
 

 
CCIITTYY  CCOOUUNNCCIILL  AAGGEENNDDAA  IITTEEMM  
 

 
 
Date: October 15, 2013 
 
To:  Brian Kischnick, City Manager 
 
From: Mark F. Miller, Director of Economic & Community Development 
 R. Brent Savidant, Planning Director 
 

Subject: ANNOUNCEMENT OF PUBLIC HEARING (November 11, 2013) – CONDITIONAL 
REZONING APPLICATION (File Number CR 009) – Proposed Troy Marriott 
Hotels, West side of Stephenson Highway, North of 14 Mile (333 Stephenson 
Highway), Section 35, From O (Office) District to OM (Office Mixed Use) District 

 

The applicant, A & M Hospitality, seeks a conditional rezoning of the subject parcel from O 
(Office) to OM (Office Mixed Use) District.  The parcel is approximately 4.5 acres in area.   
 
The item was considered by the Planning Commission at the July 23, 2013 Regular meeting, 
the August 27, 2013 Special/Study meeting and the October 8, 2013 Regular meeting (see 
attached minutes).  The Planning Commission recommended approval of the proposed 
rezoning at the October 8 meeting. 
 
The Master Plan classifies this area as 21st Century Industrial.  A description of this 
classification is attached.   
 
The attached reports prepared by Carlisle/Wortman Associates, Inc. (CWA), the City’s 
Planning Consultant, summarize the rezoning request and describe the conditions 
voluntarily offered by the applicant.   
 
A public hearing for this item is scheduled for the November 11, 2013 City Council Regular meeting.   
 
 
Attachments: 

1. Maps 
2. Report prepared by Carlisle/Wortman Associates, Inc. dated September 30, 2013 
3. Report prepared by Carlisle/Wortman Associates, Inc. dated August 15, 2013 
4. Minutes from the October 8, 2013 Planning Commission Regular meeting 
5. Minutes from the August 27, 2013 Planning Commission Regular meeting 
6. Minutes from the July 23, 2013 Planning Commission Regular meeting 

7. City of Troy Master Plan (excerpt) 
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Form Based Zoning (Current)

(PUD) Planned Unit Development

(CF) Community Facilities District

(EP) Environmental Protection District

(BB) Big Beaver Road (Form Based)

(MR) Maple Road (Form Based)

(NN) Neighborhood Nodes (A-U)

(CB) Community Business

(GB) General Business

(IB) Integrated Industrial Business District

(O) Office Building District

(OM) Office Mixed Use

(P) Vehicular Parking 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

(RT) One Family Attached Residential District

(MF) Multi-Family Residential

(MHP) Manufactured Housing

(UR) Urban Residential

(RC) Research Center District

(PV) Planned Vehicle Sales



 
 
  

 Date: August 15, 2013 
September 30, 2013 

 

Conditional Rezoning, Site Plan Review, and Special Use  
For 

City of Troy, Michigan 
 
GENERAL INFORMATION 
 
Applicant Akram Namou, A&M Hospitality 
 
Project Name: Troy Marriott Hotels  
 
Plan Date: August 9, 2013 
 
Location: 333 Stephenson Hwy between 14 Mile and E. Maple  
 
Zoning: O, Office Building District 
 
Action Requested: Conditional Rezoning Request to OM, Office Mixed Use; Site Plan 

Approval, and Special Use Approval  
 
Required Information:          Deficiencies noted. 
 
 
SUMMARY OF DEVELOPMENT AND PROCEDURE 
 
The applicant is requesting a conditional rezoning of 333 Stephenson Hwy from O, Office Building 
District to OM, Office Mixed Use District in order to develop two (2) hotels on this single parcel.   The 
proposed hotels are a 4-story, 89 room TownePlace Suite and a 4-story, 91 room Fairfield Inn and 
Suites.  The hotels include a pool, exercise, and business service facilities but do not include any 
accessory facilities such as banquet facilities, or restaurants that would attract non-overnight travel.  
The TownePlace Suites is targeted to extended stay guests and includes efficiency kitchens in every 
room.  The facilities would share a connected 186-space parking lot.   
 
The conditions offered by the applicant include 1). rezoning to OM, Office Mixed Use District for lodging 
purposes only; and 2). the submitted site plan.   Lodging is a special use in the OM District.   
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If the Planning Commission recommends site plan and special use approval, the approval is conditioned 
on the City Council granting the conditional rezoning.   
 
Location of Subject Property 
The property is located on the west side of Stephenson Highway north of 14 Mile. 
 

 
 
Size of Subject Property: 
The overall size of the subject property is 4.5 acres 
 
Current and Proposed Uses of Subject Parcel: 
Vacant 3-story office building 
 
Current Zoning: 
The property is currently zoned O, Office District.  
 

Direction Zoning Use 
North  O, Office Office  
South O, Office (Planning Commission recommended 

approval of  Conditional Rezoning to IB) 
Office/Bank  

East RC, Research Center Office 



Troy Marriott Hotels Conditional Rezoning  

3 

West R-1E, Single-Family Residential Single-Family Residential  
 
PREVIOUS PLANNING COMMISSION REVIEW 
 
The Planning Commission first considered this matter at the August 27, 2013 meeting.  Please review 
our August 15, 2013 memo for a complete site plan review.   
 
At the meeting, the Planning Commission and neighboring properties discussed:  

• Site arrangement to mitigate impact on adjacent properties 
• Landscaping; types, heights, growth timeline. 
• Lighting; islands. 
• Wall; sound barrier, height. 
• Loading zones; additional landscaping, landbanked parking. 
• Elevation and building facades. 
• Access drive. 
• Stormwater management. 
• Parking. 

 
At the August 27, 2013 meeting, the application was continued so that the applicant was able to 
address the following items:  
 
1. Site Arrangement 
 
While the applicant has maintained the same basic layout as previously shown to the Planning 
Commission, they have proposed the following modifications to the Site Plan:  

• Tucked the Townplace Suite pool under the building to increase the setback to rear property 
line an additional 20-feet.   

• Added a second row of trees along the rear property line.  
• Shifted southern access point to along the southern property line.  The shift in access point has 

altered site circulation.   
• Widened the sidewalk adjacent to the drive between the buildings from 5 feet to 7 feet. 

 
Section 4.17.C establishes the dimensional requirements for the OM District.  The requirements and the 
proposed dimensions are as follows: 
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Items to be addressed: None 
 
2. Landscaping; types, heights, growth timeline. 

 
Applicant has added a second row of trees along the rear property line to provide screening for the 
adjacent single-family residents.  The applicant proposes forty-six (46) 12 to 15-foot high White 
Spruce and forty-six (46) 12 to 15-foot high Sugar Maples.  The site landscaping includes:   

 
 Required: Provided: Compliance: 

Greenbelt: 10 feet in width along 
Stephenson  Highway  
 
 

10 feet 10 feet Compliant  

Street Trees: The Ordinance requires that 
the greenbelt shall be landscaped with a 
minimum of one (1) deciduous tree for 
every thirty (30) lineal feet, or fraction 
thereof, of frontage abutting a public road 
right-of-way.   

 
 
13 street trees 

 
 
13 street trees 

Compliant  

Site landscaping: A minimum of twenty 
percent (20%) of the site area shall be 
comprised of landscape material.  

20% Calculation not 
provided 

Provide 
calculation  

Parking Lot Landscaping:  1 tree for every 
8 parking spaces.  Trees may be located 
adjacent to parking lot with planning 
commission approval.   

24 trees 35 trees Compliant 

Screening Between Land Uses: 80% 
opacity 
 

Screen Alt 3 
and/or wall 

6-foot concrete 
panel wall and 
landscaping  

Compliant 

 

 Required: Provided: Compliance 
Front (Stephenson) 10 feet  minimum setback 75 feet Complies 

Side (north) 10 feet  minimum setback 40 feet Complies 

Side (south) 10 feet  minimum setback 43 feet Complies 

Rear (east) 50 feet  minimum setback Townplace Suites: 178 feet 
to the 1st floor pool, 197 feet 

to 2nd-4th floor 
 

Fairfield: 185 feet to 1st-4th 
floor 

Complies 

Building Height Maximum 5  stories, 75 feet 4 stories, 69 feet Complies 

Building Lot Coverage 
Floor Area 

40% 14% Complies 



Troy Marriott Hotels Conditional Rezoning  

5 

Items to be addressed: None 
 
3. Lighting; islands. 

 
The applicant has placed all parking lot light poles landscaped islands.  The pole heights have been 
lowered to 15-feet.  Pole locations are shown on the photometric plan but not on the site plan.   
 
The applicant does not indicate any building lights.  The building code requires lighting at exterior 
doors.  The applicant should confirm that they are not proposing any building lighting above the 
first floor on the rear and side elevations.   A note should be added to the photometric plan.  

 
The photometrics levels meet ordinance requirements.  

  
Items to be Addressed:  1). Place pole locations on the site plan; and 2). Confirm that there is no building 
lighting above the first floor on the rear and side elevations.   A note should be added to the photometric 
plan.  
 
4. Wall; sound barrier, height. 

 
The applicant has agreed to replace the existing 6-foot wall with an 8-foot high wall.   A 
screen/noise wall detail should be provided on the plans. 
 

Items to be Addressed:  Add screen/noise wall detail to plans. 
 

5. Loading zones; additional landscaping, landbanked parking. 
 
The applicant has removed the loading zone to provide more area for landscaping including area for 
double row of trees along the rear of the site.  The applicant feels that a loading zone is not 
necessary and all trucks can be accommodated in the parking lot.   
 

Items to be Addressed:  None 
 

6. Elevation and building facades. 
 
Floor plans and building elevations have been provided.   The applicant has amended the Fairfield 
Inn to include an all masonry first floor.  A note has been added to the elevations but they do not 
show the masonry, as the applicant is working with Marriot to finalize masonry details.  The 
masonry material and details should be finalized and reflected on the elevations as part of the final 
site plan submittal.   

 
Items to be Addressed:  Revise elevations to include Fairfield Inn first floor masonry details as part 
of the final site plan submittal.   
 

7. Access drive. 
 

Due to the existing Stephenson Highway crossover and traffic signal, the applicant has shifted the 
second access point from mid-development to the southern property line.  The access and 



Troy Marriott Hotels Conditional Rezoning  

6 

circulation has been reviewed by the City’s Traffic Engineer and City’s Traffic Consultant, OHM.  
They both find that moving the secondary access point provides a safer access to the site.   

 
Pedestrian access:  

 
The applicant has shown an 8-foot sidewalk to replace the existing 5-feet sidewalk along 
Stephenson Highway. 

  
Items to be Addressed: None 
 
8. Stormwater management. 

 
Underground stormwater detention is proposed along the north and south property lines of the 
site.  Detailed stormwater management and utility review will be completed as part of the final site 
plan review.   
 

Items to be Addressed: None 
 

9. Parking 
 
Section 13.06 provides the following parking requirements: 
 
 Required Provided Compliance 
Hotel: 
One (1) space for each 
guest room 

 
 

Towneplace= 89 rooms = 89 
spaces 
 
Fairfield = 91 rooms = 91 
spaces 

180 spaces Compliant 

One (1) space per 
employee on the largest 
shift  

Towneplace= 3 employees 
rooms = 3 spaces 
 
Fairfield = 3 employees = 3 
spaces  

6 spaces Compliant 

Any additional spaces 
required for dining 
establishments 

N/A N/A N/A 

TOTAL 186 spaces 186 spaces Compliant  
 
Barrier Free 17 17 Compliant 
Bicycle Parking 2 2 Non-Compliant 
Loading 0 2 loading lanes Compliant 
 
The proposed hotel does not include accessory facilities such as restaurant or bar that requires 
additional parking.  The applicant verifies that the maximum employee count on the largest shift is 
three (3) employees.  The 186 spaces required by ordinance are based on 100% occupancy of both 
hotels, which the applicant notes is unlikely to occur.   The required vehicle and bicycle parking has met 
ordinance requirements.   
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Items to be Addressed: None 
 
 

CONDITIONAL REZONING REVIEW 
 
 
MASTER PLAN 
 
This site is located on the border of the Smart Zone and 21st Century Industry area of the Master Plan, 
which calls for “…business to business uses that don’t require a significant public presence, but which 
work in tandem with the Knowledge Economy uses encouraged within the Smart Zone and Northfield.”  
The Master Plan recognizes that a significant area of the City has been devoted to uses that may be 
conductive to be redeveloped to other uses.  Both future land use classifications support areas for 
conventional manufacturing and assembly uses, but with a broader interpretation of what industrial 
areas can become. However understanding the changing nature of the office market, proximity to I-75, 
and a renewed focus on providing a mix of complementary land uses, the proposed lodging use is 
consistent with this Master Plan designation of the area.   
 
In short, the applicant has addressed noted site planning issues to mitigate potential impacts upon 
adjacent properties.  As such, the conditional rezoning in conjunction with the submitted site plan 
supports the surrounding office, research, and light industrial uses.  We also recognize the compatible 
presence of existing OM properties immediately north of the site, and the desire for commercial use of 
the property due to the high visibility and accessibility along Stephenson Highway and to Interstate 75. 
 
Items to be Addressed:  None. 
 
ZONING BACKGROUND 
  
Stephenson Highway is a limited 
access major arterial designed to 
serve a mix of office, light 
industrial, commercial, and lodging 
uses.  The surrounding area is a 
mixture of Integrated Business (IB), 
Research Center (RC), Office (O-1), 
Office Mixed Use (OM), and One-
family residential (R1-E).  The site 
to the south was recommended by 
the Planning Commission for 
conditional rezoning to IB, 
Integrated Business.  The 
conditional rezoning was never 
considered by the City Council, as 
that applicant pulled their 
application.   
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The OM District is intended “…to provide areas for large office uses which serve large numbers of 
people, as well as the retail, service, restaurant, lodging, and residential options that should be provided 
to support such large employment centers. A major purpose of this District is to provide areas for 
buildings of greater height and more intensive land use activity in an otherwise low-density community, 
while providing amenities on-site or within the same immediate area to foster a walkable, compact, 
dense urban environment. The OM District is also intended to encourage the development of uses and 
services that will support and enhance the marketability of the City of Troy as a vibrant and desirable 
place to work where a high quality of life can be offered for both workers and residents. As such, it is a 
primary role of the OM District, along with the IB, RC, CB and GB Districts to preserve the economic 
vitality of the area.” 
 
 
This applicant considered requesting a rezoning to IB, but felt a conditional rezoning to OM better met 
their site planning needs.  Specifically, they were concerned with the IB District’s restriction of parking 
in the front of the building.  This restriction would require all parking to be located behind the buildings 
and thus have a greater impact upon the adjacent single-family residents.    A conditional rezoning to a 
specific use and other dimensional conditions as submitted by the applicant can limit concerns in 
regards to zoning consistency of the area and adjacency of other OM zoned properties.   
 
The table below outlines the proposed conditions as shown on the site plan as compared to the 
currently zoned Office District and proposed Office Mixed Use District: 
 

 
Items to be addressed:  None  
 
 
 
 
 

 Office Office Mixed Use Conditions by Applicant  
Front Yard 10 feet 10 feet 80 feet 
Side Yard 20 feet 20 feet 40 feet  
Rear Yard / 
Boundary to 
Single Family 
(Building) 

50 feet 50 feet Townplace Suites: 178 feet 
to the 1st floor pool, 197 
feet to 2nd-4th floor 
 
Fairfield: 185 feet to 1st-4th 
floor 

Rear Yard 
(Parking) 

10 feet 10 feet 42.4 feet 

Height 3 stories, 36 feet 5 stories, 75 feet 4 stories 
Landscape 
Screening 

80% opacity screening  80% opacity screening 80% opacity landscape 
screening and screening wall 

Uses Office, Bank, Research 
and Development, 
School, and Place of 
Worship  

Office, Bank, Research 
and Development, 
School, Place of 
Worship, and hotels 
(special use)  

Two (2) Hotels 
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STANDARDS 
 
The Zoning Ordinance identifies five (5) findings that the Plan Commission should evaluate when 
considering a Conditional Rezoning petition (Section 16.04.C).  A Conditional Rezoning may only be 
approved upon a finding and determination that all of the following are satisfied: 
 

a) The conditions, proposed development, and/or proposed use of the land are designed or 
proposed for public health, safety, and welfare purposes. 
 
A guiding principle of both the Master Plan and zoning ordinance is the protection of single-
family neighborhoods.  The proposed conditions, specifically the Site Plan offered by the 
applicant will protect public health, safety, and welfare.  The applicant has provided adequate 
buffer and transition so that the specific use and development as a whole will greatly enhance 
the area and provide a benefit to the immediate area and the larger region by providing 
lodging for out-of-town guests.   

 
We find that the applicant has made all reasonable attempts to mitigate impact upon 
adjacent properties, including installing a double row of 12 to 15 foot high landscaping, 
installing an 8-foot high wall, reducing building height, and increasing rear yard setback. 
 
Congregating complementary uses will allow for reduction in automobile dependence, which 
increases public health, safety, and welfare.   

 
b) The conditions, proposed development and/or proposed use are not in material conflict with 

the Master Plan, or, if there is material conflict with the Master Plan, such conflict is due to one 
of the following: 

I. A change in City policy since the Master Plan was adopted. 
II. A change in conditions since the Master Plan was adopted. 

III. An error in the Master Plan. 
 

The proposed development is not in material conflict and is consistent with the Master Plan.  
The Master Plan recognizes that a significant area of the City has been devoted to uses that 
may be conductive to be redeveloped to other uses.  This site is located on the border of the 
Smart Zone and 21st Century Industry area of the Master Plan, which calls for “…business to 
business uses that don’t require a significant public presence, but which work in tandem with 
the Knowledge Economy uses encouraged within the Smart Zone and Northfield.”  The 21st 
Century Industry classification provides area for conventional manufacturing and assembly 
uses, but with a broader interpretation of what industrial areas can become. However 
understanding the changing nature of the office market, proximity to I-75, and a renewed 
focus on providing a mix of complementary land uses, the proposed lodging use is appropriate 
for this area.  The applicant has chosen the OM zoning district due to the applicant’s desired 
use, consideration of the surrounding zoning, and consideration of the Master Plan.  The 
proposed use will fully support and compliment the surrounding office and research center 
uses in the surrounding area.   

 
c) The conditions, proposed development and/or proposed use are in accordance with all terms 

and provisions of the zoning district to which the land is to be rezoned, except as otherwise 
allowed in the Conditional Rezoning Agreement. 
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The applicant has offered conditions are in accordance with all terms of the OM zoning 
district.   
 

d) Public services and facilities affected by a proposed development will be capable of 
accommodating service and facility loads caused by use of the development.  
 
All necessary public services, utilities, and facilities already adequately serve this site. Any 
permitted uses and development within OM district would not require any additional public 
services and facilities than normally associated with a like use; however private utilities 
including water will be reviewed as part of the building permit process.      

 
e) The conditions, proposed development and/or proposed use shall insure compatibility with 

adjacent uses of land. 
 

The site is adjacent to R-1E, One-Family Zoning to the west; O, Office Building District to the 
south; RC, Research Center District to the east across Stephenson Highway; and OM, Office 
Mixed District and IB, Industrial Business to the north.  The applicant has chosen the OM 
zoning district due to the applicant’s desired uses, consideration of the surrounding zoning, 
and consideration of the Master Plan.   
 
The applicant has provided sufficient buffer and transition to adjacent single-family 
residential. The applicant has offered additional rear yard setback, reduced height, and 
increased landscape buffering.   

 
Items to be Addressed:  None.  
 
SPECIAL USE  
 
Standards of Approval 
 
Section 9.03 states that before approving any requests for Special Use Approval, the Planning 
Commission shall consider: 
 
1. Compatibility with Adjacent Uses. The Special Use shall be designed and constructed in a manner 

harmonious with the character of adjacent property and the surrounding area. In determining 
whether a Special Use will be harmonious and not create a significant detrimental impact, as 
compared to the impacts of permitted uses.  

 
A guiding principle of both the Master Plan and zoning ordinance is the protection of single-
family neighborhoods.  The proposed conditions, specifically the Site Plan offered by the 
applicant will protect public health, safety, and welfare.  The applicant has provided adequate 
buffer and transition in so much that the specific use and development as a whole will greatly 
enhance the area and provide a benefit to the immediate area and the larger region by 
providing lodging for out-of-town guests.   
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We find that the applicant has made all reasonable attempts to mitigate impact upon 
adjacent properties, including installing a double row of 12 to 15 foot high landscaping, 
installing an 8-foot high wall, reducing building height, and increasing rear yard setback. 
 
Congregating complementary uses will allow for reduction in automobile dependence, which 
increases public health, safety, and welfare.   

 
2. Compatibility with the Master Plan. The proposed Special Use shall be compatible and in accordance 

with the goals and objectives of the City of Troy Master Plan and any associated sub-area and 
corridor plans.  

 
The proposed development is not in material conflict and is consistent with the Master Plan.  
The Master Plan recognizes that a significant area of the City has been devoted to uses that 
may be conductive to be redeveloped to other uses.  This site is located on the border of the 
Smart Zone and 21st Century Industry area of the Master Plan, which calls for “…business to 
business uses that don’t require a significant public presence, but which work in tandem with 
the Knowledge Economy uses encouraged within the Smart Zone and Northfield.”  The 21st 
Century Industry classification provides area for conventional manufacturing and assembly 
uses, but with a broader interpretation of what industrial areas can become. However 
understanding the changing nature of the office market, proximity to I-75, and a renewed 
focus on providing a mix of complementary land uses, the proposed lodging use is appropriate 
for this area.  The applicant has chosen the OM zoning district due to the applicant’s desired 
use, consideration of the surrounding zoning, and consideration of the Master Plan.  The 
proposed use will fully support and compliment the surrounding office and research center 
uses in the surrounding area.   

 
3. Traffic Impact. The proposed Special Use shall be located and designed in a manner which will 

minimize the impact of traffic, taking into consideration: pedestrian access and safety; vehicle trip 
generation (i.e. volumes); types of traffic, access location, and design, circulation and parking design; 
street and bridge capacity and, traffic operations at nearby intersections and access points. Efforts 
shall be made to ensure that multiple transportation modes are safely and effectively accommodated 
in an effort to provide alternate modes of access and alleviate vehicular traffic congestion.  

  
While hotel uses generate traffic, such traffic is spread out throughout day and typically does 
not have a peak period.  The hotels should have minimal impact on traffic.  The hotels are 
located on a major arterial that can accommodate increased traffic.  

 
4. Impact on Public Services. The proposed Special Use shall be adequately served by essential public 

facilities and services, such as: streets, pedestrian or bicycle facilities, police and fire protection, 
drainage systems, refuse disposal, water and sewage facilities, and schools. Such services shall be 
provided and accommodated without an unreasonable public burden.  

 
The proposed use should not cause additional impact on other public services, such as police 
or utilities, beyond what would normally be experienced for other uses in the district.  

 
5. Compliance with Zoning Ordinance Standards. The proposed Special Use shall be designed, 

constructed, operated and maintained to meet the stated intent of the zoning districts and shall 
comply with all applicable ordinance standards.  
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  Outside the aforementioned issues, the site complies with all other zoning ordinance standards.   
 
The Planning Commission is also required to generally consider the following for any special use 
application:  
 
1. The nature and character of the activities, processes, materials, equipment, or conditions of 

operation; either specifically or typically associated with the use.  
 

The proposed use may be permissible in the proposed location. 
 
2. Vehicular circulation and parking areas.  
 

Interior vehicular circulation is sufficient.  Applicant shall confirm parking requirements.   
    
3. Outdoor activity, storage and work areas.  
 

N/A. 
 
4. Hours of operation.  
 

We assume due to the nature of the proposed use, this will be a 24-hour, 7 day per week use.   
 
5. Production of traffic, noise vibration, smoke, fumes odors, dust, glare and light.  
 

The applicant has provided additional landscaping and buffers to mitigate impact of traffic, noise, 
and light upon adjacent properties.   

 
Items to be addressed: None. 
 
RECOMMENDATION 
 
We find that the applicant has made all reasonable attempts to mitigate impact upon adjacent 
properties including installing a double row of 12 to 15 foot high landscaping, installing an 8-foot high 
wall, reducing building height, and increasing rear yard setback. We recommend approval of the Site 
Plan and Special use, and recommend that the planning Commission recommend the Conditional 
Rezoning.  Any Planning Commission approval of the Site Plan and Special Use is contingent upon the 
City Council granting the Conditional Rezoning.  
 
If the City Council grants the Conditional Rezoning, the applicant shall address the following items as 
part of the final site plan:  
 

1. Place pole locations on the site plan; 
2. Confirm that there is no building lighting above the first floor on the rear and side elevations.   A 

note should be added to the photometric plan. 
3. Add screen/noise wall detail to plans. 
4. Revise elevations to include Fairfield Inn first floor masonry details as part of the final site plan 

submittal.   
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Please contact me if you have any questions.   
 
 
 
CARLISLE/WORTMAN ASSOCIATES, INC. 
 
 

 
 
 



 
 
  

 Date: August 15, 2013 
 

Conditional Rezoning, Site Plan Review, and Special Use  
For 

City of Troy, Michigan 
 
GENERAL INFORMATION 
 
Applicant Akram Namou, A&M Hospitality 
 
Project Name: Troy Marriott Hotels  
 
Plan Date: August 9, 2013 
 
Location: 333 Stephenson Hwy between 14 Mile and E. Maple  
 
Zoning: O, Office Building District 
 
Action Requested: Conditional Rezoning Request to OM, Office Mixed Use; Site Plan 

Approval, and Special Use Approval  
 
Required Information:          Deficiencies noted. 
 
 
SUMMARY OF DEVELOPMENT AND PROCEDURE 
 
The applicant is requesting a conditional rezoning of 333 Stephenson Hwy from O, Office Building 
District to OM, Office Mixed Use District in order to develop two (2) hotels on this single parcel.   The 
proposed hotels are a 4-story, 89 room TownePlace Suite and a 4-story, 91 room Fairfield Inn and 
Suites.  The hotels include pool, exercise, and business service facilities but do not include any accessory 
facilities such as banquet facilities, or restaurants that would attract non-overnight travel.  The 
TownePlace Suites is targeted to extended stay guests and includes efficiency kitchens in every room.  
The facilities would share a connected 195-space parking lot.   
 
The conditions offered by the applicant include 1). rezoning to OM, Office Mixed Use District for lodging 
purposes only; and 2). the submitted site plan.   Lodging is a special use in the OM District.   
 
If the Planning Commission recommends site plan and special use approval, the approval is conditioned 
on the City Council granting the conditional rezoning.   
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The Planning Commission first reviewed the application on July 23rd.  At that meeting the Planning 
Commission was open to the concept of rezoning but desired more assurances that the proposed use 
would not impact adjacent single-family neighbors to the west.  At the meeting the applicant offered to 
come back to the Planning Commission with a site plan as a condition.     
 
Location of Subject Property 
The property is located on the west side of Stephenson Highway north of 14 Mile. 
 

 
 
Size of Subject Property: 
The overall size of the subject property is 4.5 acres 
 
Current and Proposed Uses of Subject Parcel: 
Vacant 3-story office building 
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Current Zoning: 
The property is currently zoned O, Office District.  
 

Direction Zoning Use 
North  O, Office Office  
South O, Office (Planning Commission recommended 

approval of  Conditional Rezoning to IB) 
Office/Bank  

East RC, Research Center Office 
West R-1E, Single-Family Residential Single-Family Residential  
 
 

CONDITIONAL REZONING REVIEW 
 
 
MASTER PLAN 
 
This site is located on the border of the Smart Zone and 21st Century Industry area of the Master Plan, 
which calls for “…business to business uses that don’t require a significant public presence, but which 
work in tandem with the Knowledge Economy uses encouraged within the Smart Zone and Northfield.”  
The Master Plan recognizes that a significant area of the City has been devoted to uses that may be 
conductive to be redeveloped to other uses.  Both future land use classifications support areas for 
conventional manufacturing and assembly uses, but with a broader interpretation of what industrial 
areas can become. However understanding the changing nature of the office market, proximity to I-75, 
and a renewed focus on providing a mix of complementary land uses, the proposed lodging use is 
consistent with this Master Plan designation of the area.   
 
In short, provided impacts upon adjacent properties are mitigated and identified site planning issues are 
addressed, the conditional rezoning supports the surrounding office, research, and light industrial uses.  
We also recognize the compatible presence of existing OM properties immediately north of the site, 
and the desire for commercial use of the property due to the high visibility and accessibility along 
Stephenson Highway and to Interstate 75. 
 
Items to be Addressed:  Address site plan issues herein noted. 
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ZONING BACKGROUND 
  
Stephenson Highway is a limited 
access major arterial designed to 
serve a mix of office, light 
industrial, commercial, and lodging 
uses.  The surrounding area is a 
mixture of Integrated Business (IB), 
Research Center (RC), Office (O-1), 
Office Mixed Use (OM), and One-
family residential (R1-E).  The site 
to the south was recommended by 
the Planning Commission for 
conditional rezoning to IB, 
Integrated Business.  The 
conditional rezoning was never 
considered by the City Council, as 
that applicant pulled their 
application.   
 
The OM District is intended “…to provide areas for large office uses which serve large numbers of 
people, as well as the retail, service, restaurant, lodging, and residential options that should be provided 
to support such large employment centers. A major purpose of this District is to provide areas for 
buildings of greater height and more intensive land use activity in an otherwise low-density community, 
while providing amenities on-site or within the same immediate area to foster a walkable, compact, 
dense urban environment. The OM District is also intended to encourage the development of uses and 
services that will support and enhance the marketability of the City of Troy as a vibrant and desirable 
place to work where a high quality of life can be offered for both workers and residents. As such, it is a 
primary role of the OM District, along with the IB, RC, CB and GB Districts to preserve the economic 
vitality of the area.” 
 
 
This applicant considered requesting a rezoning to IB, but felt a conditional rezoning to OM better met 
their site planning needs.  Specifically, they were concerned with the IB District’s restriction of parking 
in the front of the building.  This restriction would require all parking to be located behind the buildings 
and thus have a greater impact upon the adjacent single-family residents.    A conditional rezoning to a 
specific use and other dimensional conditions as submitted by the applicant can limit concerns in 
regards to zoning consistency of the area and adjacency of other OM zoned properties.   
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The table below outlines the proposed conditions as shown on the site plan as compared to the 
currently zoned Office District and proposed Office Mixed Use District: 
 

 
Items to be addressed:  None  
 
 
STANDARDS 
 
The Zoning Ordinance identifies five (5) findings that the Plan Commission should evaluate when 
considering a Conditional Rezoning petition (Section 16.04.C).  A Conditional Rezoning may only be 
approved upon a finding and determination that all of the following are satisfied: 
 

a) The conditions, proposed development, and/or proposed use of the land are designed or 
proposed for public health, safety, and welfare purposes. 
 
A guiding principle of both the Master Plan and zoning ordinance is the protection of single-
family neighborhoods.  Provided that the noted changes to the site plan are made to provide 
adequate buffer and transition, the proposed conditions offered by the applicant will protect 
public health, safety, and welfare.  Provided adequate buffer and transition is provided, the 
specific use and development as a whole will greatly enhance the area and provide a benefit 
to the immediate area and the larger region by providing lodging for out-of-town guests.  
Congregating complementary uses will allow for reduction in automobile dependence, which 
increases public health, safety, and welfare.   

 

 Office Office Mixed Use Conditions by Applicant  
Front Yard 10 feet 10 feet 80 feet 
Side Yard 20 feet 20 feet 40 feet  
Rear Yard / 
Boundary to 
Single Family 
(Building) 

50 feet 50 feet Townplace Suites: 159 feet 
to the 1st floor pool, 197 
feet to 2nd-4th floor 

 
Fairfield: 185 feet to 1st-4th 
floor 

Rear Yard 
(Parking) 

10 feet 10 feet 42.4 feet 

Height 3 stories, 36 feet 5 stories, 75 feet 4 stories 
Landscape 
Screening 

80% opacity screening  80% opacity screening 80% opacity landscape 
screening and screening wall 

Uses Office, Bank, Research 
and Development, 
School, and Place of 
Worship  

Office, Bank, Research 
and Development, 
School, Place of 
Worship, and hotels 
(special use)  

Two (2) Hotels 
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b) The conditions, proposed development and/or proposed use are not in material conflict with 
the Master Plan, or, if there is material conflict with the Master Plan, such conflict is due to one 
of the following: 

I. A change in City policy since the Master Plan was adopted. 
II. A change in conditions since the Master Plan was adopted. 

III. An error in the Master Plan. 
 

The proposed development is not in material conflict and is consistent with the Master Plan.  
The Master Plan recognizes that a significant area of the City has been devoted to uses that 
may be conductive to be redeveloped to other uses.  This site is located on the border of the 
Smart Zone and 21st Century Industry area of the Master Plan, which calls for “…business to 
business uses that don’t require a significant public presence, but which work in tandem with 
the Knowledge Economy uses encouraged within the Smart Zone and Northfield.”  The 21st 
Century Industry classification provides area for conventional manufacturing and assembly 
uses, but with a broader interpretation of what industrial areas can become. However 
understanding the changing nature of the office market, proximity to I-75, and a renewed 
focus on providing a mix of complementary land uses, the proposed lodging use is 
appropriate for this area.  The applicant has chosen the OM zoning district due to the 
applicant’s desired use, consideration of the surrounding zoning, and consideration of the 
Master Plan.  The proposed use will fully support and compliment the surrounding office and 
research center uses in the surrounding area.   

 
c) The conditions, proposed development and/or proposed use are in accordance with all terms 

and provisions of the zoning district to which the land is to be rezoned, except as otherwise 
allowed in the Conditional Rezoning Agreement. 

 
Provided that specific site planning changes are made, the applicant has offered conditions 
are in accordance with all terms of the OM zoning district.  A submittal of a revised site plan 
will be required.   
 

d) Public services and facilities affected by a proposed development will be capable of 
accommodating service and facility loads caused by use of the development.  
 
All necessary public services, utilities, and facilities already adequately serve this site. Any 
permitted uses and development within OM district would not require any additional public 
services and facilities than normally associated with a like use; however private utilities 
including water will be reviewed as part of the building permit process.      

 
e) The conditions, proposed development and/or proposed use shall insure compatibility with 

adjacent uses of land. 
 

The site is adjacent to R-1E, One-Family Zoning to the west; O, Office Building District to the 
south; RC, Research Center District to the east across Stephenson Highway; and OM, Office 
Mixed District and IB, Industrial Business to the north.  The applicant has chosen the OM 
zoning district due to the applicant’s desired uses, consideration of the surrounding zoning, 
and consideration of the Master Plan.   
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As noted, provided that specific changes to the site plan are made, the applicant has provided 
sufficient buffer and transition to adjacent single-family residential. The applicant has offered 
additional rear yard setback, reduced height, and increased landscape buffering.   

 
Items to be Addressed:  Address site plan issues noted below. 
 
 

SITE PLAN REVIEW   
 
SITE ARRANGMENT, BUILDING LAYOUT, AND BULK 
 
The applicant has placed the two (2) hotels within 80-feet of Stephenson Highway.  The1st floor of the 
Townplace Suites is 159 feet from the rear property line and the 2nd-4th floor is 197 feet from the rear 
property line.  The Fairfield Inn is 185 feet from the rear property line.   A limited amount of parking is 
provided in front of the building and most of the parking is located to the rear.  The hotels will share 
internal drives and parking facilities.    
 
Sections 4.17.C establish the dimensional requirements for the OM District.  The requirements and the 
proposed dimensions are as follows: 
 

 
Both the Planning Commission and the adjacent single-family properties expressed concern that 4-story 
height and amount of windows on the rear elevation provide direct site lines into adjacent residential 
properties.  In addition there was concern regarding other impacts including light and noise due to the 
activity behind the building.  The Planning Commission suggested that the applicant consider site layout 
alternatives.    
 
In the detailed site plan the applicant has moved the building further away from the rear property lines; 
however there are additional site arrangements should be considered to mitigate impacts on adjacent 
properties.   Additional considerations in regards to site arrangements include:  

 Required: Provided: Compliance 
Front (Stephenson) 10 feet  minimum setback 80 feet Complies 

Side (north) 10 feet  minimum setback 40 feet Complies 

Side (south) 10 feet  minimum setback 43 feet Complies 

Rear (east) 50 feet  minimum setback Townplace Suites: 159 feet 
to the 1st floor pool, 197 feet 

to 2nd-4th floor 
 

Fairfield: 185 feet to 1st-4th 
floor 

Complies 

Building Height Maximum 5  stories, 75 feet 4 stories, 69 feet Complies 

Building Lot Coverage 
Floor Area 

40% 14% Complies 
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• Turn the buildings so that the short side is parallel to the residential properties. Doing this 
would reduce the total amount of windows that face residential properties and allow the drop 
off, and most of the parking and activity to occur between the buildings rather than in the rear.  
Conversely, it would push the rear of the buildings closer to the rear of the property.    

• Reduce/remove parking in front of the buildings so that the buildings can be moved up closer to 
Stephenson Highway.  The minimum setback along Stephenson Highway is 10-feet.  

• Alter the floor plans so that the mechanical/utilities/stairway is located along the rear elevation.  
Moving these facilities along the rear elevation would allow the applicant to reduce the number 
of windows. 

 
Items to be Addressed:  Address how site was arranged to mitigate impacts on adjacent properties. 
 
PARKING 
 
Section 13.06 provides the following parking requirements: 
 
 Required Provided Compliance 
Hotel: 
One (1) space for each 
guest room 

 
 

Towneplace= 89 rooms = 89 
spaces 
 
Fairfield = 91 rooms = 91 
spaces 

180 spaces Compliant 

One (1) space per 
employee on the largest 
shift  

Towneplace= 3 employees 
rooms = 3 spaces 
 
Fairfield = 3 employees = 3 
spaces  

6 spaces Compliant 

Any additional spaces 
required for dining 
establishments 

N/A N/A N/A 

TOTAL 186 spaces 186 spaces Compliant  
 
Barrier Free 17 17 Compliant 
Bicycle Parking 2 0 Non-Compliant 
Loading 0 2 loading lanes Compliant 
 
The proposed hotel does not include accessory facilities such as restaurant or bar that requires 
additional parking.  The applicant notes only three (3) employees at maximum shift. However based on 
an 89-room and 91-room hotel we expect the largest shift to include more than three (3) employees.  
The applicant should verify the maximum employee count on the largest shift.  
 
Bicycle Parking 
Two (2) bicycle parking spaces per hotel are required by ordinance.   
 
Items to be Addressed: 1). Verify maximum employee count on the largest shift; and 2). Provide a 
minimum of two (2) bicycle parking spaces for each hotel. 
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SITE ACCESS AND CIRCULATION 
 
Vehicular access and Circulation 
 
The site will be accessed from two (2) curbs off Stephenson Highway.  The northern curb cut will remain 
in its current location.  The southern curb cut, which is located in the middle of the site, will be shifted 
approximately 50-feet to the south of the existing curb cut.  The Engineering Department has concern 
regarding the location of the southern curb cut in relation to the existing Stephenson Highway crossover 
and traffic signal.  The Engineering Department has requested additional information from the applicant 
regarding the existing cross-over and traffic signal in relation to the proposed access point.  The access 
and circulation is also being reviewed by the City’s Traffic Consultant, OHM.  More information 
regarding the Engineering Departments and OHM’s review of access will be provided at the meeting.     
 
Pedestrian access:  
 
The existing 5-feet sidewalk along Stephenson Highway must be increased to 8-feet in width.  The 
applicant has provided an internal pedestrian connection to the public sidewalk. 
  
Items to be Addressed: 1). Address any issue raised by the Engineering and OHM regarding location of 
southern access point; and 2). Increase sidewalk width along Stephenson Highway to 8-feet. 
 
LANDSCAPING 

 
The application includes a landscape plan.  The plan includes a mix of evergreen and deciduous trees, 
and shrubs.   
 

 Required: Provided: Compliance: 
Greenbelt: 10 feet in width along 
Stephenson  Highway  
 
 

10 feet 10 feet Compliant  

Street Trees: The Ordinance requires that 
the greenbelt shall be landscaped with a 
minimum of one (1) deciduous tree for 
every thirty (30) lineal feet, or fraction 
thereof, of frontage abutting a public road 
right-of-way.   

 
 
13 street trees 

 
 
13 street trees 

Compliant  

Site landscaping: A minimum of twenty 
percent (20%) of the site area shall be 
comprised of landscape material.  

20% Calculation not 
provided 

Provide 
calculation  

Parking Lot Landscaping:  1 tree for every 
8 parking spaces.  Trees may be located 
adjacent to parking lot with planning 
commission approval.   

24 trees 24 trees Compliant 

Screening Between Land Uses: 80% 
opacity 
 

Screen Alt 3 
and/or wall 

6-foot concrete 
panel wall and 
landscaping  

Compliant 
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The applicant should provide landscape calculation figure.   The applicant proposes additional rear yard 
landscape screening which includes 31 white spruce and 21 sugar maple.  The white spruce are 12 to 
15-feet height at time of planting and the 3 to 4-inch sugar maples are 12 to 15-feet in height at time of 
planting.   
 
Buffer Wall:  The applicant is proposing to maintain the existing 6-foot high panel wall.  The wall should 
be replaced with a decorative, 8-foot high sound wall.  
 
Trash Enclosure:  The applicant has located one trash enclosure for the facility as the southwest corner 
of the site.   The applicant added a note on the site plan that the trash enclosure will be made of 6’ high 
poured concrete.  However, no information regarding color, or gate details was provided.  Additional 
trash enclosure details should be provided.   
 
Items to be Addressed: 1). Provide landscape percentage calculation; 2). Replace existing 6-foot 
concrete wall with an 8-foot decorative sound wall; and 3). Provide additional trash enclosure screening 
details.   
 
PHOTOMETRICS 
 
The lighting plan indicates a total of twelve (12) pole mounted lights.  Four (4) of the pole lights are 
located in rear parking lot, three (3) along the drive-aisles to side of the buildings, and five (5) along 
Stephenson Highway. The applicant has provided cut sheets.   
 
The applicant indicates a pole mounted height of 20 feet.    The height of the poles should be reduced 
to no more than 15-feet, so that they are screened by the 12 to 15-foot high vegetation.  The reduction 
of the height of poles might require an additional pole light in rear.  Furthermore, the applicant should 
move the pole locations to landscaped islands because the ones shown in the rear parking lots will be 
damaged by automobiles, snow plows, etc.   
 
The applicant does not indicate any building lights.  The building code requires lighting for each exterior 
door.  The applicant should confirm that they are not proposing any building lighting above the first 
floor.   Any building lights should be shown on the elevation, included in the photometric calculations, 
and have a submitted cut sheet.  
 
The photometrics levels meet ordinance requirements.  
  
Items to be Addressed:  1). Reduce pole height to a maximum of 15-feet; 2). Relocate poles in rear 
parking area to curbed landscape area; 3). Confirm that there is no building lighting above the first floor; 
and 4). Show building lighting on the elevation, include in the photometric calculations, and submit a cut 
sheet.  
 
FLOOR PLANS and ELEVATIONS  
 
Floor plans and building elevations have been provided.   Both buildings are constructed primarily of 
E.I.F. material.  Due to durability concerns, E.I.F. should not be used as a primary material and rather as 
an accent material.  The applicant should replace E.I.F. with a more durable, alternative materials.  
 
The issues of windows along the rear elevation have been raised.   
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Items to be Addressed: Replace E.I.F. with a more durable, alternative material.  
 
SPECIAL USE  
 
Standards of Approval 
 
Section 9.03 states that before approving any requests for Special Use Approval, the Planning 
Commission shall consider: 
 
1. Compatibility with Adjacent Uses. The Special Use shall be designed and constructed in a manner 

harmonious with the character of adjacent property and the surrounding area. In determining 
whether a Special Use will be harmonious and not create a significant detrimental impact, as 
compared to the impacts of permitted uses.  

 
A guiding principle of both the Master Plan and zoning ordinance is the protection of single-
family neighborhoods.  Provided that identified adequate buffer and transition changes to 
the site plan are made, the proposed conditions offered by the applicant will protect public 
health, safety, and welfare.  Provided adequate buffer and transition is provided the specific 
use and development as a whole will greatly enhance the area and provide a benefit to the 
immediate area and the larger region by providing lodging for out-of-town guests.  
Congregating complementary uses will allow for reduction in automobile dependence, which 
increases public health, safety, and welfare.   

 
2. Compatibility with the Master Plan. The proposed Special Use shall be compatible and in accordance 

with the goals and objectives of the City of Troy Master Plan and any associated sub-area and 
corridor plans.  

 
The proposed development is not in material conflict and is consistent with the Master Plan.  
The Master Plan recognizes that a significant area of the City has been devoted to uses that 
may be conductive to be redeveloped to other uses.  This site is located on the border of the 
Smart Zone and 21st Century Industry area of the Master Plan, which calls for “…business to 
business uses that don’t require a significant public presence, but which work in tandem with 
the Knowledge Economy uses encouraged within the Smart Zone and Northfield.”  The 21st 
Century Industry classification provides area for conventional manufacturing and assembly 
uses, but with a broader interpretation of what industrial areas can become. However 
understanding the changing nature of the office market, proximity to I-75, and a renewed 
focus on providing a mix of complementary land uses, the proposed lodging use is 
appropriate for this area.  The applicant has chosen the OM zoning district due to the 
applicant’s desired use, consideration of the surrounding zoning, and consideration of the 
Master Plan.  The proposed use will fully support and compliment the surrounding office and 
research center uses in the surrounding area.   

 
3. Traffic Impact. The proposed Special Use shall be located and designed in a manner which will 

minimize the impact of traffic, taking into consideration: pedestrian access and safety; vehicle trip 
generation (i.e. volumes); types of traffic, access location, and design, circulation and parking design; 
street and bridge capacity and, traffic operations at nearby intersections and access points. Efforts 
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shall be made to ensure that multiple transportation modes are safely and effectively accommodated 
in an effort to provide alternate modes of access and alleviate vehicular traffic congestion.  

  
While hotel uses generate traffic, such traffic is spread out throughout day and typically does not 
have a peak period.  The hotels should have minimal impact on traffic.  The hotels are located on a 
major arterial that can accommodate increased traffic. However, the Engineering Department has 
requested additional information from the applicant regarding the existing cross-over and traffic 
signal in relation to the proposed access point.   
 
4. Impact on Public Services. The proposed Special Use shall be adequately served by essential public 

facilities and services, such as: streets, pedestrian or bicycle facilities, police and fire protection, 
drainage systems, refuse disposal, water and sewage facilities, and schools. Such services shall be 
provided and accommodated without an unreasonable public burden.  

 
The proposed use should not cause additional impact on other public services, such as police or 
utilities, beyond what would normally be experienced for other uses in the district.  
 
5. Compliance with Zoning Ordinance Standards. The proposed Special Use shall be designed, 

constructed, operated and maintained to meet the stated intent of the zoning districts and shall 
comply with all applicable ordinance standards.  

 
Outside the aforementioned issues, the site complies with all other zoning ordinance standards.   
 
The Planning Commission is also required to generally consider the following for any special use 
application:  
 
1. The nature and character of the activities, processes, materials, equipment, or conditions of 

operation; either specifically or typically associated with the use.  
 
See above.  Provided site planning issues are addressed the proposed use may be permissible in the 
proposed location. 
 
2. Vehicular circulation and parking areas.  
 
Interior Vehicular circulation is sufficient.  Applicant shall confirm parking requirements.   
    
3. Outdoor activity, storage and work areas.  
 
N/A. 
 
4. Hours of operation.  
 
We assume due to the nature of the proposed use, this will be a 24-hour, 7 day per week use.   
 
5. Production of traffic, noise vibration, smoke, fumes odors, dust, glare and light.  
 



Troy Marriott Hotels Conditional Rezoning  

13 

Without the specific noted site plan changes there is the potential for noise and light impact upon 
adjacent properties.  The applicant shall address the noted site plan issues to mitigate impact upon 
adjacent properties.    
 
Items to be addressed: Address Ordinance compliance issues noted herein. 
 
RECOMMENDATION 
 
Because a condition offered by the applicant is the approval of the Site Plan, we recommend that the 
following site planning issues are addressed prior to the Conditional Rezoning, Special Use, and Site Plan 
is recommended for approval by the Planning Commission:  
 

1. Address how site was arranged to mitigate impacts on adjacent properties. 
2. Verify maximum employee count on the largest shift. 
3. Provide two (2) bicycle parking spaces. 
4. Address any issue raised by the Engineering and OHM regarding location of southern access 

point. 
5. Increase sidewalk along Stephenson Highway to 8-feet in width. 
6. Provide landscape percentage calculation.  
7. Replace existing 6-foot concrete wall with an 8-foot decorative sound wall. 
8. Provide additional trash enclosure screening details.   
9. Reduce pole height to a maximum of 15-feet. 
10. Relocate poles in rear parking area to curbed landscape area.  
11. Confirm that there is no building lighting above the first floor. 
12. Show building lighting on the elevation, include in the photometric calculations, and submit a 

cut sheet.  
13. Replace E.I.F. with a more durable, alternative material.  

 
 
 
Please contact me if you have any questions.   
 
 
 
CARLISLE/WORTMAN ASSOCIATES, INC. 
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POSTPONED ITEM 
 
5. CONDITIONAL REZONING APPLICATION (File Number CR 009) – Proposed 

Troy Marriott Hotels, West side of Stephenson Highway, North of 14 Mile (333 
Stephenson Highway), Section 35, From O (Office) District to OM (Office Mixed 
Use) District 
 
Mr. Carlisle said the application was postponed at two prior meetings to give the 
applicant an opportunity to address some site planning issues as well as 
concerns expressed by adjacent neighbors.  Mr. Carlisle highlighted the revisions 
to the application since it was last reviewed by the Planning Commission.  He 
recommended approval of the Site Plan and Special Use Request and further 
recommended that the Planning Commission recommend to City Council 
approval of the Conditional Rezoning.  Mr. Carlisle said any Planning 
Commission approval of the Site Plan and Special Use Request is contingent 
upon the City Council granting the Conditional Rezoning.  He noted if City 
Council grants the Conditional Rezoning, the applicant shall address the items as 
noted in his report, dated September 30, 2013, at Final Site Plan approval. 
 
Present to represent the applicant were Victor Saroki of Victor Saroki and 
Associates and Andy Wakeland of Giffels Webster.  Akram Namou of A&M 
Hospitality was also present. 
 
Mr. Saroki reviewed the revisions to the site plan.  He addressed the actions 
taken to mitigate concerns expressed by the residents.  Mr. Saroki said details 
are being worked out with Marriott corporate office and committed to the entire 
first floor of the Fairfield Inn being masonry.  Mr. Saroki said they understand that 
final approval is through City Council and the site plan is conditioned on the items 
as itemized by the Planning Consultant at Final Site Plan review. 
 
PUBLIC HEARING OPENED 
 
The following people spoke in opposition to the proposed development.  
Concerns expressed related to employee parking, wetlands, lighting, safety, 
occupancy rates and home values. 
 
Cynthia Wilsher, 369 E Maple 
Sally Wilsher, 350 Redwood 
Mary Jo Austin, 242 Redwood 
Nick Penchoff, 302 Redwood, 
Kay Vavruski, 278 Redwood 
Suzanne Ciminelli, 254 Redwood 
Mike Davey, 325 Redwood 
 
PUBLIC HEARING CLOSED 
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There was discussion on: 
• Marriott brand hotels. 
• Conditions offered by applicant to mitigate concerns of adjacent property 

owners. 
• Photometric Plan; no spillage of lighting. 
• Homes for sale in subdivision. 
• Wetlands; drainage. 
• City revenue. 
 
Mr. Saroki said they would work with the resident on the north end of the 
proposed development (278 Redwood) to extend the 8 foot concrete privacy 
fence across the rear yard, should the homeowner desire that. 
 
Resolution # PC-2013-10-078 
Moved by: Schultz 
Seconded by: Strat 
 
RESOLVED, That the Planning Commission hereby recommends to the City 
Council that the O to OM conditional rezoning request, which incorporates 
Preliminary Site Plan Approval and Special Use Approval, as per Section 16.04 
of the City of Troy Zoning Ordinance, located on the west side of Stephenson 
Highway, north of 14 Mile Road (333 Stephenson Highway), within Section 35, 
being approximately 4.5 acres in size, be granted, subject to the following 
conditions:  
 
1. Place light pole locations on the site plan; 
2. Confirm that there is no building lighting above the first floor on the rear and 

side elevations, and note such on the photometric plan. 
3. Add screen/noise wall detail to plans. 
4. Revise elevations to include Fairfield Inn first floor masonry details as part of 

the final site plan submittal.   
 
Yes: All present (9) 
 
MOTION PASSED 
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POSTPONED ITEM 
 
8. CONDITIONAL REZONING APPLICATION (File Number CR 009) – Proposed 

Troy Marriott Hotels, West side of Stephenson Highway, North of 14 Mile (333 
Stephenson Highway), Section 35, From O (Office) District to OM (Office Mixed 
Use) District 
 
Mr. Carlisle gave a brief summary of the conditional rezoning request.  At the July 
23, 2013 Regular meeting, the applicant offered to come back to the Planning 
Commission with a site plan as a condition.  Mr. Carlisle identified the proposed 
conditions offered by the applicant and addressed the preliminary site plan with 
respect to site arrangement, parking, site access, landscaping, lighting and 
elevations.  Mr. Carlisle recommended that the site planning issues identified in his 
report, dated August 15, 2013, are addressed prior to a recommendation of 
approval by the Planning Commission. 
 
Present to represent the applicant were Victor Saroki and Jeffrey Ryntz of Victor 
Saroki and Associates, and Andy Wakeland of Giffels Webster.  Akram Namou of 
A&M Hospitality was also present. 
 
Mr. Saroki addressed the proposed mitigation of concerns voiced by the 
residential neighbors, site plan concerns identified by the Planning Consultant, 
potential to use designated loading zones for additional landscaping, hotel 
occupancy and staff.  Mr. Saroki said they did look into orienting placement of the 
building so that the majority of windows would not face the residential side, and it 
resulted in an awkward layout with the buildings being closer to the residential 
property line.  Mr. Saroki also addressed the building materials, building heights 
and lighting.  Color renderings of the hotels were displayed.   
 
Mr. Wakeland said Marriott Hotels would not agree to frosted windows as 
suggested at the previous meeting.  He indicated Marriott Hotels gave their 
approval of the site plan as presented this evening.  Mr. Wakeland said the 
applicant is happy to address the site planning issues identified in the Planning 
Consultant report.  He continued to address setbacks, dumpster location, tree 
heights, bicycle parking, lighting, hotel staff, loading areas and the wall as a 
sound barrier. 
 
Mr. Namou said he instructed the architectural and engineering team to take to 
heart the concerns of the residents.  He indicated Marriott Hotels is satisfied with 
the strategic location of the proposed hotels and has given its approval to go 
forward. 
 
There was discussion on: 

• Site line profile. 
• Landscaping; types, heights, growth timeline. 
• Lighting; islands. 
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• Wall; sound barrier, height. 
• Loading zones; additional landscaping, landbanked parking. 
• Elevation and building facades. 
• Access drive. 
• Stormwater management. 
• Role of Planning Commission as a recommending body. 

 
PUBLIC HEARING OPENED 
 
The following residents voiced opposition to the proposed rezoning: 

Nick Penchoff, 302 Redwood 
James Stone, 314 Redwood 
Jim Kaltz, 286 Burtman 
Sally Wilsher, 350 Redwood 
Mary Jo Austin, 242 Redwood 
Mike Landreth, 218 Redwood 
Matt Morrison, 182 Redwood 
Cynthia Wilsher, 369 E Maple 
Randall Kriebel, 277 Redwood 
Speaker did not sign in, stated address as 254 Redwood 
Tom Norton, 1331 Key West (signed in at that address, City records show 

address as 1332 Key West, submitted photographs)  
Bill Ring, 362 Redwood 
Joan Devera, 157 Redwood 

 
PUBLIC HEARING CLOSED 
 
The Board thanked residents for attending the meeting to voice their concerns. 
 
Resolution # PC-2013-08-068 
Moved by: Hutson 
Seconded by: Edmunds 
 
RESOLVED, To postpone the item to the October 8, 2013 Regular meeting to 
provide the applicant an opportunity to address issues identified in the Planning 
Consultant reported dated August 15, 2013. 
 
Yes: All present (8) 
Absent: Sanzica 
 
MOTION CARRIED 
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CONDITIONAL REZONING REQUEST 
 
10. PUBLIC HEARING – CONDITIONAL REZONING APPLICATION (File Number CR 009) 

– Proposed Troy Marriott Hotels, West side of Stephenson Highway, North of 14 Mile 
(333 Stephenson Highway), Section 35, From O (Office) District to OM (Office Mixed 
Use) District 
 
Mr. Carlisle reviewed the proposed conditional rezoning application as relates to the 
conditions offered by the applicant and the conceptual site plan submittal.  Mr. Carlisle 
stated that should the conditional rezoning be granted by City Council, the applicant is 
required to apply for Preliminary Site Plan and Special Use approval.  Mr. Carlisle said 
the proposed conditional rezoning supports the Master Plan and surrounding areas, 
provided impacts upon adjacent properties are mitigated.  
 
Andy Wakeland of Giffels Webster and Jeffrey Ryntz of Victor Saroki and Associates 
were present to represent the petitioner.  Akram Namou of A&M Hospitality was also 
present.   
 
Mr. Wakeland addressed their efforts to mitigate the potential impact to adjacent 
residential as relates to the proposed setbacks and screening.  Mr. Wakeland provided a 
sight line profile from the proposed four-story hotel to adjacent residential. 
 
Mr. Ryntz addressed the proposed building design and newer Fairfield Inn elevation.  
Mr. Ryntz also addressed the percentage of hotel windows facing adjacent residential, 
discussion with Marriott regarding frosted windows, the uses by right for the parcel as 
currently zoned, the transient and long term occupancy of each hotel, and the non-viability 
of the hotels if developed as three-story buildings. 
 
Mr. Namou addressed the upscale design improvements and lighting standards of 
Marriott Hotels.  He said the two hotels will complement each other. 
 
PUBLIC HEARING OPENED 
 
The following residents spoke in opposition addressing concerns with privacy, nuisance, 
screening, lighting, property values, current hotel occupancy rates and existing vacant 
buildings. 
 
• Nick Penchof, 302 Redwood. 
• James Stone, 314 Redwood. 
• Sally Wilsher, 350 Redwood, circulated pictures of light exposure in home from 

existing hotel. 
• Cindy Wilsher, 369 E Maple. 
• Kay Vavruska, 278 Redwood. 
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• Mike Davey, 325 Redwood. 
• Mary Jane Austin, 242 Redwood, circulated pictures of existing fencing with 

vegetative growth. 
 
PUBLIC HEARING CLOSED 
 
Mr. Namou said the proposed location is approved by Marriott and briefly addressed the 
criteria used in site selection.  Mr. Namou said an open meeting was held in good faith for 
residents within a 300 foot radius to address concerns and answer questions.  He said one 
resident attended.  Mr. Namou said they want to be good neighbors and work with the 
neighbors to mitigate concerns going forward. 
 
There was discussion on the process of a conditional rezoning application. 
 
The Board asked if the petitioner would provide additional screening details, precise 
setbacks, sight-line information and consideration to various building configurations to 
mitigate the concerns expressed by adjacent residential. 
 
The City Attorney suggested that should a recommendation to approve the application go 
forward to City Council, the Resolution should stipulate that approval is subject to 1) Site 
Plan and Special Use approval; 2) subject to the Development Agreement; and 3) list 
conditions voluntarily offered by the application. 
 
The petitioner asked to postpone the item to the August 27, 2013 Special/Study meeting, 
at which time additional detail and information would be provided per discussion tonight. 
 

 
G:\Conditional Rezoning\CR-009  Troy Marriott Hotels  Sec 35\Minutes\2013 07 23 Special Study Meeting_Excerpt.doc 
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CITY OF TROY MASTER PLAN

CHAPTER 9: LAND PATTERNS

21st Century Industry: 

A New Opportunity for Growth

Continued encouragement of a variety of • 
industrial uses
Light industrial uses with no outdoor • 
storage or external nuisances are especially 
encouraged
The emphasis for site design should be • 
on screening, landscaping, buff ering, 
and eff ective transitioning to allow this 
important category to succeed without 
negative impacts on residential or 
commercial areas of the City

The 21st Century Industry classifi cation 

provides area for conventional manufacturing 

and assembly uses, but with a broader 

interpretation of what industrial areas can 

become.  In addition to conventional industrial 
uses, shops, and warehousing, this category can 
be home to business-to-business uses that don’t 
require a signifi cant public presence, but which 
work in tandem with the Knowledge Economy 
uses encouraged within the Smart Zone and 
Northfi eld.  Suppliers, fabricators, printers, and 
many other supporting uses which strengthen 
the City’s appeal as a home to 21st Century 
businesses are all encouraged in this category.

An alternative use that may be considered 
on a very limited basis in the 21st Century 
Industrial area is loft-style residential 
development in reclaimed industrial buildings.  
Opportunities for artist lofts and open-fl oorplan 
residential development may exist within new, 
innovative mixed-use projects.  Such projects 
would be an ideal fi t within the 21st Century 
Industrial area.  Such housing will only be 
considered when all potential environmental 
limitations have been identifi ed, and if 
necessary, neutralized.

The majority of the 21st Century Industrial 
lands in Troy surround the Maple Road category 
(see page 105), although they are intermingled 
with areas planned for the Automall, the Smart 
Zone, and the Transit Center.  Existing land 

uses along Maple Road vary widely, and do 

not have a clear, identifi able character.  Maple 
Road is primarily experienced as a series of 
nodes that center on north-to-south traffi  c 
leading into and out of Troy from the Big Beaver 
Corridor.  For this reason, Maple Road is planned 
as a series of areas designed to support the Big 
Beaver Corridor and the Smart Zone, such as the 
business-to-business uses noted above.

21ST CENTURY INDUSTRIAL
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DESIGN CONCEPT

This area will recognize that manufacturing • 
and distribution will continue to provide 
valuable jobs and a tax base. Emphasis 
will be on maintaining a strong image 
by concentrating on site and building 
maintenance as well as redevelopment, 
rather than redevelopment alone.

Code enforcement will be a critical tool to • 
maintain the visual and physical health of 
the district.  

As land becomes available, green • 
space should double and storm water 
management should improve.  

SITE DESIGN ATTRIBUTES

Primary parking areas are located within rear • 
or interior side yards.

Front yards will be landscaped and well-• 
maintained to continue an improved image.

Green space will be placed along property • 
perimeters to assist with controlling surface 
storm water runoff .

BUILDING DESIGN ATTRIBUTES     

The offi  ce portion of industrial • 
developments will locate nearest the public 
street. 
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STRUCTURE TYPE SIZE OF PIPE RIM DROP INVERT DIRECTION COMMENTS

254

BEEHIVE

CATCH BASIN

15" 642.18 -4.06 638.12 NORTH

12" 642.18 -3.80 638.38 EAST

BOTTOM 642.18 -4.40 637.78

255

ELECTRIC

MANHOLE

BOTTOM 642.11 -4.10 638.01

WIRES

NORTH-SOUTH

HANDHOLE

256

ELECTRIC

MANHOLE

BOTTOM 643.61 -4.60 639.01

WIRE

SOUTH-SOUTHWEST

257

STORM

MANHOLE

T/WATER 643.62 -5.70 637.92

NO OTHER PIPES

VISIBLE

18" 643.62 -5.82 637.80 NORTH

BOTTOM 643.62 -8.00 635.62

332 GATE VALVE T/PIPE 642.17 -6.20 635.97 NORTH-SOUTH

340

SANITARY

MANHOLE

8" 642.10 -7.45 634.65 EAST

8" 642.10 -7.45 634.65 WEST

375

STORM

MANHOLE

T/WATER 642.80 -1.95 640.85

POSSIBLE PUMPING

STRUCTURE W/

ELECTRIC

BOTTOM 642.80 -15.10 627.70

431

STORM

MANHOLE

10" 644.29 -4.50 639.79 WEST

6" 644.29 -4.25 640.04 EAST

5013

STORM

MANHOLE

18" 643.24 -7.00 636.24 EAST

NO FLOW

18" 643.24 -7.05 636.19 WEST

T/WATER 643.24 -6.75 636.49

5022

ROUND CATCH

BASIN

4" 641.12 -1.25 639.87 SOUTHEAST

NO OTHER PIPES

VISIBLE

T/WATER 641.12 -3.65 637.47

BOTTOM 641.12 -5.20 635.92

5052

STORM

MANHOLE

18" 642.95 -6.75 636.20 EAST

NO OTHER PIPES

VISIBLE

5053

ROUND CATCH

BASIN

T/WATER 641.89 -5.45 636.44

NO PIPES VISIBLE

BOTTOM 641.89 8.83 650.72

5068

BEEHIVE

CATCH BASIN

6" 639.39 -1.08 638.31 WEST

6" 639.39 -1.93 637.46 SOUTH SOUTHEAST

5085

ROUND CATCH

BASIN

T/WATER 642.48 -1.60 640.88

NO OTHER PIPES

VISIBLE

12" 642.48 -4.43 638.05 EAST

5157

ROUND CATCH

BASIN

21" 642.31 -4.86 637.45 EAST

NO OTHER PIPES

VISIBLE

T/WATER 642.31 -1.45 640.86

T/DEBRIS 642.31 -5.80 636.51

5224

ROUND CATCH

BASIN

T/WATER 642.02 -1.15 640.87

NO OTHER PIPES

VISIBLE

12" 642.02 -4.40 637.62 WEST

ELLIPTICAL

PIPE

642.02 -3.45 638.57 NORTH

5229

ROUND CATCH

BASIN

18" 642.26 -4.46 637.80 WEST

NO OTHER PIPES

VISIBLE

T/WATER 642.26 -1.40 640.86

T/DEBRIS 642.26 -6.30 635.96

5295

ROUND CATCH

BASIN

T/WATER 642.70 -1.80 640.90

NO PIPE VISIBLE

BOTTOM 642.70 -5.30 637.40

T/DEBRIS 642.70 -6.30 636.40

5323 VALVE COVER 643.86

20" DIA. LID; FILL

PORT WITH ELECTRIC

5324 VALVE COVER 643.89

20" DIA. LID; FILL

PORT

5325 VALVE COVER 643.89

44" DIA. LID; FILL

PORT

5340

ROUND CATCH

BASIN

T/WATER 642.87 -2.00 640.87

NO PIPE VISIBLE

BOTTOM 642.87 -6.70 636.17

T/DEBRIS 642.87 -4.10 638.77

STRUCTURE TYPE SIZE OF PIPE RIM DROP INVERT DIRECTION COMMENTS

21 GATE VALVE T/PIPE 642.90 -6.90 636.00 NORTH-SOUTH

22

BEEHIVE

CATCH BASIN

T/WATER 641.46 -3.80 637.66

UNABLE TO REMOVE

COVER

T/DEBRIS 641.46 -5.80 635.66

15" 641.46 -4.40 637.06 EAST

23

SANITARY

MANHOLE

18" 642.09 -12.24 629.85 SOUTH

FLOWS SOUTH

18" 642.09 -12.30 629.79 NORTH

26

BEEHIVE

CATCH BASIN

T/WATER 641.43 -3.83 637.60

24" 641.43 -4.48 636.95 NORTH

UNKNOWN 641.43 -2.80 638.63 WEST

BOTTOM 641.43 -6.45 634.98

27

SANITARY

MANHOLE

6" 642.45 -12.40 630.05 WEST

FLOWS SOUTH

18" 642.45 -12.96 629.49 SOUTH

18" 642.45 -13.02 629.43 NORTH

28

BEEHIVE

CATCH BASIN

15" 640.73 -2.43 638.30 SOUTHWEST

NO OTHER PIPES

VISIBLE

T/WATER 640.73 -3.05 637.68

BOTTOM 640.73 -5.55 635.18

T/DEBRIS 640.73 -4.20 636.53

29 CATCH BASIN 15" 642.64 -4.60 638.04 NORTHEAST

PIPE WEST IS NOT

VISIBLE

30

SANITARY

MANHOLE

18" 643.85 -13.81 630.04 NORTH

FLOWS SOUTH

18" 643.85 -13.81 630.04 SOUTH

31

SANITARY

MANHOLE

8" 643.59 -14.08 629.51 EAST

FLOWS SOUTH

18" 643.59 -14.60 628.99 SOUTH

18" 643.59 -14.70 628.89 NORTH

32

TELEPHONE

MANHOLE

T/WATER 642.74 -2.10 640.64

NO WIRES VISIBLE

BOTTOM 642.74 -9.60 633.14

51 GATE VALVE T/PIPE 642.45 -5.70 636.75 NORTH-SOUTH

52

STORM

MANHOLE

T/WATER 642.46 -1.65 640.81

18" 642.46 -2.32 640.14 NORTH

18" 642.46 -3.39 639.07 WEST

18" 642.46 -2.27 640.19 SOUTH

128 CATCH BASIN 12" 642.49 -4.12 638.37 EAST

148

ROUND CATCH

BASIN

T/WATER 641.80 -0.90 640.90

NO PIPE VISIBLE

BOTTOM 641.80 -4.80 637.00

223 CATCH BASIN

6" 642.66 -1.52 641.14 SOUTH SOUTHWEST

NO OTHER PIPES

VISIBLE

T/WATER 642.66 -1.01 641.65

BOTTOM 642.66 -3.80 638.86

229

ROUND CATCH

BASIN

T/WATER 643.30 -1.65 641.65

6" 643.30 -2.48 640.82 WEST

6" 643.30 -2.53 640.77 EAST

BOTTOM 643.30 -3.85 639.45

232

ROUND CATCH

BASIN

T/WATER 642.90 -1.20 641.70

NO OTHER PIPES

VISIBLE

6" 642.90 -2.08 640.82 WEST

BOTTOM 642.90 -4.40 638.50

251

STORM

MANHOLE

T/WATER 642.16 -4.60 637.56

POSSIBLE PUMPING

STRUCTURE W/

ELECTRIC

BOTTOM 642.16 -8.60 633.56

T/6" PIPE 642.16 -1.70 640.46 EAST-WEST

252

SANITARY

MANHOLE

8" 642.44 -10.47 631.97 EAST

8" 642.44 -8.43 634.01 WEST
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LANDSCAPE PLAN

SWEETGUM
LIQUIDAMBAR STYRACIFLUA

LANSCAPE BUFFER PLANT LIST:

TREES:

NO. COMMON NAME

SIZE

SYMBOL
BOTANICAL NAME

XX

XX

PARKING LOT PLANT LIST:

TREES:

NO. COMMON NAME

SIZE

SYMBOL

11
2-1/2'' CAL. BB

SG

BOTANICAL NAME

XX

X

ROAD FRONTAGE PLANT LIST:

XXX

X

LONDON PLANE TREE PLATANUS X ACERIFOLIA
13 2-1/2'' CAL. BB LP

FRAGRANT SUMAC

RHUS AROMATICA
89

SUM

COMMON NAME
BOTANICAL NAMENO.

SIZE

SYMBOL

SHRUBS:

TREES:

NO. COMMON NAME

SIZE

SYMBOL

BOTANICAL NAME

46 WHITE SPRUCE
PICEA GLAUCA

12-15' HT. BB

WS

C #3

1.  PLANT MATERIALS SHALL BE SOUND, HEALTHY, VIGOROUS, FREE FROM PLANT DISEASES AND INSECTS OR THEIR EGGS,

AND SHALL HAVE NORMAL HEALTHY ROOD SYSTEMS.  CALIPER MEASUREMENTS SHALL BE TAKEN 6" ABOVE THE GROUND

LEVEL.  ALL OTHER MEASUREMENTS SHALL BE IN ACCORDANCE WITH THE LATEST EDITION OF "AMERICAN STANDARD FOR

NURSERY STOCK? (ANSI Z-60.1 + A300 2004.)

2. PLANTING BED SOIL FOR ANNUALS SHALL BE SCREENED TOPSOIL.  TO DETER WEED GROWTH DURING THE ESTABLISHMENT

OF ANNUAL AND PERENNIAL BEDS, APPLY A PRE-EMERGENT ('PREEN' OR EQUAL) AFTER PLANTING ANNUALS, 2-3 TIMES PER

GROWING SEASON, A A RATE AS PER RECOMMENDATION OF PRODUCT MANUFACTURER.

3. PLANTING POCKETS SHALL BE NO DEEPER THAN THE HEIGHT OF THE ROOT BALL, SAUCER SHALL BE MADE ON THE EDGES

OF THE PLANTING POCKET.

4. ALL TREE WRAP SHALL BE REMOVED UPON PLANTING.

5. MULCH SHALL BE SHREDDED HARDWOOD BARK, FREE FROM DELETERIOUS MATERIAL AND SUITABLE AS A TOP DRESSING

OF PLANTING BEDS AND INDIVIDUAL TREE PLANTINGS.

6. TREES SHALL BE MULCHED WITH A MIN. OF 3" DEEP HARDWOOD BARK MULCH AROUND THE PLANTS.

7. GRASS SEED SHALL BE CERTIFIED TURF GRASS SEED COMPLYING WITH A.S.P.A. SPECIFICATIONS, AND FREE OF WEED

SEEDS AND UNDESIRABLE NATIVE GRASSES.  SEEDED AREAS SHALL NOT BE PERMITTED TO DRY OUT.  ALL LAWN AREAS

SHALL BE FERTILIZED AND WATERED AS REQUIRED DURING THE FIRST GROWING SEASON TO MAINTAIN A DENSE AND

VIGOROUS GROWING LAWN.

8. PLANTS SHALL BE GUARANTEED FOR TWO COMPLETE GROWING SEASONS (24 MONTHS).  DEAD MATERIALS SHALL BE

REPLACED AS NEEDED PRIOR TO THE EXPIRATION OF THE GUARANTEE PERIOD, IN ACCORDANCE WITH THE LOCAL

ORDINANCE REQUIREMENTS.

9. CONTRACTOR SHALL PROVIDE, IN WRITING, A LIST OF RECOMMENDED MAINTENANCE PROCEDURES FOR THE FIRST TWO

GROWING SEASONS.

10.REMOVE TOP 

1

3

 OF BURLAP ON ROOT BALL OR ALL IF WRAPPED IN PLASTIC COVERING AND/OR ALL NYLON CORD.

11.PLANT MATERIALS SHALL BE USED IN COMPLIANCE WITH THE PROVISIONS OF THE LOCAL ORDINANCE AND SHALL BE

NURSERY GROWN, FREE OF PESTS AND DISEASES, HARDY IN THIS COUNTY, IN CONFORMANCE WITH THE STANDARDS OF

THE AMERICAN ASSOCIATION OF NURSERYMEN, AND SHALL HAVE PASSED INSPECTIONS REQUIRED UNDER STATE

REGULATIONS.  IN ADDITION, PLANT MATERIALS SHALL CONFORM TO THE STANDARDS OF THE COUNTY COOPERATIVE

EXTENSION SERVICE.

LAWN SEED MIX:

1. ALL CONSTRUCTION SHALL CONFORM TO THE CURRENT STANDARDS AND SPECIFICATIONS OF THE CITY OF DETROIT.

2. ALL AREAS NOT BUILT, LANDSCAPED, OR PAVED UPON CONSTRUCTION SHALL BE SEEDED OR SODDED.  TERRA SEED

SYSTEM OR APPROVED EQUAL IN ENCOURAGED.

3. ALL LAWN AREAS SHALL BE IRRIGATED WITH AN UNDERGROUND, AUTOMATIC IRRIGATION SYSTEM.  IRRIGATION HEADS

SHALL BE PLACED SUCH THAT WATER WILL NOT HIT ANY HARD STRUCTURES OR SURFACES.

4. A TWO YEAR GUARANTEE PERIOD BEGINS AT FINAL INSPECTION OF LANDSCAPE MATERIAL BY THE LANDSCAPE ARCHITECT.

THE BUILDING DEPARTMENT WILL NOT RELEASE THE CONSTRUCTION BONDS UNTIL THE TOWNSHIP APPROVED LANDSCAPE

ARCHITECT OR NURSERYMAN HAS INSPECTED THE SITE AND APPROVED THE INSTALLATION OF THE LANDSCAPE PLANS.

FINAL BOND WILL NOT BE RELEASED UNTIL THE TWO YEAR GUARANTEE EXPIRES AND THE FINAL INSPECTION IS MADE.

5. THE OWNER IS THE RESPONSIBLE FOR CARE AND MAINTENANCE OF ALL PLANTS UPON RETURN OF BONDS.  ALL PLANT

MATERIAL IS TO BE MAINTAINED FOR THE NATURAL LIFT OF THE PLAN.  NO REMOVAL OF ANY PLANT MATERIAL IS

PERMITTED WITHOUT REPLACEMENT.

IT SHALL BE THE RESPONSIBILITY OF THE LANDSCAPE CONTRACTOR TO PROGRAM AND

PERIODICALLY ADJUST THE IRRIGATION SYSTEM (PROVIDED BY OTHERS) AS REQUIRED TO INSURE

DELIVERY OF PROPER AND ADEQUATE WATER SUPPLY TO ALL PLAN MATERIALS, AND SEEDED LAWN

AREAS (SERVICED BY THE IRRIGATION SYSTEM) TO INSURE THE ESTABLISHMENT OF HEALTHY PLANT

MATERIALS AND LAWNS FOR THEIR FIRST YEAR OF GROWTH.  FOLLOWING THE LANDSCAPE

CONTRACTOR'S "TWO-YEAR IRRIGATION REQUIREMENT PERIOD".  THE LANDSCAPE CONTRACTOR

SHALL PROVIDE THE OWNER WITH A SUGGESTED "IRRIGATION MAINTENANCE SCHEDULE" FOR THEIR

USE.

TULIP TREE
LIRIODENDRON TULIPIFERA12

2-1/2'' CAL. BB
TU

WS

46

SUM

89

LP

13

SG

11

TU

12

RM

12

RED MAPLE ACER RUBRUM
12 2-1/2'' CAL. BB RM

186 PARKING SPACES / 8 PER PARKING LOT TREE = 24 TREES; 35 PROVIDED

46 COLUMNAR SUGAR MAPLE ACER SACCHARUM 'COLUMNARE'

(12-15') 3-4" CAL. BB

SM

SM

46
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SITE LED LIGTHING VALUES AT GRADE
Scale  1" = 30'

LUMINAIRE LOCATIONS

No. Label X Y MH Orientation Tilt

Location

1 LC 295.4 468.4 15.0 -90.0 0.0

2 LB2 72.2 459.7 15.0 90.0 0.0

3 LB2 86.1 85.3 15.0 90.0 0.0

4 LB2 83.1 281.0 15.0 90.0 0.0

5 LB2 75.2 373.6 15.0 90.0 0.0

6 LB 304.4 278.5 15.0 -90.0 0.0

7 LA 303.0 174.5 15.0 -90.0 0.0

8 LA 308.4 88.9 15.0 -90.0 0.0

9 LC 287.6 1.3 15.0 0.0 0.0

10 LC 151.7 550.7 15.0 180.0 0.0

11 LC 177.9 239.9 15.0 0.0 0.0

12 LB2 83.8 150.0 15.0 90.0 0.0

13 LA 297.9 540.6 15.0 180.0 0.0

14 LC 189.2 -2.7 15.0 0.0 0.0

15 LA 298.0 379.6 15.0 -90.0 0.0

16 LC 129.6 477.5 15.0 -90.0 0.0

17 LC 228.6 318.7 15.0 90.0 0.0

18 LC 223.5 463.5 15.0 90.0 0.0

19 LC 148.2 334.2 15.0 270.0 0.0

20 LC 231.2 212.7 15.0 90.0 0.0

21 LC 237.0 94.2 15.0 90.0 0.0

22 LC 143.7 181.6 15.0 270.0 0.0

23 LC 155.0 84.1 15.0 270.0 0.0

24 LC 14.6 44.6 15.0 90.0 0.0

25 LC 10.4 156.2 15.0 90.0 0.0

26 LC 7.6 259.6 15.0 90.0 0.0

27 LC 5.9 363.9 15.0 90.0 0.0

28 LC 0.7 462.3 15.0 90.0 0.0

29 LC 236.9 552.3 15.0 180.0 0.0

30 LB2 85.5 224.8 15.0 90.0 0.0

31 LC 67.4 549.7 15.0 180.0 0.0

32 LC 92.1 -5.9 15.0 0.0 0.0

LUMINAIRE SCHEDULE

Symbol Label Qty File Lumens LLF WattsCatalog Number Description Lamp

LA 4 DSX0 LED 40C
1000 50K T4M
MVOLT HS.ies

Absolute 0.94 138

LB 1 DSX0 LED 40C
1000 50K T3M

MVOLT.ies

Absolute 0.94 138

LB2 6 DSX0 LED 40C
1000 50K T3M

MVOLT.ies

Absolute 0.94 276

LC 21 DSX0 LED 40C
1000 50K T3M
MVOLT HS.ies

Absolute 0.94 138

LITHONIA #DSX0
LED 40C 1000 50K
T4M MVOLT HS
(SINGLE - 15' MTD
HTG)

DSX0 LED WITH (2) 20
LED LIGHT ENGINE,
TYPE T4M OPTIC, 5000K,
@ 1000mA WITH HOUSE
SIDE SHIELD

LED

LITHONIA #DSX0
LED 40C 1000 50K
T3M MVOLT
(SINGLE - 15' MTD
HTG)

DSX0 LED WITH (2) 20
LED LIGHT ENGINE,
TYPE T3M OPTIC, 5000K,
@ 1000mA

LED

LITHONIA #DSX0
LED 40C 1000 50K
T3M MVOLT (TWIN
- 15' MTD HTG)

DSX0 LED WITH (2) 20
LED LIGHT ENGINE,
TYPE T3M OPTIC, 5000K,
@ 1000mA

LED

LITHONIA #DSX0
LED 40C 1000 50K
T3M MVOLT HS
(SINGLE - 15' MTD
HTG)

DSX0 LED WITH (2) 20
LED LIGHT ENGINE,
TYPE T3M OPTIC, 5000K,
@ 1000mA WITH HOUSE
SIDE SHIELD

LED

STATISTICS

Description       Symbol Avg Max Min Max/Min Avg/Min

PARKING & DRIVE AREAS
- VALUES AT GRADE

3.1 fc 10.3 fc 0.7 fc 14.7:1 4.4:1

1.6 fc 10.3 fc 0.0 fc N / A N / ASITE VALUES

NOTES

 1.  SEE MH COLUMN OF LUMINAIRE LOCATIONS FOR MOUNTING HEIGHTS.

 2.  SEE LUMINAIRE SCHEDULE FOR LIGHT LOSS FACTORS.

 3.  CALCULATIONS ARE SHOWN IN FOOTCANDLES AT GRADE SURFACE.

 

 THE ENGINEER AND/OR ARCHITECT MUST DETERMINE APPLICABILITY OF THE LAYOUT 

 TO EXISTING / FUTURE FIELD CONDITIONS.  THIS LIGHTING LAYOUT REPRESENTS ILLUMINATION LEVELS 

 CALCULATED FROM LABORATORY DATA TAKEN UNDER CONTROLLED CONDITIONS IN ACCORDANCE WITH 

 ILLUMINATING ENGINEERING SOCIETY APPROVED METHODS.  ACTUAL PERFORMANCE OF ANY MANUFACTURER'S

 LUMINAIRE MAY VARY DUE TO VARIATION IN ELECTRICAL VOLTAGE, TOLERANCE IN LAMPS, AND OTHER

 VARIABLE FIELD CONDITIONS.  MOUNTING HEIGHTS INDICATED ARE FROM GRADE AND/OR FLOOR UP.

  

  THESE LIGHTING CALCULATIONS ARE NOT A SUBSTITUTE FOR INDEPENDENT ENGINEERING 

  ANALYSIS OF LIGHTING SYSTEM SUITABILITY AND SAFETY.    THE ENGINEER AND/OR ARCHITECT

 IS RESPONSIBLE TO REVIEW FOR MICHIGAN ENERGY CODE AND

 LIGHTING QUALITY COMPLIANCE. 
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