
 

 

PLANNING COMMISSON 
REGULAR MEETING AGENDA 

 
Chair David Gassen 

Vice Chair & Council Member Christian Hauser 
Mayor Nancy Salvia  

Members: Daniel Bachmann, Jessica Clauser, David Hardin,  
Richard Kendziuk, Laura Murphy & Matthew Stone 

 
*See Attached Document for Virtual Meeting Instructions* 

 
400 Sixth Street November 5, 2025 7:00 PM 

 

1. Call to Order and Roll Call 
    
2. Pledge of Allegiance 
    
3. Public Comment 
    
4. Approval of the Minutes 
    
  A. Consideration of the Minutes of the Regular Meeting of October 6, 2025. 
      
5. Public Hearings 
    

  A. Consideration of site plan and special exception approval for limited retail 
use at 440 South Street/Assistance League of Southeast Michigan. 

      

  B. Request for Public Hearing: Consideration of 215 S. Main - Request for 
Facade Material Modification 

      
6. Considerations: 
    

  A. Consideration of 329 S. Main: Request to Set Public Hearing for Payment in 
Lieu of Parking. 

      

  B. Consideration of preliminary plan for proposed office use at 1129 N. Main 
for scheduling of public hearing. 

      
7. Miscellaneous 
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8. Public Comment 
    
9. Adjourn 
    
 

NOTE:  Anyone planning to attend the meeting who has need of special assistance under the Americans with Disabilities Act (ADA) is asked 
to contact the City Clerk’s Office at 248-733-3700 forty-eight (48) hours prior to the meeting.  Staff will be pleased to make the necessary 
arrangements to provide necessary reasonable accommodations, including auxiliary aids and services, such as signers for the hearing impaired 
and audiotapes of printed materials being considered at the meeting. 
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400 Sixth Street
Rochester, MI 48307
P: (248) 733-3700
F: (248) 733-3170
www.rochestermi.org

Procedure for Hybrid Public Meeting 
  
The City has returned to in-person public meetings as of September 7, 2023, with limited 
online capabilities. The public bodies (our boards and commissions) are meeting in-person; 
however, some staff, consultants, and guests will still be able to participate remotely. While 
in-person audience seating is now available, with limited COVID-19 procedures in place, 
staff asks that anyone who feels sick not attend in-person.  
 
If you choose to participate virtual, please follow the links and information below: 
 

• Live stream audio and video content on two (2) separate streaming platforms 
available at the City’s YouTube and at the City’s website at 
www.rochestermi.org/201/City-Webcasts. (Click the “Live” links to go there.) 

 
• The City remains committed to accessibility; however, due to the limitations of 

technology, City staff encourages residents to send an email with your comments to 
rsvp@rochestermi.org prior to the meeting, but not later than Noon on the day of 
the meeting, so that your comments can be read into the record. This will decrease 
the demand on our virtual meeting infrastructure. (After Noon on the day of the 
meeting, email comments to: (jpeckens@rochestermi.org) 
 

• For those who prefer to use a telephone to participate, you will need to call (312) 
626-6799 and enter meeting ID: 823 2602 0215 When prompted, enter a participant 
number or just touch the # key. During the call, use *9 to raise hand and you will be 
“called on” by the last 3-digits of your phone number. (For example, my last digits 
are 8029. Callers will be asked to speak by referencing the last 4-digits of their phone 
number.) Note: Phone participants will have their numbers masked, for privacy. 

 
• To provide additional opportunity to participate, members of the public are welcome 

to join the meeting by copying and pasting the following link in their browser: 
https://us02web.zoom.us/j/82326020215 (Downloading Zoom is required.) 

 
• We appreciate your understanding as staff will do our best to assist everyone; but, 

please be advised for virtual meetings there is a three (3) minute limit for 
public comments. 
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CITY OF ROCHESTER       PLANNING COMMISSION  
400 SIXTH STREET       REGULAR MEETING MINUTES 
ROCHESTER, MI  48307       October 6, 2025 
 

1.  CALL TO ORDER AND ROLL CALL 

A meeting of the City of Rochester Planning Commission (PC) was called to order on October 6, 

2025, at 7:00 p.m. by Vice Chairman Hauser. 

 

PRESENT: Christian Hauser, Vice Chairman 
  Nancy Salvia, Mayor 
  Dan Bachmann, Commissioner 

Jessica Clauser, Commissioner 
  Richard Kendziuk, Commissioner 
  Laura Murphy, Commissioner  
  Matt Stone, Commissioner 
       
ABSENT: David Gassen, Chairman 

David Hardin, Commissioner 
 
quorum was present. 
 

Also Present: Nik Banda, City Manager 
Jeff Kragt, City Attorney (Zoom) 

Vidya Krishnan, McKenna Planner (Zoom) 

Jeremy Peckens, Planning and Zoning Administrator 

  Rose McKinney, Planning Clerk (Zoom) 
     

2.  PLEDGE OF ALLEGIANCE 

Vice Chairman Hauser led the reciting of the Pledge of Allegiance. 

 

3. PUBLIC COMMENT NON-AGENDA ITEMS 
There was no public online or in person that wished to be heard. 
 

4. APPROVAL OF MINUTES 

A. Consideration of the Minutes of the Planning Commission Meeting of September 2, 2025. 

 
MOTION by Salvia supported by Murphy to approve the minutes of September 2, 2025. 
 
Ayes: Bachmann, Clauser, Hauser Kendziuk, Murphy, Salvia, Stone 
Nays:  
Absent: Gassen and Hardin 
 
MOTION Carried. 
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CITY OF ROCHESTER       PLANNING COMMISSION  
400 SIXTH STREET       REGULAR MEETING MINUTES 
ROCHESTER, MI  48307       October 6, 2025 
 

 
5. PUBLIC HEARINGS 

There were no public hearings at this meeting 

 
6. CONSIDERATIONS 

 
A. 440 South St - Request for Public Hearing; Special exception use to allow for limited retail. 

 
Vidya, Mckenna planner gave an overview of the request. The site would like to have limited retail 
sales for goods and large furniture items. After the initial review was done, the applicant submitted 
revised plans that were just received on Friday.  Those revised plans will be reviewed before the 
public hearing. Vidya addressed the items that were in her letter dated September 29,2025.  
Sidewalk will need to be placed along South Street, could be completed at a later date. A shared 
access agreement will also be needed for the driveway that is shared. The site does meet the parking 
requirements. The loading and unloading on the site will need to be addressed as to where that is 
taking place. The request is recommended for a public hearing provided revised plans are submitted 
addressing the items in the letter dated September 29, 2025. 
 
Brief discussion of the difference between a Certificate of Occupancy and a special exception 
request. Plans that are not complete usually do not go to a meeting. The city is trying to move the 
applicant along in the process to be more business friendly.  
 
Janice Yezak of 986 Churchill Cir was present for the Assistance league.  The majority of the items are 
taken care of in the newly submitted plans.  Clarification is needed on what is required and what is 
not.  Vidya stated some of the comments are requirements that need clarification.  All the items in 
the letter are required by ordinance. The next person that sees the plan at this location needs to 
know what exactly was approved which is why a revised plan is needed. City Manager Nik Banda 
gave an example that parking in a spot and unloading and loading is not acceptable as it becomes a 
hazard to others in the parking lot. 
 
MOTION by Salvia supported by Murphy to approve for a public hearing at the next available 
meeting. 

 
Ayes:   Bachmann, Clauser, Hauser Kendziuk, Murphy, Salvia, Stone 
Nays:  
Absent: Gassen and Hardin 
 
MOTION Carried. 
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CITY OF ROCHESTER       PLANNING COMMISSION  
400 SIXTH STREET       REGULAR MEETING MINUTES 
ROCHESTER, MI  48307       October 6, 2025 
 

 
B. Consideration of Zoning Board of Appeals Recommendations 

 
City Manager Nik Banda gave an overview of the ZBA Recommendations, when the ZBA Sees an item 
come before the board several times they ask for a review on the ordinance. 

 
1.  Front Porches – The Board recommends that front porches be excluded from the overall lot 

coverage calculation, which is currently capped at 30%, under the following conditions: • The 
exempted porch area must not exceed 6 feet in depth and may not be wider than the width of 
the home. • This change would support the community's front porch aesthetic and encourage 
social interaction, while still allowing residents to maximize interior living space.   
 
It is not recommended for approval 
 
Oliver Fries of 312 Taylor spoke he would like to see the possibility of approval. 
 

Ayes:   
Nays: Hauser, Salvia, Bachmann, Clauser, Kendziuk, Lord, Murphy, stone 
Absent: Gassen, Hardin 
 
MOTION Carried to not make a change. 
 
2. Increase Maximum Roof Height - The Board proposes increasing the maximum roof height from 

25 feet to 30 feet in zoning districts R1, R2, R3, and R4. • This adjustment remains conservative 
compared to surrounding communities. • It would allow for the construction of a functional 
half-story third floor, which is already permitted by the ordinance but often unfeasible under 
the current height limit. • The change would improve architectural flexibility and provide more 
options for families seeking additional living space. 

 
It is recommended for approval 
 

Ayes:   
Nays: Hauser, Salvia, Bachmann, Clauser, Kendziuk, Lord, Murphy, stone 
Absent: Gassen, Hardin 

 
MOTION Carried to not make a change. 
 
3. The Board recommends allowing carriage style garages on lots where front-to-rear grading 

changes by the equivalent of one story. • In such cases, rear detached garages are often 
impractical or impossible due to elevation challenges. • These lots should be exempt from the 
standard restrictions on carriage style garages to allow for reasonable accommodation of on-site 
parking needs. • This change would provide flexibility for homeowners while maintaining design 
consistency with challenging topographies. 
 
It is recommended for approval 
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CITY OF ROCHESTER       PLANNING COMMISSION  
400 SIXTH STREET       REGULAR MEETING MINUTES 
ROCHESTER, MI  48307       October 6, 2025 
 

 
Ayes:   
Nays: Hauser, Salvia, Bachmann, Clauser, Kendziuk, Lord, Murphy, stone 
Absent: Gassen, Hardin 
 
MOTION Carried to not make a change. 
 
C. 215 N Main – Request for a façade Material Modification 
 
City Manger Nik Banda explained the project that is in progress.  After discovering what the owners 
were placing on the building, they need site plan approval.  The job could be complete in two days 
allowing Dans to hang lights for the season.  It is asked to move the applicant to a public hearing. 
 
 

MOTION by Salvia supported by Bachmann to approve for a public hearing 
 

Ayes:   Hauser, Salvia, Bachmann, Kendziuk, Lord, stone 
Nays: Clauser, Murphy 
Absent: Gassen, Hardin 
 
MOTION Carried. 

 
 

7.MISCELLANEOUS 
 
Training is set for October 20 at 6:30 p.m. City Council, Planning and Zoning, is invited. Location to be 
determined. 
 
City Manager, Nik Banda gave updates on all projects and ongoing issues. 

 
8.PUBLIC COMMENT 
There was no public online or in person that wished to speak. 
 
 
9.ADJOURNMENT 
Hearing there is no further business to discuss, the meeting was Adjourned at 8:53 P.M.   
 
 
 
Respectfully Submitted, 
Rose McKinney, Building and Planning Clerk 
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400 Sixth Street
Rochester, MI 48307
P: (248) 733-3700
F: (248) 733-3170
www.rochestermi.org

Planning Commission 
 

NOTICE OF PUBLIC HEARING 
 

400 Sixth Street November 5, 2025 7:00 pm 
 
NOTICE IS HEREBY GIVEN THAT THE ROCHESTER PLANNING COMMISSION 
will hold a Public Hearing for the consideration of site plan and special exception approval for 
limited retail on the Industrial zoned site. The site is located on the northwest corner of 440 South 
St. The public hearing is scheduled for Wednesday November 5, 2025, at 7:00 p.m. at the 
Rochester Municipal Offices, 400 Sixth Street, Rochester, MI 48307. 
 
All interested citizens are requested to attend the Hearing. Public comments may be submitted in 
writing or presented orally at the time of the meeting. To submit written comments in advance, or for 
assistance and questions about accessing and/or making public comment during the meeting, our 
Planning Coordinator can provide assistance; please reach out to Jeremy Peckens at (248) 733-3700 or 
by email: Jpeckens@rochestermi.org. 
 
If you are unable to be present at the Public Hearing, please submit your written comments to the 
Office of the City Manager, Rochester Municipal Offices, 400 Sixth Street, Rochester, MI 48307, 
PRIOR to the scheduled Public Hearing. 

For further information, please contact Jeremy Peckens, Planning and Zoning Administrator, at 
248-733-3700.  See Planning Commission Agenda Packet for Zoom participation information. 

Publish in the paper on or before October 15, 2025 
 
NOTE:  Anyone planning to attend the meeting who has need of special assistance under the Americans with 
Disabilities Act (ADA) is asked to contact the City Clerk’s Office at 248-733-3700 forty-eight (48) hours prior to 
the meeting.  Staff will be pleased to make the necessary arrangements to provide necessary reasonable 
accommodations, including auxiliary aids and services, such as signers for the hearing impaired and audiotapes 
of printed materials being considered at the meeting. 
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October 24, 2025 
 
Planning Commission 
City of Rochester 
400 Sixth Street 
Rochester, MI 48307 
 
 Subject: Assistance League of Southeastern Michigan/440 S. Street; Site Plan 

Review; Revised Plan dated 8/5/2024 and additional supplemental 
information stamped recd. by City on 10/1/2025.  

 
Dear Commissioners: 
 
At the City’s request, we have conducted a review of a request from Jana Yezak on behalf of the 
Assistance League of Southeastern Michigan to provide retail sales of furniture and large goods at their 
warehouse facility located on South Street. The subject site is a 1.12-acre parcel located on the south 
side of South Street in the I-1 (Industrial-1) District.  
 
The applicant appeared before the Planning Commission for a preliminary hearing on 10/6/2025 and was 
scheduled for a public hearing and provided with feedback regarding the site plan. 
 
COMMENTS 
 
Article 27, Section 2701 of the Zoning Ordinance, outlines the requirements for site plan review. We offer 
the following comments for your consideration: 
 
1. Use. The site is occupied by an existing 12,227 sq. ft building which is divided into a major 8,895 sq. 

foot unit in the front occupied by the Assistance League and a rear 3,332 sq. ft occupied by Mann’s 
Lumber for storage purposes. The applicant proposes to accommodate the retail sales of furniture 
which is donated to them in the rear of the main unit designated as “furniture annex.” The City 
recently adopted a zoning text amendment that would permit limited retail use in the industrial areas 
on South Street. The limited retail use is permitted as a special exception in the I-1 District, but only 
as an accessory use clearly incidental and subordinate to a principal permitted use on the property 
[Section 1703 (7)].  
 
The retail use can occupy no more than 25% of the tenant space up to 1,500 sq. ft. The building is a 
multi-tenant structure because of the area leased to Mann’s lumber. The furniture Annex occupies an 
area of 1,421 sq. ft which is 15.9%. The existing parcel is conforming with respect to minimum lot 
area and lot width. 
 

2. Setbacks. The required front, rear and side yard setbacks in the I-1 district are 25 feet, 20 feet and 
15 feet/40 feet combined, respectively. The existing building is nonconforming with respect to the east 
side yard which measures approximately 6’ at the northeast corner of the building. This is an existing 
nonconformity which is not being altered.  
 

3. Vehicle Access. The site has direct access from South Street which is through a shared access with 
the property to the west. This leads to a parking and loading area on the west side of the building. 
The applicant has submitted copy of a shared access maintenance agreement with the site to the 
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west. shared access on the west side of the building. It is our understanding that the applicant is in 
the process of obtaining a shared access agreement with the neighboring property. The agreement is 
subject to review and approval by the City Attorney and must be recorded with the County Registrar 
of Deeds.  
 
Loading activity. The applicant was required to provide a dedicated loading area for pick-up and 
drop-off of larger items as required per Section 2405. While parking spaces can be used by 
customers to the site, the loading activity cannot take place in a parking space. The applicant has 
provided photographs of the area abutting the barrier free parking space which is striped and labeled 
in yellow paint for loading/unloading activity.  
 

4. Pedestrian Access. The site’s frontage on South Street has no sidewalk. An existing sidewalk 
terminates at the property’s northeast corner. Goldfish Swim School and Rewold were required to add 
sidewalks along their frontages to create a continuous pedestrian walkway. As discussed at the 
preliminary hearing, the applicant has submitted a signed and notarized copy of a SAD agreement 
that would defer installation of the sidewalk along the site’s frontage until such time that South Street 
is improved in the future or the subject site is redeveloped.  
 

5. Parking. Parking for the subject site is noted based upon the use of all space for warehousing at the 
rate of 1 space/1500 sq ft of GFA. Based on these standards the site requires a total of 12 parking 
spaces are shown on the site, including one (1) barrier free accessible space. The dimensions of the 
spaces comply with ordinance standards. Per the applicant, barrier-free accessibility was reviewed 
and approved at the time of building renovation.  

 
The site plan shows parking spaces abutting the west wall of the building. The applicant has 
submitted a letter dated 10/10/25 stating that they will not be installing curb or wheel stops and are 
fully responsible for any incidents or accidents that may occur as a result of vehicles driving into the 
building.  

 
6. Dumpster. The site plan does not include any dumpster enclosure. The applicant has provided a 

letter dated 10/10/25 noting that the trash from various areas of the warehouse is taken home for 
disposal and recycling by their volunteers/employees.   

 
7. Lighting. The site has three (3) existing wall-mounted light fixtures on the west façade of the building. 

The applicant has submitted photographs of the fixtures, which do not appear to be shielded. The 
existing fixtures have a dropped lens and no cut-off, creating glare. The City has required existing 
non-shielded fixtures to be replaced with new wall-mounted downward directed and shielded fixtures 
on other properties. We recommend that if the fixtures are changed at a future date, the applicant 
consider shielded fixtures.  

 
8. Architecture. The existing building is an old block building, and the applicant proposes no changes 

to the exterior façade. Site plan approval requires the submission of elevations of all facades. We 
recommended that the applicant provide photographs of all facades of the building in lieu of 
elevations, which have been submitted. In the future, the applicant should consider power washing 
the exterior façade to improve its appearance from the street. 
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440 South Street Addition; Site Plan Review 
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9. Landscaping and Tree Removal. The front yard of the site is provided with lawn and a Sunset 
Maple tree. A row of Boxwood shrubs is shown along the north façade of the building. No new 
landscaping is proposed at this time. 
 

10. Signage. The applicant has stated that no new signage is proposed at this time.  
 

 
RECOMMENDATION 
The applicant has been working with the City to put together an application package that addresses the 
issues raised in our previous letter and items that are required by the Zoning Ordinance for site plan and 
special exception consideration. The applicant has repeatedly stated for multiple comments that the 
requirement is “not a condition for occupancy approval.”  The requirements and process applied to this 
project are no different than those applied to every other project in the City of Rochester. Compliance 
with Building Code for occupancy does not exempt a property from compliance with Zoning 
Ordinance Regulations. Building Code does not supersede Zoning Code unless expressly 
provided for by State Law. 
 
Based on the revised plan and supplemental information submitted, we recommend that the Planning 
Commission grant site plan and special exception approval for the proposed retail use to be located 
within the building located at 440 South Street, subject to the following conditions: 
 

1. City Attorney approval of shared access agreement and recording of the document. 
 
Respectfully, 
McKENNA  
 
 
 
 
Ms. Vidya Krishnan 
Senior Principal Planner  
 
Cc: Jeremy Peckens 
 Nik Banda 
 Jeff Kragt 
 Rose McKinney 
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400 Sixth Street
Rochester, MI 48307
P: (248) 733-3700
F: (248) 733-3170
www.rochestermi.org

 
 
To: Honorable Planning Commission Members 
 
From: Jeremy Peckens, Planning and Zoning Administrator 
 
Date: 10/29/2025 
 
RE: Façade Change – 215 S. Main  
 
The purpose of this memo is to inform the Planning Commission that Main Street Billiards, located 
at 215 S. Main, has requested approval for a simple façade modification. The proposed change 
involves replacing the existing wood façade with stained cedar plank siding.  
 
This modification is limited in scope and does not involve alterations to the building’s structure, 
signage, or footprint. The intent is to refresh the building’s exterior with a more durable and 
aesthetically pleasing material while maintaining compatibility with the surrounding area.  
 
Please feel free to call me if you have any questions. 
 
 Respectfully submitted, 
 
 
Jeremy Peckens, MPA 
Planning & Zoning Administrator  
 

 
 
Address: 400 Sixth Street, Rochester, MI 48307 
Office Phone: (248) 733-3700 Ext. 356 
Cell Phone: (286) 961-1044 
Email: Jpeckens@rochestermi.org 
Website: www.rochestermi.org 
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To:      Honorable Planning Commission Members 
 
From: Jeremy Peckens, Planning and Zoning Administrator 
 
Date:    October 7, 2025 
 
RE:      Request of Site Plan Approval and Payment in Lieu of providing parking request of 2 
additional spaces for 329 S. Main. 
 
We are in receipt of a request from the new tenants of the former Sole Sisters, located at 329 S. 
Main. The applicant is requesting a Payment in lieu of Parking 
 
The request for payment in lieu of parking, based on the use change to from general retail to a 
restaurant without alcohol on the first floor. This property is credited with 12 parking spaces, 
this change in use put them into a parking deficit of required parking by 2 spaces. They are now 
seeking a Special Exception for payment in lieu of providing for 2 spaces.  
 
In reviewing their new floor plan layout, we determined that on the first floor, 2050 sq. feet of 
space must be designated as a restaurant by our Zoning Ordinance Standards.  The calculation 
for required parking for a restaurant without alcohol is 1 parking space per 150 gross sq. ft. of 
area or 14 spaces.  
 
The second floor of 2157 sq. feet of space has been designated by the owner of the building to 
be a Pilates studio putting it into the category of Health and physical fitness centers by our 
Zoning Ordinance Standards. The calculation for required parking for Health and physical 
fitness centers is 1 space per 4 persons based on maximum capacity, plus one space per 
employee on the largest employment shift. This capacity is based on the fire code, the upper 
floor is grandfathered in for 10 total spaces this incudes the 1 on site. 
 
 This space is credited at a rate which is calculated at 1 space per 200 gross sq. feet of area 
(general retail) or 12 spaces this includes the 1 on site.   That leaves the applicant with a 2 
parking spaces deficit.  The cost per space is $1,000 and they are seeking the special exception 
for 13 spaces.  
 
Staff is in support of their request; we think the use of this space fits nicely into our downtown 
retail/service offerings. We would suggest that you set a public hearing for their special 
exception request at your next available meeting.  
 
Please feel free to call me if you have any questions. 
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October 23, 2025 
 
Planning Commission 
City of Rochester 
400 Sixth Street 
Rochester, MI 48307 
 
 Subject: Sterling Wealth Solutions/1129 N. Main Street; Preliminary Plan Review; site 

plan dated recd. by City on 10/9/2025.   
 
Dear Commissioners: 
 
At the City’s request we have reviewed a proposal from Todd Sterling to convert an existing single-family 
residential dwelling into an office. The subject site is located on the southwest corner of N. Main and 
Ferndale Avenue and is zoned O-2 (Restricted Office District).  
 
Based on the description, the applicant proposes to operate a financial/investment consulting office.  
Business/administrative offices and professional offices are permitted by right in the district per Section 
1501 (1) and (2). 

  

 
Source: Google Maps 
 
 

This preliminary review is to ensure adequate information has been submitted for the plan to be 
forwarded to Planning Commission to set a date for its hearing and does not constitute a complete site 
plan review.  
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City of Rochester -1129 N. Main/Prelim Review 2 
October 23, 2025 

REVIEW COMMENTS 
The comments below are intended to provide a general summary of the project and any missing/required 
information is noted in underlined comments.  Some of the information noted below is on a mortgage 
survey which is not an acceptable document for site plan review. The information must be on the site 
plan sheet.   
 
1. The plan proposes replacement of the existing small, covered porch on the Main Street façade with a 

fully covered porch extending the width of the dwelling. A new ADA accessible ramp is also shown 
abutting the porch.  
 

2. Property line dimensions must be noted on the site plan sheet along with existing/proposed setbacks 
from property lines. 

 
3. Note width of existing driveway since it is intended as the parking area to serve the office use. 

 
4. Note width of all existing sidewalks along street frontages and the sidewalk connectors on the site. A 

new 3’ wide sidewalk connector is proposed from the driveway to the ramp.  
 

5. Based on the site plan notes, the site requires a total of 4 parking spaces for 1,064 sq. ft of usable 
floor area on the main floor. Parking for office uses is based on gross floor area, not usable floor area. 
Parking calculations must be revised to note parking for the lower level as storage and the upper-
level as office. The site will therefore require a total of 7 parking spaces.   

 
6. The plan only notes a 2-car garage. All 7 required spaces must be clearly shown and striped on the 

plans in accordance with the Ordinance. The applicant will need to add additional pavement to the 
site and has ample room on the site to comply. The subject site abuts R-1 one-family residential 
district to the west, across the alley. Per Section 2404 (4), parking lots contiguous with a residential 
district on the same block, must maintain a minimum 10-foot setback from the side street 

 
7. Note location of barrier free accessible parking space in compliance with ADA standards. 

 
8. A floor plan has been provided only for the main level. A plan notes that the lower and upper-levels 

are “not in scope”.  However, these were previously used as part of the dwelling.  Therefore, an 
existing floor plan for these areas must be provided. Since the upper-level is to remain unchanged, it 
is considered as usable space and cannot be exempt from parking. 

 
9. The existing structure is constructed of brick, and the applicant is proposing to construct the porch 

and ramp in a manner that compliments the existing architecture of the building.  
 

10. Add a note on proposed method of trash removal to the plans. 
 

11. The applicant has submitted a photometric plan and manufacturer’s cut sheet detail indicating 
compliance with the Ordinance standards. The fixtures on the garage must be limited to 100 watts per 
the ordinance. 

 
12. The plan notes that existing landscaping is to remain and no new landscaping is proposed.  
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City of Rochester -1129 N. Main/Prelim Review 3 
October 23, 2025 

13. Note location and design of proposed signage for the business.  
 

RECOMMENDATION 
The proposal calls for the adaptive reuse of an existing structure that has frontage onto a major 
thoroughfare.  The applicants’ proposed use and improvements would still maintain the overall residential 
character of the site.  Therefore, we recommend that the Planning Commission place the above-
mentioned plan on the next available agenda for public hearing and consideration of site plan and special 
exception approval, subject to the submission of a complete revised site plan set addressing all of the 
issues noted. 
 
Respectfully, 
McKENNA  
 
 
 
 
 
Ms. Vidya Krishnan 
Senior Principal Planner  
 
Cc: Nik Banda 
 Jeremy Peckens 
 Jeff Kragt 
 Rose McKinney 
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Gross Square Footage
LOWER LEVEL - UNFINISHED   =
MAIN LEVEL - OFFICE   =
SECOND LEVEL - STORAGE   =

TOTAL SF   =

960 SF
1,064 SF

514 SF

2,538 SFProposed Building Use
BUSINESS

Parking Requirements
MAIN LEVEL - OFFICE   =

  /
1,064 SF

250 SF

REQUIRED PARKING   = 4.26 
SPACES

CURRENT LOT HAS 4 SPACES GRANDFATHERED-IN

Zoning Classification
O-2: RESTRICTED OFFICE

Lot Coverage (Existing)
LOT SIZE =

LOT COVERAGE =

14,550 SF

1,768 SF
12%

Lot Coverage (Proposed)
LOT SIZE =

LOT COVERAGE =

14,550 SF

1,918 SF
13%

3% PROPOSED DEVELOPMENT -
INCLUDES NEW WALKWAYS, ADA RAMP AND COVERED PORCH

TOTAL OFFICE SF   = 1,064 SF

Occupancy
OFFICE SF   =
BUSINESS OCC. LOAD   /

1,064 SF
100 SF

MAX. OCCUPANCY   = 10 
OCCUPANTS
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General Note

1. SEE LUMINAIRE SCHEDULE FOR LIGHT LOSS FACTOR.

2. CALCULATIONS ARE SHOWN IN FOOTCANDLES AT: 0' - 0"

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.

UNLESS EXEMPT, PROJECT MUST COMPLY WITH LIGHTING CONTROLS REQUIRMENTS DEFINED IN ASHRAE 90.1 2019.

FOR SPECIFIC INFORMATION CONTACT GBA CONTROLS GROUP AT CONTROLS@GASSERBUSH.COM OR 734-266-6705.
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Date
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Scale

Not to Scale

Drawing No.

#25-49440_V2

Ordering Note

FOR INQUIRIES CONTACT GASSER BUSH AT

QUOTES@GASSERBUSH.COM OR 734-266-

6705.

Alternates Note

THE USE OF FIXTURE ALTERNATES MUST BE
RESUBMITTED TO THE CITY FOR APPROVAL.

Mounting Height Note

MOUNTING HEIGHT IS MEASURED FROM GRADE TO

FACE OF FIXTURE. POLE HEIGHT SHOULD BE

CALCULATED AS THE MOUNTING HEIGHT LESS BASE

HEIGHT.

Drawing Note

THIS DRAWING WAS GENERATED FROM AN ELECTRONIC

IMAGE FOR ESTIMATION PURPOSE ONLY. LAYOUT TO BE

VERIFIED IN FIELD BY OTHERS.
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Schedule

Symbol Label QTY Manufacturer Catalog Description Lamp Output LLF Input Power

A
1 Visual

Comfort
8254EN3-68 One Light Outdoor Post Lantern 879 0.9 9.5

B 10 Bega B55030 Garden Luminaire With Earth Spike 245 0.9 2.5

C
4 Visual

Comfort
8753-34 One Light Outdoor Wall Lantern,

Sconce
879 0.9 9.5

D
12 Wagner LULF30K705 R&B Wagner - Hand rail light.

Product ID: LULF30K705 One LED
94 0.9 1.95

Statistics

Description Symbol Avg Max Min Max/Min Avg/Min

Overall 0.1 fc 5.4 fc 0.0 fc N/A N/A

Porch 1.7 fc 6.1 fc 0.4 fc 15.3:1 4.3:1

Ramp 4.5 fc 8.0 fc 1.1 fc 7.3:1 4.1:1

Ramp Landing 3.2 fc 8.2 fc 0.5 fc 16.4:1 6.4:1
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JennaCampbell
Callout
NEW LANTERN TOP ON EXISTING LAMP POST

JennaCampbell_1
Callout
NEW GARDEN LUMINAIRES TO ILLUMINATE NEW WALKWAY 

JennaCampbell_2
Callout
NEW WALL SCONCES ADDED TO EX. GARAGE

JennaCampbell_3
Callout
NEW WALL SCONCES ADDED

JennaCampbell_4
Callout
NEW INTEGRATED HANDRAIL LIGHTING ALONG ADA RAMP 



General Note

1. SEE LUMINAIRE SCHEDULE FOR LIGHT LOSS FACTOR.

2. CALCULATIONS ARE SHOWN IN FOOTCANDLES AT: 0' - 0"

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.

UNLESS EXEMPT, PROJECT MUST COMPLY WITH LIGHTING CONTROLS REQUIRMENTS DEFINED IN ASHRAE 90.1 2019.

FOR SPECIFIC INFORMATION CONTACT GBA CONTROLS GROUP AT CONTROLS@GASSERBUSH.COM OR 734-266-6705.
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Ordering Note

FOR INQUIRIES CONTACT GASSER BUSH AT

QUOTES@GASSERBUSH.COM OR 734-266-

6705.

Alternates Note

THE USE OF FIXTURE ALTERNATES MUST BE
RESUBMITTED TO THE CITY FOR APPROVAL.

Mounting Height Note

MOUNTING HEIGHT IS MEASURED FROM GRADE TO

FACE OF FIXTURE. POLE HEIGHT SHOULD BE

CALCULATED AS THE MOUNTING HEIGHT LESS BASE

HEIGHT.

Drawing Note

THIS DRAWING WAS GENERATED FROM AN ELECTRONIC

IMAGE FOR ESTIMATION PURPOSE ONLY. LAYOUT TO BE

VERIFIED IN FIELD BY OTHERS.
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View #2

View #3
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General Note

1. SEE LUMINAIRE SCHEDULE FOR LIGHT LOSS FACTOR.

2. CALCULATIONS ARE SHOWN IN FOOTCANDLES AT: 0' - 0"

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.

UNLESS EXEMPT, PROJECT MUST COMPLY WITH LIGHTING CONTROLS REQUIRMENTS DEFINED IN ASHRAE 90.1 2019.

FOR SPECIFIC INFORMATION CONTACT GBA CONTROLS GROUP AT CONTROLS@GASSERBUSH.COM OR 734-266-6705.
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Existing Main Level Plan
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Existing Upper Level Plan
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Existing Lower Level Plan
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Existing North Elevation
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Existing West Elevation
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Existing East Elevation
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Existing South Elevation
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 1/4" = 1'-0"

Proposed North Elevation

 1/4" = 1'-0"

Proposed South Elevation
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Proposed West Elevation

 1/4" = 1'-0"

Proposed East Elevation
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	Mayor Nancy Salvia
	Members: Daniel Bachmann, Jessica Clauser, David Hardin,
	Richard Kendziuk, Laura Murphy & Matthew Stone
	*See Attached Document for Virtual Meeting Instructions*
	NOTE:  Anyone planning to attend the meeting who has need of special assistance under the Americans with Disabilities Act (ADA) is asked to contact the City Clerk’s Office at 248-733-3700 forty-eight (48) hours prior to the meeting.  Staff will be pleased to make the necessary arrangements to provide necessary reasonable accommodations, including auxiliary aids and services, such as signers for the hearing impaired and audiotapes of printed materials being considered at the meeting.

	1. Call to Order and Roll Call
	2. Pledge of Allegiance
	3. Public Comment
	4. Approval of the Minutes
	A. Consideration of the Minutes of the Regular Meetin
	Hybrid Meeting Instructions
	Minutes October 6 2025


	5. Public Hearings
	A. Consideration of site plan and special exception a
	PC PH notice 440 South St
	440 South Street.Assistance League.Site Plan Review
	AL Response Letter
	440 S. St Site Plans
	AL Building Pictures
	Application

	B. Request for Public Hearing: Consideration of 215 S
	215 S. Main Memo
	Application
	Main Street Billards Facade 10.08.25 (2)


	6. Considerations:
	A. Consideration of 329 S. Main: Request to Set Publi
	PaymentLieuParking 329 S Main
	application
	ROCHESTER PRETZEL

	B. Consideration of preliminary plan for proposed off
	Sterling Office.1129 N.Main.Prelim Plan Review
	1129 N Main Cover Letter Signed
	1129 N. Main St. - Planning Commission Set 10.08.
	1129 N Main Application


	7. Miscellaneous
	8. Public Comment
	9. Adjourn

