2010 Planning Commission 
Regular meeting. 
 
 
Attachments: 

1. Maps. 
2. Report prepared by CWA. 

 
 
cc: Applicant 
 File/ SU 375 
 
G:\SPECIAL USE\SU 375 Pro Car Wash East  Sec 23\SU-375 PC Report 04 13 2010.docx 
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 Date:  March 17, 2010 

Rev.: April 7, 2010 

 

 

Special Land Use Review 

For 

City of Troy, Michigan 

 

 

 

 
Applicant: Ron Jona & Associates, on behalf of Robert Waldron of Pro Car 

Wash East 

 

Project Name: Pro Car Wash East 

 

Plan Date: February 24, 2010 

 

Location: 3688 Rochester Road  

 

Zoning: H-S, Highway Service 

 

Action Requested: Preliminary Site Plan Approval 

 

Required Information: Deficiencies noted 

 

 

PROJECT AND SITE DESCRIPTION 

 
We are in receipt of a revised submittal including a site and landscaping plan, a tree preservation 

plan, a preliminary grading plan, and a new floor plan.  This submittal has been significantly 

updated since the application was originally filed.  Changes since the first submittal include, but 

are not limited to, the following: 

 

1. The fuel pumps have been relocated, along with the canopy, to a new location further 

south.  

2. The cashier building has been eliminated and a new retail space has been added to the car 

wash building. 

3. The circulation plan has changed significantly. 
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4. A vacuum station has been eliminated. 

5. The overall landscaped area has been reduced. 

6. Employee parking spaces have been reconfigured. 

7. An automated customer service station for the car wash has been added. 

 

Location of Subject Property: 

The property is located near the corner of Bishop Drive and Rochester Road (3688 Rochester 

Road) in section 23. 

 

Size of Subject Property: 

The parcel is 0.857 acres in size. 

 

Proposed Uses of Subject Parcel: 

The applicant proposes to replace an existing automatic car wash with a larger automobile wash. 

The applicant also proposes to replace an existing cashier building with a new space incorporated 

into the new car wash building.  This space would have square footage dedicated to merchandise 

sales. The applicant also proposes relocating existing vacuum stations to the west part of the site 

in what is currently an existing lawn area. A new series of refueling pumps and a new canopy 

would be added to the site, slightly further south than they currently are. 

 

Current Use of Subject Property: 

The property is currently used as an automatic car wash where engine fuels are sold as a 

significant part of the operation and features a cashier building, three vacuum stations, and four 

multiple product dispensing gasoline pump units. 

  

Current Zoning: 

The property is currently zoned H-S, Highway Service. Section 23.30.03 permits auto washes 

where engine fuels are sold as a significant part of the operation  in the H-S District as a use permitted 

subject to special land use approval and to the provisions of Chapter 71 of the City Code. 

 

Zoning Classification of Adjacent Parcels:  

North: B-3 General Business District. 

South: B-3 General Business District. 

East: R-1E One Family Residential District. 

West: B-3 General Business District. 

 

Future Land Use Plan Designation: 

The property is located in the Rochester Road Future Land Use Plan designation.   
 

AREA, WIDTH, HEIGHT, SETBACKS 
 

No elevations or details with regard to canopy have been presented. The applicant should provide 

elevation information in a revised site plan. 
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Required and Provided Dimensions: 

Section 30.20.07 requires the following setbacks and height limits: 

 
* On a corner lot which borders on a non-residential District having frontage on the side or intersecting street the 

setback on that street shall be at least equal to the front yard setback required on the subject corner lot. 

 

Items to be Addressed: Provide elevation information for canopy.  

 

PARKING, LOADING 
 

Proposed Parking: 

The site plan indicates that 55 spaces are proposed, including one handicapped space, the 8 pump 

island spaces, 38 stacking spaces for the car wash, employee spaces and spaces for the cashier 

building.   

 

 Required: Provided: 

Setbacks   

Front 

(west) 

40 feet (car wash) 

25 feet (canopy edge) 

35 feet (canopy support) 

30 feet (pump island) 

44.53 feet (car wash) 

115 feet (canopy edge) 

122.38 feet (canopy support) 

122.38 feet (pump island) 

Side 

(north) 

0 feet (car wash) 

10 feet (canopy edge) 

20 feet (canopy support) 

20 feet (pump island) 

0 feet (car wash) 

72.37 feet (canopy edge) 

82 feet (canopy support) 

82 feet (pump island) 

Side  

(south) 

10 feet (car wash) 

10 feet (canopy edge) 

20 feet (canopy support) 

20 feet (pump island) 

59.41 feet (car wash) 

11.5 feet (canopy edge) 

21.5 feet (canopy support) 

21.5 feet (pump island) 

Rear 

(east) 

75 feet (car wash) 

75 feet (canopy edge) 

75 feet (canopy support) 

75 feet (pump island) 

102.5 feet (car wash) 

139.61 feet (canopy edge) 

146.72 feet (canopy support) 

146.72 feet (pump island) 

Building Height 
40 feet (car wash) 

40 feet (canopy) 

26 feet (car wash) 

Unknown (canopy) 
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Parking Calculations: 

The parking calculations are as follows. 

 

 

 Required  

Pump Islands 
1 per pump station = 8 

spaces 
 

Automobile Wash 

5 Stacked cars/20 feet of 

wash line 

= 150/20 * 5 = 

38 stacking spaces   

 

Employees 
1/employee  

= 4 spaces 
 

Retail 

1/200 sf. Of gross floor area 

= 1060 /200 =  

5 spaces 

 

Total Required 
17 spaces + 38 stacking 

spaces = 55 spaces 
 

Total Provided 

9 parking spaces + 8 

gasoline spaces.  The 

applicant also claims that 38 

stacking spaces are required; 

however we believe that 

several of these spaces are 

ineligible to be considered 

stacking spaces. 

 

 

 

Parking Deficiency: 

 

The increased automatic car wash square footage results in an increase in required stacking 

spaces. The site plan proposes some stacking spaces which clearly conflict with the loading zone, 

however. We calculate that the site plan only provides 30 spaces that can truly be considered 

stacking spaces for the car wash. The Zoning Ordinance requires stacking parking calculations to 

be based feet of wash line. Automobile wash stacking spaces must be provided at a rate of five 

spaces per 20 feet of wash line, or in this case, 38 spaces. Therefore, the site is deficient 8 

automobile wash stacking spaces. However, these spaces are shown on the site plan, and were 

there to be no vehicle in the loading area; it is conceivable that all 38 spaces shown could be 

occupied.  Of course, access to the refueling stations, vacuum areas, and access and exit lanes 

would also be restricted if all 38 spaces were occupied.   

 

We believe it is highly unlikely that almost 40 vehicles would occupy the site for refueling 

simultaneously, and if they did, no customers would enter the site for refueling only.  It is likely 

that customers who are entering the site would refuel and attain a car wash, which would also 

ease the burden on the stacking spaces by bringing the refueling spaces into play.  That said, we 

do believe that the stacking spaces shown meet minimum requirements, especially given that the 

loading zone will likely be used at off hours. 
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Also, the parking spots and all vacuum stations are blocked by the car wash queue. This may not 

be a problem which can be solved on this restricted site.  Also, this condition currently exists in 

many car wash facilities. 

 

Items to be Addressed:  None. 

 

SITE ACCESS AND CIRCULATION 
 

Proposed Circulation: 

The site will be accessed from three existing curb cuts; two on Rochester Road and one from the 

adjacent parking lot to the north.  The access site from the parking lot to the north will be 

installed. This will increase overall access to the site, but this will create conflict with the car 

wash queue. In future submittals, the applicant should detail how this issue will be resolved.  

 

Additional problems exist with the site access and circulation. They are as follows: 

 

 The merging of the three lanes of car wash queued cars near the island on the east side of 

the property creates a conflict. 

 There are three lanes of queues at the east end of the site, rounding the corner for the car 

wash.  Only two are served by automated customer service payment systems for the car 

wash.  How will the southernmost queue lane pay for car wash service? 

 When in use, the loading zone will block cars that are attempting to queue. 

 The only route identified for vehicles fueling to exit the property requires them to 

temporarily enter the car wash queue.  At busy times, customers are unlikely to permit 

refueling customers to “cut” in line, and as such, could create conflicts.  

 The proposed access to the north cannot be included until such time as the existing 

parking spaces blocking the access are reconfigured on the site to the north. 

 

Items to be Addressed: 1.) Consider improving access from adjacent parking lot to the north. 2.) 

Address issues identified in bulleted list above. 

 

NATURAL RESOURCES 
 

The site is existing and devoid of natural features, with the exception of some existing 

landscaping and a few trees. Please refer to our analysis of site landscaping later in this review. 

 

Items to be Addressed: None. 

 

LANDSCAPING 
 

A landscape plan has been provided identifying how Ordinance requirements are being met. The 

applicant has provided sufficient frontage trees and is relocated several existing plants, thus 

reducing waste and the need for new plants. The applicant has not provided sufficient open 

space. The landscape design and tree preservation standards specify that 10% of the site area be 

landscaped. For this site, that would equate to 3,720 square feet, but the plan only allocates 1,644 
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square feet. Thus, the site plan is deficient by 2,076 square feet of landscaped area. The applicant 

must either increase more landscaped area or apply for a variance from the Board of Zoning 

Appeals.  

 

Items to be addressed: Increase landscaped area or obtain a variance from the zoning board of 

appeals. 

 

SPECIAL USE REVIEW 
 

For any special land use, according to Section 03.31.04, the Planning Commission shall review 

the request, supplementary materials either in support or opposition thereto, as well as the 

Planning Department’s report, at a Public Hearing established for that purpose, and shall either 

grant or deny the request, table action on the request, or grant the request subject to specific 

conditions. 

 

Required Information 

In the H-S District, an auto wash where engine fuels are sold as a significant part of the operation 

is a special land use, with the conditions that waiting and stacking spaces shall be provided in 

accordance with Section 40.21.44 and drives providing waiting or stacking spaces shall be set 

back at least twenty-five feet from any residential district as section 23.30.03 specifies. As such, 

a special land use permit must be issued to allow the project to move forward, in accordance with 

Section 03.31.00. Section 03.33.00 establishes the information required for a special land use 

application. All required information has been provided. 
 

Standards of Approval 

Section 03.31.05 states that before approving any requests for Special Use Approval, the 

Planning Commission, or the City Council, where indicated, shall find that: 

 

1. The land use or activity being proposed shall be of such location, size and character as to 

be compatible with the orderly development or use of adjacent land and/or Districts. 

2. The land use or activity under consideration is within the capacity limitations of the 

existing or proposed public services and facilities which serve its location.  

 

We believe the intensification of this land use as proposed by the site plan is of such location and 

character as to be compatible with the orderly development or use of adjacent land and/or 

Districts. While this site plan represents a significant improvement over previous plans, 

especially the removal of the cashier building, we are concerned that the intensity may cause 

circulation and parking issues on the lot, as discussed in the parking, loading and site access and 

circulation sections above.   

 

Also, the applicant requires a variance for landscaping or must revise the site plan.  Therefore, 

given the remaining issues noted above and the need for a variance, we cannot support special 

land use approval at this time.  We recommend the Planning Commission postpone action on the 

special land use request until the site plan addresses some of the remaining concerns raised in 

this review and the landscape deficiency is addressed. 
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Items to be addressed: Address site design issues and resolve the landscaping deficiency prior to 

seeking a determination with regard to the special land use permit. 

 

RECOMMENDATIONS 
 

This project no longer represents a significant increase in intensity from what currently exists on 

the site, but with additional commercial square footage and a larger car wash building, there is a 

slight intensification of use and therefore parking and stacking requirements. The site plan does 

call for the elimination of a self-service car wash, however.  Overall, the intensity of the site will 

be similar to what exists now, but may cause a few more vehicles moving throughout the site.  

 

While we are confident that the proposed alterations to the existing business could be an 

improvement to the site, until such time as the applicant can include a series of revisions and 

resolve the landscaping deficiency, we recommend the request be postponed.  
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