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CCIITTYY  CCOOUUNNCCIILL  AAGGEENNDDAA  IITTEEMM  
 

 
Date: February 24, 2011 
 
To:  John Szerlag, City Manager 
 
From: Mark F. Miller, Acting Assistant City Manager/Economic Development Services 
 R. Brent Savidant, Acting Planning Director 
 

Subject: AMENDMENT OF CONSENT JUDGMENT AND PRELIMINARY SITE PLAN 
APPROVAL (File Number SP 964) – Proposed Walmart Store Expansion, South 
of Maple and West of Crooks (2001 W. Maple Road), Section 32, Currently 
Zoned M-1 (Light Industrial) District (Consent Judgment) 

 

 
 
Background 
 
The applicant, Kimco Realty Corporation, proposes improvements to an existing building occupied by 
Walmart, Marshalls and Dollar Tree.  The existing building will increase in area from 223,408 square 
feet to 240,650 square feet.  The 17,242 square feet of additional space will effectively allow the 
expansion of Walmart to the west into Marshalls, and will allow Marshalls to expand to the south.  
Some other minor building additions are proposed.  The building facades of both Walmart and 
Marshalls will be updated.   
 
The development is controlled by consent judgment, which stipulates that City Council has the 
authority to approve revisions to the Preliminary Site Plan.   
 
The applicant proposes to redesign the off-street parking area, including eliminating some spaces at 
the southwest corner of the site.  This redesign results in a total of 1,128 spaces being provided when 
1,203 spaces are required based on Zoning Ordinance standards.  Section 40.20.12 allows for 
parking space reductions to be granted by the Planning Commission.  Because the Planning 
Commission is not the approval authority for this application, City Council is authorized to approve the 
proposed reduction.  The applicant provided a parking study which indicates that there is a sufficient 
number of parking spaces.  Orchard Hiltz and McCliment, Inc. (OHM), the City’s traffic consultant, 
reviewed the study and recommends a parking reduction for this application.  
 
The Planning Commission considered this application at the September 14, 2010 Regular meeting 
and recommended approval of the Preliminary Site Plan, including the 75-space parking reduction. 
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Recommendation 
 
City Management recommends approval of the revised Preliminary Site Plan and approval of a 

consent judgment to allow for the proposed development. 
 
 
 
 
_____________________________________    _________________________ 
City Attorney’s Review as to Form and Legality    Date 
 
 
Attachments: 

1. Maps 
2. Planning Commission report, prepared by Carlisle/Wortman Associates, Inc., dated September 10, 2010 
3. Planning Commission minutes from September 14, 2010 
4. Parking Analysis, prepared by CESO, dated August 12, 2010 
5. Review of Parking Analysis, prepared by OHM, dated September 7, 2010 
6. Stipulation and Fourth Order Amending Consent Judgment 

 
RBS\G:\SITE PLANS\SP 964 Wal Mart Expansion Sec 32\CC Memo 02 28 2011.doc 

 
 



Proposed Wal Mart Expansion

2/23/2011

Legend

1: 4,358

City of Troy Planning Department

Printed:

3630726 726Feet

Note: The information provided by this application has been compiled from recorded deeds, plats, tax maps, surveys, and other public records and data. It 
is not a legally recorded map survey. Users of this data are hereby notified that the source information represented should be consulted for verification.

Scale

I-75

Road Centerline

Major Road

Industrial Road

Local Road

Hydrography Poly

Hydrography Arc

Parcels

Aerial Photos - 2010

Red:    Band_1

Green: Band_2

Blue:   Band_3



Proposed Wal Mart Expansion

2/23/2011

Legend

1: 4,358

City of Troy Planning Department

Printed:

3630726 726Feet

Note: The information provided by this application has been compiled from recorded deeds, plats, tax maps, surveys, and other public records and data. It 
is not a legally recorded map survey. Users of this data are hereby notified that the source information represented should be consulted for verification.

Scale

I-75

Road Centerline

Major Road

Industrial Road

Local Road

Zoning

(PUD) Planned Unit Development

(B-1) Local Business District

(B-2) Community Business District

(B-3) General Business District

(R-C) Research Center District

(C-F) Community Facilities District

(C-J) Consent Judgment

(E-P) Environmental Protection District

(R-EC) Residential Elder Care

(P-1) Vehicular Parking District

(H-S) Highway Service District

(M-1) Light Industrial District

(O-1) Office Building District

(O-M) Office Mid-Rise District

(OSC) Office Service Commercial District

(CR-1) One Family Residential Cluster District

(R-1A) One Family Residential District

(R-1B) One Family Residential District

(R-1C) One Family Residential District

(R-1D) One Family Residential District

(R-1E) One Family Residential District

(R-1T) One Family Attached Residential District

(R-2) Two Family Residential District

(R-M) Multiple Family Residential Medium Density

(RM-1) Multiple Family Residential District (Low Rise)

(RM-2) Multiple Family Residential District (Mid Rise)

(RM-3) Multiple Family Residential District (High Rise)

Hydrography Poly

Hydrography Arc

Parcels

Aerial Photos - 2010

Red:    Band_1

Green: Band_2

Blue:   Band_3



 

Richard K. Carlisle, President      R. Donald Wortman, Vice President       Douglas J. Lewan, Principal      John L. Enos, Principal 

Jennifer L. Coe, Associate    Sally M. Elmiger, Associate    David J. Scurto, Associate    Brian M. Oppmann, Associate    Zachary Branigan, Associate 

 

 

 

MEMORANDUM 

 

TO: Brent Savidant 

 

FROM: Zachary Branigan 

DATE: September 10, 2010 

 

RE: Wal-Mart Addition, Consent Judgment Amendment 

 

 

We are in receipt of an application to add square footage as part of a renovation to the existing 

multiple-tenant retail building that contains Wal-Mart, The Dollar Tree, and Marshalls.  This 

application includes a series of site and façade improvements and minor site changes as a result 

of the proposed additions to the main building.  The application would result in a net increase in 

square footage, and an internal reconfiguration of the retail space. The primary proposed addition 

is on the rear of the building, which is the south side, facing the adjacent airport runway. There 

are also small additions planned on the north and east sides of the building. 

 

Given that the proposed project is within an existing development approved via consent 

judgment, the Planning Commission is not reviewing this project for preliminary site plan 

approval but is rather considering the project in order to make a recommendation to City 

Council, who has the authority to amend the consent judgment.  The approved site plan is part of 

the consent judgment, and this project would essentially amend that approved site plan. 

 

This proposal has been reviewed by the various agencies within the City with few comments 

received.  The area proposed for the expansion is currently impervious, and is used for deliveries 

and the unloading and loading of trucks.  The addition would not impact on-site circulation or 

increase traffic entering the overall development.  The additional square footage, however, will 

impact required parking. 

 

The proposed improvements include, but may not be limited to, the following: 

 

1. A series of building additions will add, conservatively, approximately 17,242 square feet 

of new retail floor area: 

a. A new approximately 6,700 square foot building addition (west of the lease line) is 

proposed along the south façade of the current Dollar Tree and Marshalls spaces to 

allow for the westward expansion of the Wal-Mart space and southward expansion of 

the Marshalls space. 
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b. A new approximately 2,500 square foot expansion is proposed (east of the lease line) 

along the current south façade of the Marshalls space. 

c. A new approximately 1,800 square foot stockroom expansion is proposed at the 

southeast corner of the Wal-Mart portion of the building. 

d. A new approximately 1,700 square foot addition is proposed at the southwest corner 

of the existing Wal-Mart space, extending south. 

e. A series of new bump out additions will be made to the front of the building to allow 

for a façade renovation and new entrances. 

2. An existing truck dock will be removed and replaced to allow for the building expansion. 

3. Significant internal floor plan changes will be made to allow for the expansion. 

4. A new bale and pallet recycling area will be established at the extreme southwest corner 

of the paved area near the new expansion (no information on screening has been 

provided). 

5. The parking lot will be partially replaced with new grading and new parking lot 

landscaping and amenities. 

6. New pedestrian crosswalk areas will be identified between the main building and the 

parking area. 

7. New signage is proposed. 

8. The full façade will undergo a significant renovation with new entrances, materials, etc. 

9. A new compactor pad is proposed, as identified in the notes on Sheet 3 of 5, but we were 

unable to locate it on the plans.  The plans seem to suggest that final location and 

screening will be determined later on architectural plans, but this is insufficient. 

10. Parking lot islands will be revised, altering circulation in several areas, including the 

eastern-most parking area along the front façade of the existing Wal-Mart building. 

11. Existing parking spaces will be eliminated along the north façade to allow for an 

expanded barrier-free parking area. 

12. Existing parking spaces will be eliminated near the existing truck docks to allow for the 

building expansion and new truck dock areas, and to allow for new parking lot 

landscaping islands and revised traffic circulation. 

 

The addition of square footage to this existing site is permitted by action of City Council, given 

the nature of this development as a project approved via consent judgment.  The uses in this 

development are not typically permitted in the M-1 District, which is the underlying zoning for 

this project; however the status of the site as a project permitted under consent judgment permits 

the uses to exist at this location.  The proposed alterations have no effect on use, and would not, 

to our knowledge, be in violation of any use conditions placed on the site as a result of the 

judgment. 

 

The site is adjacent a variety of retail and office uses, and abuts the north side of the runway for 

the airport.  The airport makes up the entire south boundary of the site.  In the area between the 

existing building, where expansion is proposed, and the runway is a driveway named Equity 

Drive, some minimal landscaping, and large stone landscape beds.  Equity Drive connects the 

rear of the site to adjacent parking areas to the east via a connection at the southeast corner of the 

site, and to the west.  The site is also connected to adjacent retail to the north, and has direct 

access, via Maplelawn Drive, to Maple Road. 
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No additional parking is proposed with this addition, although overall parking will be reduced 

and the square footage of the building will be increased, changing the parking requirements.  The 

site currently has 1,180 spaces available, which would be reduced to 1,128 after the proposed 

improvements are complete.  The loss of 52 spaces is due to the elimination of the parking area 

at the southwest corner of the site, and a reduction in conventional spaces necessitated by the 

inclusion of an expanded barrier-free parking area with three new van “slips” along the front 

façade of the building.  The rear yard spaces are not valuable to the overall project as they have 

no direct public access to the building, and would be used by employees if used at all.  Our site 

inspection during regular business hours found no cars parking in this area, and our review of 

several aerial photos from the past several years also show no cars in this parking area.  The 

elimination of 21 spaces to allow for an expanded barrier-free area is not a detriment to the 

overall site. 

 

The applicant has provided a parking study, and the City Engineer has also received a review 

from the City’s consultants, OHM., Inc., with regard to the project.  The applicant states that the 

entire site, which encompasses 24 acres and includes both the Wal-Mart/Dollar Tree/Marshalls 

building and the existing adjacent retail building, has 1,180 spaces, as noted above.  Although 

each footprint expansion area is not individually labeled in terms of the additional area it will 

provide to the existing building, a conservative total is approximately 17,242 square feet of new, 

additional floor area.   

 

The current overall site, with both buildings, includes 223,408 square feet of gross floor area.  

With the new additional square footage, the total will become 240,650 square feet.  Given that 

the required parking for retail in Troy is one space for every 200 square feet of gross floor area, 

1,117 parking spaces would be required, and 1,180 are provided, exceeding Ordinance 

requirements.  The new total would require 1,203 spaces.  The new site plan would provide only 

1,128 spaces, or 75 spaces less than what is required by Ordinance. 

 

Both the applicant’s parking study and the study provided by OHM use alternative methods for 

calculating actual parking demand.  The applicant’s study uses ITE calculations, but only for the 

Wal-Mart tenant.  The OHM study more fully describes potential parking demand by providing 

calculations for the entire site based on ULI standards.  The ULI states that parking for this 

development should be 963 spaces, 165 spaces fewer than are provided in the proposed site plan.  

Consequently, we feel that the proposed number of spaces is adequate to meet parking demand 

after the renovations take place, and that the project should be allowed to move forward with 

1,128 spaces. 

 

The project will also include a series of façade renovations and improvements to the parking area 

that have no bearing on the site’s compliance with Ordinance requirements, but would constitute 

an overall benefit to the site in the form of enhanced appearance, increased and improved 

landscaping, enhanced access for customers requiring barrier-free access, improved pedestrian 

connectivity between the Wal-Mart building and the other large retail building on the site, and an 

improved facility allowing existing businesses to grow and remain viable. 

 

The proposed compactor area and pallet recycling area should be shown on the plans with 

screening meeting minimum City requirements.  Both the pallet recycling area and the 



Wal-Mart Expansion 

September 10, 2010 

4 

compactor should be surrounded by a masonry enclosure matching the building with closing 

opaque gates to fully obscure view of these site amenities. 

 

We concur with the reviews of all other City departments and have no significant objections with 

regard to the proposed addition.  The project would not increase impervious surface, would not 

significantly increase traffic, and would not significantly alter or impact the adjacent airport, or 

nearby office and retail uses.  Therefore, we recommend the Planning Commission recommend 

to the City Council that the consent judgment be amended to permit the expansion and 

renovation of this facility, and that the parking requirement for the site be reduced to 1,128 

spaces, conditioned on the provision of adequate screening for the proposed compactor and pallet 

recycling areas. 

 

 

 

 
 

 
 



PLANNING COMMISSION REGULAR MEETING – FINAL SEPTEMBER 14, 2010 
  
 
 

PRELIMINARY SITE PLAN REVIEW 
 

5. PRELIMINARY SITE PLAN REVIEW (File Number SP 964) – Proposed Walmart 
Store Expansion, South of Maple and West of Crooks (2001 W. Maple Road), 
Section 32, Currently Zoned M-1 (Light Industrial) District (Consent Judgment) 
 
Mr. Savidant apologized to members that hard copies of the site plan were not 
delivered to the members prior to the meeting. 
 
Mr. Branigan presented a summary of the Planning Consultant report on the 
proposed Preliminary Site Plan application.  He addressed: 
• Site and façade improvements. 
• Building additions. 
• Impervious surface. 
• Parking requirements. 
• Parking reduction. 
• Parking analysis conducted by OHM and CESO. 
• Recommending body to City Council. 
 
Robert Matko of CESO Engineers & Surveyors, 8164 Executive Court, Lansing, 
was present.  Mr. Matko introduced project members:  Steve Engelhart 
(Engelhart Realty), Patrick McCune (Kimco Realty), Tyler Tennent (DMMS), Jim 
Gallagher (pb2 Architecture).  Mr. Matko addressed parking lot improvements, 
façade upgrades and internal modifications.  He projected the construction time 
to be approximately 8 to 10 months, and indicated both stores would remain 
open during construction. 
 
Jim Gallagher of pb2 Architecture, Rogers, Arkansas, addressed building 
materials.  Mr. Gallagher said EFIS is proposed for Marshall’s and trespa panels 
are proposed for Walmart, of which a material sample was circulated among 
members.  Mr. Gallagher also addressed accommodations for the physically 
challenged.   
 
Mr. Matko addressed stormwater management.  He said the grading plan shows 
no changes to the existing basin because the existing basin is more than 
adequate to handle the stormwater on site. 
 
Mr. Sanzica recommended consideration of stormwater quality as it enters the 
retention basin. 
 
Mr. Matko said stormwater quality would be addressed during final site plan 
review by the Engineering Department. 
 
There was a brief discussion on the appropriate recommending body for the 
proposed parking space reduction. 
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Resolution # PC-2010-09-065 
Moved by: Schultz 
Seconded by: Strat 
 
RESOLVED, The Planning Commission hereby recommends approval of a 
reduction in the number of required parking spaces for the proposed Walmart 
expansion to 1,128 when a total of 1,203 spaces are required on the site based 
on off-street parking space requirements, as per Article XL.  This 75-space 
reduction is justified through the application of ITE methodologies, as outlined in 
the Parking Analysis prepared by CESO, and further analyzed using ULI 
methodologies in the review letter prepared by OHM. 
 
BE IT FURTHER RESOLVED, That the Planning Commission hereby 
recommends that Preliminary Site Plan Approval, pursuant to Section 03.40.03 of 
the Zoning Ordinance, as requested for the proposed Walmart expansion, 
located south of Maple and west of Crooks (2001 W. Maple Road), in Section 32, 
within the M-1 zoning district, be granted, subject to the following conditions: 
 
1. Design consideration that stormwater quality issues be considered for the 

existing site. 
 
Yes: All present (8) 
Absent: Vleck 
 
MOTION CARRIED 

 













 

 

 
September 7, 2010 
 
 
Mr. William Huotari, PE  
Deputy City Engineer 
City of Troy 
500 W. Big Beaver Road 
Troy, MI 48084 
 
Subject:  Review of Wal-Mart Expansion Parking Analysis  
OHM JN:  0128-10-0050 
 
 
Dear Mr. Huotari: 
  
We have reviewed the Wal-Mart Expansion Parking Analysis prepared by CESO Inc. and agree 
with the finding of the study that the reduction in parking spaces will not impact the existing 
shopping center.  However, the study fails to properly support its findings, which required OHM 
to perform a parking analysis comparison of their own to arrive at the conclusion.   
 
The analysis fails to mention: 
 

1) That under the Troy Parking Ordinance, a shopping center requires 1 parking 
space per every 200 square feet of gross floor area, equaling 1204 spaces for 
this site. 

2) When discussing ITE’s Parking Generation, which land use code was used 
and how they arrived at the number of required spaces for Wal-Mart (545). 

3) Retail Parcels #1 or #2 in the ITE Parking Generation section. 
 
The study indicates that the proposed site will provided 1,128 spaces.  OHM reviewed both the 
City’s Ordinance and Urban Land Institute (ULI) Parking Rates for shopping centers and found 
the City’s Ordinance to call for 1204 spaces, while ULI requires 963 spaces.  While the 
proposed site does fall a bit short of the City’s Ordinance, it does provide an excess of 165 
spaces when compared to the ULI requirement.  
 
Based on the fact that the proposed parking supply meets the national rates provided by ULI, 
we believe that a deviation should be granted for this site. 
 
If you have any further concerns or questions, please let me know. 
 
Sincerely,  
Orchard Hiltz & McCliment, Inc. 

 

Steven M. Loveland, PE, PTOE 
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Overall Perspective
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Elevations

Front Elevation

Rear Elevation

T.O.M.
27'–4"

T.O.M.
27'–0"

T.O.M.
32'–0"

T.O.M.
22'–8"

T.O.M.
30'–0"

EIFS painted  
"Oak Creek" SW 7718

Split face CMU painted 
"Row House Tan" SW 7689

Smooth face CMU painted 
"Row House Tan" SW 7689

Smooth face CMU painted 
"Yearling" SW 7725

Smooth face CMU painted 
"Yearling" SW 7725

Existing brick veneer
"Medium Tan" 

Existing brick veneer
"Light Tan" 

Existing brick veneer
"Medallion" 

Trespa Meteon
“Center”

Trespa Meteon
“Dark Brown”

EIFS painted  
"Yearling" SW 7725

Metal parapet coping painted 
"Yearling" SW 7725

EIFS painted  
“Medium Walmart Blue” SW 076

“Light Tan” brick to 
match existing

“Light Tan” brick to 
match existing

“Medium Tan” brick to 
match existing

Split face CMU painted 
“Yearling” SW 7725

Smooth face CMU painted 
“Row House Tan” SW 7689

Existing brick veneer 
"Medium Tan"

Metal awning painted 
"Tricorn Black" SW 6258

Metal parapet coping painted 
"Yearling" SW 7725

Metal door painted
"Yearling" SW 7725

Metal door painted
"Row House Tan" SW 7689
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Elevations

Left Elevation

Right Elevation

Metal parapet coping painted 
"Yearling" SW 7725

T.O.M.
22'–8"

T.O.M.
22'–8"

Metal parapet coping painted 
"Yearling" SW 7725

"Medium Tan"
brick to match existing

"Medium Tan"
brick to match existing

"Light Tan"
brick to match existing

"Light Tan"
brick to match existing

Existing brick veneer
"Light Tan" 

Existing brick veneer
"Light Tan" 

Existing brick veneer
"Medium Tan" 

Existing brick veneer
"Medallion" 

T.O.M.
27'–4"

T.O.M.
26'–0"

T.O.M.
26'–0"

T.O.M.
27'–4"

Metal door painted
"Yearling" SW 7725

Metal door painted
"Yearling" SW 7725
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Signage Calculations

2'-6"/ 3'–4" H. x 21'–9 5/16" W.
72.59 S.F.

2'-6"/ 3'–4 15/16" H. x 22'–7 15/16" W.
77.31 S.F. 5'–6"/ 8'–0" H. x 37'-3" W.

298.00 S.F.
2'-6"/ 3'-5 1/2" H. x 29'–8 1/2" W.
102.74 S.F.

1'-0"/ 1'-4 5/8" H. x 4'-5 1/8" W.
6.13 S.F.

Front Elevation

Sign Qty. Type Color Height Illumination Area (S.F.) Total S.F.

1 Identity White/Yellow 5'–6"/ 8'–0" Internal 298.00 298.00

Market & Pharmacy 1 Directional White 2'–6"/ 3'-5 1/2" Uplighting 102.74 102.74

Home & Living 1 Directional White 2'–6"/ 3'-4" Uplighting 72.59 72.59

Illuminated signs will be lit during all normal night-time hours (actual time will vary based on the season)

Outdoor Living 1 Directional White 2'–6"/ 3'-4 15/16" N/A 77.31 77.31

Recycle 1 Additional White 1'–0"/ 1'-4 5 1/8" N/A 6.13 6.13

Total Building Signage 556.77

Proposed Signage

B.O.S.
19'–0"

B.O.S.
17'–3"

B.O.S.
17'–3"

B.O.S.
24'–9"

B.O.S.
12'–11 1/2"
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Proposed Site Signage

New Walmart Site Sign Panel

Proposed Proposed

Existing Existing

(size and placement to remain the same)

Sign # of 
Signs Type Proposed 

Panel Color
Panel 
Dimensions Illumination

Total Sq. 
Ft. per 
Side

 Multi Tenant 
Development Sign -
 Walmart panel *

1 Business

Background: 
PMS 285C

White 
lettering, 

Yellow Spark

Height: 2'-0"
Width: 8'-0 3/4"

Internally 
illuminated 16.13 SF

 Multi Tenant 
Development Sign -
 Walmart panel *

1 Business

Background: 
PMS 285C

White 
lettering, 

Yellow Spark

Height: 2'-0"
Width: 8'-0 3/4"

Internally 
illuminated 16.13 SF

TOTAL FRONT SIGNAGE 32.26 SF

* Information was taken from Exhibit B of the Amended Consent Judgment dated 11-25-02 which 
specifically called out the dimensions of the multi tenant development sign located on the East end of 
West Maple Road.  The multi tenant development sign on the West end of West Maple Road was not 
included in the document.  We assumed the panels on both signs are the same size but will need to be 
verified with Sign Shop or Developer.

Site Signage Square Footage
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