
 

 

 
PLANNING COMMISSON 

REGULAR MEETING AGENDA 
 

Chair Richard Kendziuk 
Vice Chair & Council Member Christian Hauser 

Mayor Debbie Jones  
Members: Daniel Bachmann, David Berletich, Jenna Campbell, 

David Hardin, Laura Murphy & Matthew Stone 
 

*See Attached Document for Virtual Meeting Instructions* 
 

400 Sixth Street May 4, 2026 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 April 6, 2026 
      
5. Public Hearings 
    
6. Considerations: 
    

  A. Consideration of 326 Albertson St: Site Plan and Special Project 
Review  Request to Set a Public Hearing. 

      

  B. Consideration of 824 Miller Rd: Site Plan Review for Existing Natural Gas 
Regulator Station. 

      
7. Miscellaneous 
    
  A. Discussion on Subcommittee Updates 
      
8. Public Comment 
    
9. Adjourn 
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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: (bdannunzio@rochestermi.org) 
 

• For those who prefer to use a telephone to participate, you will need to call (312) 
626-6799 and enter meeting ID: 897 0977 9905 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/89709779905  (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       April 6, 2026 
 

 
1.  CALL TO ORDER AND ROLL CALL 

A meeting of the City of Rochester Planning Commission (PC) was called to order on April 6, 
2026, at 7:00 p.m. by Chairman Kendziuk. 
 
PRESENT: Richard Kendziuk, Chairman 

Christian Hauser, Vice Chairman 
David Berletich, Commissioner 
David Hardin, Commissioner 
Laura Murphy, Commissioner 

  Matt Stone, Commissioner 
 
ABSENT: Debbie Jones, Mayor 

Dan Bachmann, Commissioner 
   
quorum was present. 
 
Also Present: Nik Banda, City Manager 
  Jeff Kragt, City Attorney (Zoom) 
  John Jackson, McKenna & Associates 

Lori Morgan, McKenna Planner 
Jeremy Peckens, Planning and Zoning Administrator  

  Rose McKinney, Building and Planning Clerk (Zoom) 
 

2. PLEDGE OF ALLEGIANCE 
Chairman Kendziuk led the reciting of the Pledge of Allegiance. 
 

3. PUBLIC COMMENT NON-AGENDA ITEMS 
Chairman Kenziuk stated that Item 6B would be removed as it is a residential issue not 
commercial. 
 
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 March 2, 2026. 

MOTION by Hauser supported by Stone to approve the minutes of March 2, 2026. 
 

Ayes: Kendziuk, Hauser, Berletich, Hardin, Murphy, Stone 
Nays:  
Absent: Jones, Bachmann 
 
MOTION Carried. 
 

5. PUBLIC HEARINGS 
 
A. Notice of Public Hearing: 239-265 South Street: Site Plan Review for Facade Material 

Modification 
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CITY OF ROCHESTER       PLANNING COMMISSION  
400 SIXTH STREET       REGULAR MEETING MINUTES 
ROCHESTER, MI  48307       April 6, 2026 
 

 
City Manager, Nik Banda introduced Lori Morgan, the cities new Planner from McKenna and 
John Jackson, also from McKenna, Lori gave an overview of her professional background. 

Lori from McKenna gave an overview of the project. The applicant received site plan approval from 
the Planning Commission on August 4, 2024, to construct two (2) speculative multi-tenant industrial 
buildings with a combined area of 19,293.75 sq. ft. The subject site comprises two (2) parcels of 
land, one of which was occupied by a nonconforming single family residential structure. The parcels 
with a combined area of 1.47 acres are located on the north side of South Street in the I-2 
(Industrial-2) District. At this time the applicant is proposing a change to the exterior building 
materials which require an amendment to the approved site plan. The applicant appeared before 
the Planning Commission for a preliminary hearing on 3/2/2026 and was scheduled for a public 
hearing and consideration of site plan. 

The site plan approved by the Planning Commission included building architecture which proposed 
buildings to be constructed predominantly of ribbed panel metal siding, with a small foundation 
band of burnished concrete block. At the time we had noted that the area is envisioned in the City’s 
Master plan as an area of future growth for research and technology-based uses and had 
recommended revisions to the building architecture to incorporate additional masonry to create 
columns or other features that will break up the facades of the building. The elevations, however, 
were approved as presented by the applicant. 

The proposed change to building material aligns more closely with the City’s long-term vision for this 
area being developed with a high-tech campus environment with businesses that present attractive 
façades and are not merely utilitarian. Therefore, we recommend that the Planning Commission 
grant amended site plan approval for the proposed change. 

The public hearing was opened at 7:08 p.m. 

There was no public online that wished to be heard. 

Tom Kemp, applicant, was present and stated that they thought it would be better long term to pre-
colored split block as was recommended by McKenna. The light pole was an oversight on the plan 
however it will be placed and installed. 

The public hearing was closed at 7:10 p.m. 

MOTION by Murphy supported by Hauser to approve the site plan façade modification with the light 
pole. 

Ayes: Kendziuk, Hauser, Berletich, Hardin, Murphy, Stone 
Nays:  
Absent: Jones, Bachmann 
 
 
MOTION Carried. 
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CITY OF ROCHESTER       PLANNING COMMISSION  
400 SIXTH STREET       REGULAR MEETING MINUTES 
ROCHESTER, MI  48307       April 6, 2026 
 

 

B. Notice of Public Hearing: 235 S. Main: Site Plan Review, Facade Change & Payment in Lieu of 
Parking 

 
Lori from McKenna gave an overview of the project. The applicant appeared before the Planning 
Commission for a preliminary hearing on February 2, 2026, and was scheduled for a public 
hearing pending revisions to the plans and submission of additional information regarding 
parking. The first floor of the building is predominantly for retail sales while the second floor is 
intended for office operations/inventory storage etc. At the preliminary hearing.  
 
Based upon the use of the areas, the parking requirement for the site is 86 spaces. Per the City, 
the site is grandfathered in for a total of 31 spaces based upon the prior use of the site. The plan 
shows 6 parking spaces on the rear (west) side of the building, resulting in a parking shortfall of 
49 spaces. The applicant is seeking payment in lieu of parking for the shortfall.  
 
The city conducted its own study for a one-week period in February, determining available 
parking spaces at 11 am and 4 pm within public lots and the deck on the west side of Main 
Street. It is significant to note that when the public lots are in peak demand in the evenings 
(after 5 pm). The subject site will be closed for business for the most part, especially in the 
weekends.   
 
The existing building is constructed of red brick, fieldstone, white siding and what appears to be 
black tile accents on the north façade. The applicant proposes to ‘limewash’ some of the red 
brick to a limestone color, replace other brick and tile areas with smooth cast stone veneer and 
create a focal entrance at the northeast corner of the building. The elevations also note the use 
of black metal siding extensively on the rear façade.  
 
We recommend that the Planning Commission grant site plan approval for Lucido Fine Jewelry 
to be located at 235 S. Main Street, subject to the condition that loading activity for the site 
shall not unduly impede traffic on the alley. The recommendation is also subject to the Planning 
Commission granting special exception approval for payment in lieu of 49 parking spaces, and 
City Attorney input on addressing any future change of use on site. 
 
The public hearing was opened at 7:26 p.m. 

Roger Knapp of 304 S. Main was present and expressed concern over parking. 

The public hearing was closed at 7:33 p.m. 

 Joe Lucido, Owner, was present along with Ryan, Architect.  Joe expressed the excitement they  
have with this project. The project is an amazing opportunity for Lucido’s. The parking was 
discussed with the Commission. Joe stated on average they have about 30 customers per day 
and that is throughout the day.  
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CITY OF ROCHESTER       PLANNING COMMISSION  
400 SIXTH STREET       REGULAR MEETING MINUTES 
ROCHESTER, MI  48307       April 6, 2026 
 

 
Brief discussion on parking statistics, hours of operation and customer traffic.  The parking decks 
are under-utilized. Joe stated they would likely pay for parking in lieu of in full. The foot traffic 
into the store is usually a couple which would be one vehicle.  The hours of operation will  
not change in the new building.  
 
MOTION by Berletich supported by Stone to approve Special Exception for forty-nine parking spaces. 
 
Ayes: Kendziuk, Hauser, Berletich, Hardin, Murphy, Stone 
Nays:  
Absent: Jones, Bachmann 
 
MOTION Carried. 
 
MOTION by Hauser supported by Stone to approve Site Plan as submitted. 
 
Ayes: Kendziuk, Hauser, Berletich, Hardin, Murphy, Stone 
Nays:  
Absent: Jones, Bachmann 
 
MOTION Carried. 
 
6. CONSIDERATIONS 

 
A. Consideration of 134 S. Main St: Site Plan Review for Facade Modification. Request to 

Set a Public Hearing. 
 
Lori from McKenna gave an overview of the project. The applicant received site plan approval 
from the Planning Commission on January 5, 2026, to renovate an existing 3,220 sq. ft building 
located at the entrance to downtown in the Central Business District, CBD. The applicant 
proposes to use the building as a professional office intended for use by the owner and their 
family members.  
 
The existing building is constructed of CMU blocks and is in a state of disrepair. The site plan 
approved by the Planning Commission proposed retaining the block and adding a façade of cast 
limestone and brick to the west (front) and north facades. The rear façade is to be provided with 
a new frosted glass garage door and new windows. Subsequently, during demolition, the 
applicant uncovered an existing structural condition on the building wall, which per the 
applicant, necessitated a change in the facade design to make it feasible and preserve the 
existing structural supports. The change is located in the front portion of the building closest to 
Main Street. The approved plans indicated a façade constructed of limestone and brick with a 
flat roof and a suspended black metal awning. The revised plan proposes replacing the awning 
with a ‘zinc colored roof panel. 
 
We recommend the Planning Commission schedule the project for consideration of amended 
site plan approval on the next available agenda. 
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CITY OF ROCHESTER       PLANNING COMMISSION  
400 SIXTH STREET       REGULAR MEETING MINUTES 
ROCHESTER, MI  48307       April 6, 2026 
 

 
Roger Berent Architect was present and explained there was miscommunication and also 
discussed some of the challenges they encountered in the project along the way with the block 
and the awning. The client asked if he could move forward with the project and the Roger 
assumed they knew how to proceed with everything but the awning. 

Brief discussion ensued to the engineering on the block and the challenges of the supports for 
the building. The south wall needs support the current support runs north and south and is 
concrete. 

MOTION by Hauser supported by Berletich to approve for a Public Hearing 

Ayes: Hauser, Berletich, Hardin, Murphy,  
Nays: Kendziuk, Stone 
Absent: Jones, Bachmann 

 
MOTION Failed. 

B. Consideration of 426 W. University: Site Plan Review for Facade Modification. Request to 
Set a Public Hearing.  
 
Chairman Kenziuk stated that Item 6B would be removed as it is a residential issue not 
commercial. 
 

C. Consideration of 824 Miller Rd: Site Plan Review for Existing Natural Gas Regulator Station. 
Request to Set a Public Hearing.  

Lori from McKenna gave an overview of the project. At the City’s request we have reviewed a 
proposal from Consumer’s Energy to reconstruct an existing natural gas regulator station. The 
subject site is located on east side of Miller Street and is zoned R-1 One-Family Residential 
District.  The site is currently occupied by an existing building, piping, gravel driveway, and gas 
equipment. The applicant proposes to remove all existing improvements and construct a new 
280 sq. ft (14’ x 20’) steel building, a new gravel driveway with parking, installation of an 8’ tall 
concrete panel wall on 3 sides and an aluminum fence on the street side.  

Article 3, Section 300 (5) of the Zoning ordinance states: Essential services shall be permitted as 
authorized and regulated by law and other ordinances of the municipality, it being the intention 
hereof to exempt such essential services [from] the application of this ordinance. A review of 
the definition for essential services in Section 3902 specifies that the exemption is not applicable 
to any utility that involves the construction or erection of buildings or any structures over 4 feet 
in height. Therefore, the proposed regulator station is not considered an essential service and is 
not exempt from the ordinance provisions. Section 2108. Public utilities and facilities note that 
any public utility which is not an ‘essential service’ can be allowed in any zoning district as a 
special exception.  
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CITY OF ROCHESTER       PLANNING COMMISSION  
400 SIXTH STREET       REGULAR MEETING MINUTES 
ROCHESTER, MI  48307       April 6, 2026 
 

 
 

The plan notes that the area inside the fence will be provided with crushed limestone surface. 
Clarify why the surface is represented in two different tones – dark and light. The proposed 
parking area is 12’ deep x 32’ wide. Clarify what type of vehicle it is intended for. Clarify the 
purpose of the gate on the southeast side of the wall along the south property line.  

The distance between the wall and the property line is only 2’. Per Section 2125 (2)(a), the 
maximum permitted height of a fence on a residentially zoned parcel is 6 feet. The proposed 8-
foot-tall fence and wall will require approval from the Zoning Board of Appeals The fixtures must 
be downward directed and shielded especially since the side abuts single family residential uses 
on either side, and the mounting height of 9 feet would mean the fixture will be visible above 
the walls. The landscape plan does not include any irrigation. Since the site is unmanned, clarify 
how the landscaping will be irrigated and maintained. We recommend that the Planning 
Commission schedule the project for consideration on the next available agenda. 

Amy Gilpin from Consumers Energy was present along with Anthony project manager and a 
representative from the consulting firm. The project was discussed. The old building will be 
demolished, and a new building will be constructed along with decorative fencing. Along with 
updates to the driveway. The light will be shielded. The fence is a screen and for security there is 
an 8-foot fence.  Gates are placed in case employees need to access and are offset so that the 
gates stay on consumers’ property.  New equipment will be installed.  

City Manager Nik Banda stated that a video with the next presentation of noise would be very 
beneficial.  

Brief discussion ensued in the aesthetics of the current property and that it does not seem to fit 
the neighborhood. Plants were addressed as far as height when Consumers drive by, they like to 
be able to see inside the perimeter.  The site is maintained by operations.  Drought resistant 
shrubs would be ideal for the area. 

Ken Sherry of 830 Miller spoke about living next door to the location. His first years there 
himself and a neighbor maintained the grass. The fence shown in the packet is more appealing 
than what is being shown tonight. 

It is recommended that when the applicant returns that the plans reflect exactly of what is being 
asked and materials that are going to be used. 

MOTION by Hardin supported by Stone to approve for a Public Hearing at the next available  
Planning Commission Meeting.  
 
Ayes: Kendziuk, Hauser, Berletich, Hardin, Murphy, Stone 
Nays:  
Absent: Jones, Bachmann 

 
MOTION Carried. 
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CITY OF ROCHESTER       PLANNING COMMISSION  
400 SIXTH STREET       REGULAR MEETING MINUTES 
ROCHESTER, MI  48307       April 6, 2026 
 
 
7.MISCELLANEOUS 

Discussion on Planning Commission Sub Committees 
 
MOTION by Hauser supported by Berletich to establish a Special Committee on Zoning Ordinance 
Revisions, comprised of four (4) Planning Commissioners appointed by the Chairperson. The committee 
shall be charged with the following responsibilities as defined in the 2026 Goals and Objectives 
approved at the March 2, 2026, Planning Commission meeting: 

1. Develop design standard recommendations for the downtown area. 
2. Develop recommendations to eliminate discrepancies, contradictions, and inconsistencies 

within the Zoning Ordinance following City Council’s approval of the revised zoning map and 
districts. 

3. Develop recommendations to improve and streamline the development approval process. 
 

Committee Appointments: 
Commissioners Berletich, Hardin, Hauser, and Kendziuk 

Ayes: Kendziuk, Hauser, Berletich, Hardin, Murphy, Stone 
Nays:  
Absent: Jones, Bachmann 

 
MOTION Carried. 
 
MOTION by Hauser supported by Murphy to establish a Special Committee on Future Planning 
Applications, comprised of four (4) Planning Commissioners appointed by the Chairperson. The 
committee shall be charged with the following responsibilities as defined in the 2026 Goals and 
Objectives approved at the March 2, 2026, Planning Commission meeting: 

1. Fulfill the Capital Improvements Program requirements listed in Section 65 of the Michigan 
Planning Enabling Act (MPEA). 

2. Prepare for the 2027 Master Plan, including: 
• Developing a subarea plan for South Street. 
• Conducting an in-depth housing study. 

 

Committee Appointments: 
Commissioners Berletich, Murphy, Stone, and Kendziuk 

Ayes: Kendziuk, Hauser, Berletich, Hardin, Murphy, Stone 
Nays:  
Absent: Jones, Bachmann 
   
MOTION Carried. 
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CITY OF ROCHESTER       PLANNING COMMISSION  
400 SIXTH STREET       REGULAR MEETING MINUTES 
ROCHESTER, MI  48307       April 6, 2026 
 
 
Brief discussion on parking and if pass holders could be placed in one spot. Nik stated that you do not 
want parking passes limited to one area. Everything with parking will be evaluated. Looking for a balance 
of employee verses patrons. Reserving closer parking for patrons. 

 
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 9:01 P.M.   
 
 
 
Respectfully Submitted, 
Rose McKinney, Building and Planning Clerk 
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April 28, 2026 
 
Planning Commission 
City of Rochester 
400 Sixth Street 
Rochester, MI 48307 
 
 Subject: 322-326 Albertson Street/GH Longevity Rochester; Preliminary Plan 

Review; Site Plan dated April 9, 2026.  
 
Dear Commissioners: 
 
At the City’s request we have reviewed a proposal from Tara Nabity on behalf of FerNab Properties, LLC. 
to develop a holistic longevity center within the existing buildings at 322-326 Albertson Street. The review 
was performed based on the Application for Approval of Special Project, site plans, and associated 
narrative received by the City on April 9, 2026. 
 
The site is located along Albertson Street, bear Pine Street and Paint Creek Trail, parcel ID 15-10-430-
010 and 15-10-430-011. The site’s base zoning is within the R-1 District. This project also falls within the 
Special Projects Area boundary. The R-1 District would not allow for the proposed use, considered a 
health and physical fitness center for the purpose of the review, on this site. However, per Section 2115 
of the Zoning Ordinance, an applicant can seek special project approval from the Planning Commission to 
facilitate the development of a project on a site, in an innovative manner which cannot be accomplished 
by a strict application of the regulations of the Zoning Ordinance. A request for special projects approval 
grants the Planning Commission flexibility and discretionary approval authority for a site plan.   
 
The facility will include a training study/performance lab and longevity programming/recovery suites. The 
operation of the business will be appointment based. 
 
The comments below are intended to provide an overview of the project’s main elements and identify a 
list of items that must be addressed on a future submission to the Planning Commission.  We anticipate 
having additional comments once a revised plan is submitted. The comments presented do not constitute 
a complete site plan review.  

 
 
REVIEW COMMENTS 
 

1. The location map included in the site plans should be updated to correctly identify the location of 
the site. 

2. Requiring the combination of the two lots involved into a single parcel should be considered as 
part of the review process. This lot combination can occur at any time, even as plan updates are 
underway. 

3. The parking and bicycle parking shown are compliant with the requirements for a health and 
fitness center.  

4. The new signage shown is compliant with signage standards for the district. Any additional 
signage proposed will require administrative approval from the City’s Planning Staff. 
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City of Rochester - 322-326 Albertson Street – Preliminary Review #1  2 
April 28, 2026 
 

5. The narrative provided indicates that no exterior lighting will be provided. However, the site plans 
indicate existing and new lighting, and a photometric plan is included. Please update the narrative 
to ensure consistency with the plans, and provide details for any existing lighting fixtures that will 
remain on the site to ensure compliance with §2306 of the Zoning Ordinance.  

6. Additional details about the existing fence should be provided to ensure sufficient screening 
between the proposed use and the surrounding residential uses.  

7. Please clarify the intended hours of operation and generally anticipated appointment lengths to 
help better understand potential vehicle trip generation. 

8. Please provide additional details related to the proposed green wall and intended maintenance 
plan, as well as plans for the proposed mural. 

9. Please provide a detail showing the proposed screening materials for the relocated refuse area.  

10. Please provide information for landscaping maintenance as irrigation is not indicated on the 
plans. 

11. Additional information is needed as part of the Special Projects Approval Standards (outlined in 
§2115). 

a. A statement indicating the applicant's ownership or leasehold interest in the property 
should be included with the application. 

b. The narrative associated with the application should clearly state the anticipated 
employment generation and the nature of the work (if it is shift work).  

c. Information showing the project's impact on the surrounding area, including, but not 
limited to, such things as parking, traffic, infrastructure and neighboring properties should 
be included. Detail should be provided beyond a description as “low impact.” 

 
RECOMMENDATION 
Subject to the items listed in underlined comments above being addressed, we recommend that the 
Planning Commission schedule the project for consideration of site plan and special exception approval 
on the next available agenda.  
 
Respectfully,  
McKENNA  

 
Lori Morgan 
Senior Planner  
 
Cc: Jeremy Peckens 
 Nik Banda 
 Jeff Kragt 
 Rose McKinney 
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legal description

The Land referred to herein below is situated in the City of Rochester, County of Oakland,
State of Michigan, and is described as follows:

Lots 121 and 122, and 1/2 of vacated alley adjacent ALBERTSON ADDITION, according to
the plat thereof as recorded in Liber 5 of plats, page 9, Oakland County Records

SITE

Utility Note:
All underground utilities shown are taken from
utility owner records. No guarantee as to
completeness or accuracity is given by this office.
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HEALTH AND PHYSICAL FITNESS CENTERS :
1 SPACE PER 4 PERSONS BASED ON MAXIMUM CAPACITY + 1 SPACE PER 
EMPLOYEE ON THE LARGEST EMPLOYMENT SHIFT.
MAX OCCUPANT LOAD = 56 PERSONS
MAX NO. EMPLOYEES =  4   PERSONS

PARKING REQUIRED = 18 SPACES
PARKING PROVIDED = 18  SPACES

PARKING SIZES:
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· 9'X18'
· IN A PARKING LOT OF MORE THAN 12 PARKING SPACES, UP TO 25% OF
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LEGAL DESCRIPTION:

LOTS 121 AND 122, AND 1/2 OF VACATED ALLEY ADJACENT, ALBERTSON
ADDITION TO THE VILLAGE OF ROCHESTER, OF PART OF THE N.E CORNER OF
THE SOUTHEAST 1/4  OF SEC. 10, T.3 N., R.11 E. CITY OF ROCHESTER, OAKLAND
COUNTY MICHIGAN AS RECORDED IN LIBER 5 OF PLATS, PAGE 9 OF OAKLAND
COUNTY RECORDS.
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(SPECIAL PROJECT OVERLAY DISTRICT)

#322 & #326
1 STORY BLOCK BRICK BUILDING
EXISTING LIGHT MANUFACTURING USE

"C
"

"C"

EXISTING
SHRUBS

EXISTING
TREE

EXISTING
SHRUBS

EXISTING
GRASS
AREA

EXISTING
LANDSCAPE

EXISTING
GRASS AREA

DECORATIVE
PLANTERS

ALBERTSON ST

ALBERTSON ST  (50' WD.)

ZONED: R-1

EXISTING
SHRUBS

EXISTING
SHRUBS

2 - 8

EXISTING
GRASS AREA

PROPOSED
GRASS AREA

GENERAL LANDSCAPE NOTES:
1. LANDSCAPE CONTRACTOR SHALL VISIT THE SITE, INSPECT EXISTING CONDITIONS, REVIEW

PROPOSED PLANTINGS AND RELATED WORK. CONTACT THE OWNER AND/OR LANDSCAPE
ARCHITECT WITH ANY CONCERNS OR DISCREPANCY BETWEEN THE PLAN, PLANT MATERIAL
LIST, AND/OR SITE CONDITIONS.

2. PRIOR TO BEGINNING OF CONSTRUCTION ON ANY WORK, CONTRACTORS SHALL VERIFY
LOCATIONS OF ALL ON SITE UTILITIES. GAS, ELECTRIC, TELEPHONE, CABLE TO BE LOCATED
BY CONTACTING MISS DIG 1-800-482-7171. ANY DAMAGE OR INTERRUPTION OF SERVICES
SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR. COORDINATE ALL RELATED WORK
ACTIVITIES WITH OTHER TRADES AND REPORT ANY UNACCEPTABLE JOB CONDITIONS TO
OWNER PRIOR TO COMMENCING

3. NUMERICAL VALUE ON THE LANDSCAPE QUANTITIES SPECIFIED ON THE PLAN TAKE
PRECEDENCE OVER GRAPHIC REPRESENTATION. VERIFY ANY CONCERN-DISCREPANCY WITH
LANDSCAPE ARCHITECT.

4.  ALL CONSTRUCTION AND PLANT MATERIAL LOCATION TO BE ADJUSTED ON SITE IF
NECESSARY.

5. ALL SUBSTITUTIONS OR DEVIATIONS FROM THE LANDSCAPE PLAN MUST BE APPROVED BY
CITY AND LANDSCAPE ARCHITECT

6. ALL LARGE TREES AND EVERGREENS TO BE STAKED, GUYED AND WRAPPED AS DETAIL
SHOWN ON PLAN.

7. PLANT BEDS TO BE DRESSED WITH MIN. 3" OF FINELY DOUBLE SHREDDED HARDBARK
MULCH.

8. DIG SHRUB PITS 1' LARGER THAN SHRUB ROOT BALLS AND TREE PITS 2' LARGER THAN
ROOT BALL.  BACK FILL WITH ONE PART TOP SOIL AND ONE PART SOIL FROM EXCAVATED
PLANTING HOLE.

9.  REMOVE ALL TWINE, WIRE AND BURLAP FROM TREE AND SHRUB EARTH BALLS, AND FROM
TREE TRUNKS.

10. NATURAL COLOR, FINELY SHREDDED HARDWOOD BARK MULCH REQUIRED FOR ALL
PLANTINGS. 4" THICK BARK MULCH FOR TREES IN 4' DIA. CIRCLE WITH 3" PULLED AWAY FROM
TRUNK. 3" THICK BARK MULCH FOR SHRUBS AND 2" THICK BARK MULCH FOR PERENNIALS.

11. PLANT MATERIAL QUALITY & INSTALLATION SHALL BE IN ACCORDANCE WITH THE CURRENT
AMERICAN ASSOCIATION OF NURSERYMEN LANDSCAPE STANDARDS.

12. PROVIDE PEAT SOD FOR ALL NEW AND DISTURBED LAWN AREAS UNLESS NOTED OTHERWISE.

13. ALL PLANTING AREAS TO BE PREPARED WITH APPROPRIATE SOIL MIXTURES AND
FERTILIZER BEFORE PLANT INSTALLATION.

14. PLANT TREES AND SHRUBS GENERALLY NO CLOSER THEN THE FOLLOWING DISTANCES FROM 
SIDEWALKS, CURBS AND PARKING STALLS:
 A).   SHADE TREES........................................................................................................................... 5 FT.

B).   ORNAMENTAL AND EVERGREEN TREES
       (CRAB, PINE, SPRUCE, ETC.)........................................................................... 10 FT.

C).   SHRUBS THAT ARE LESS THAN 1 FOOT TALL
      AND WIDE AT MATURITY....................................................................................... 2 FT.

15. NO TREES OR EVERGREENS TO BE INSTALLED OVER ANY PROPOSED OR EXISTING UTILITY LINES AS
SHOWN ON THE OVERALL LANDSCAPE PLAN. SEE ENGINEERING PLANS FOR EXACT LOCATION AND DETAILS.

16. ALL LAWN AREAS AND LANDSCAPE BEDS TO BE FULLY IRRIGATED WITH A AUTOMATIC 
UNDERGROUND SYSTEMS. IRRIGATION SYSTEM TO HAVE SEPARATE ZONES FOR LAWN AREAS, 

PARKING ISLANDS, AND SHRUB BEDS WITH DIFFERENT CONTROL MOISTURE LEVEL 
ADJUSTMENT PER ZONE AS REQUIRED

17. UNLESS NOTED OTHERWISE, LANDSCAPE BEDS ADJACENT TO LAWN TO RECEIVE EDGING. 
EDGING SHALL BE 4" X 1/8" METAL (FINISH BLACK OR GREEN) OR APPROVED EQUAL AND TO BE

INSTALLED WITH HORIZONTAL METAL STAKES AT 32" O.C. OR PER MANUFACTURER'S 
SPECIFICATION.

18. ALL NEW PARKING ISLANDS AND LANDSCAPE BEDS ADJACENT AND NEXT TO BUILDING 
SHALL BE EXCAVATED OF ALL BUILDING MATERIALS AND POOR SOILS A MIN. OF 16"-18" 
DEPTH. BACK FILL WITH GOOD, MEDIUM TEXTURED PLANTING SOILS. ADD A MIN. 4" OF 
TOPSOIL OVERFILL TO FINISH GRADE. PROVIDE POSITIVE DRAINAGE.

19. WATERING OF ALL PLANTS AND TREES TO BE PROVIDED IMMEDIATELY AND MULCHING
WITHIN 24 HOURS AFTER INSTALLATION.

20. ALL TREE PITS TO BE TESTED FOR PROPER DRAINAGE PRIOR TO TREE PLANTING. PROVIDE
APPROPRIATES DRAINAGE SYSTEM AS REQUIRED IF THE TREE PIT DOES NOT DRAIN
SUFFICIENTLY.

21. THE LANDSCAPE CONTRACTOR SHALL GUARANTEE ALL LANDSCAPE PLANT MATERIALS AND
IRRIGATION INSTALLATION FOR A PERIOD OF ONE YEAR BEGINNING AFTER THE COMPLETION
OF LANDSCAPE INSTALLATION DATE APPROVED BY THE CITY OR LANDSCAPE ARCHITECT.
THE CONTRACTOR SHALL REPLACE DURING AND AT THE END OF THE GUARANTEE PERIOD,
ANY DEAD OR UNACCEPTABLE PLANTS, AS DETERMINED BY THE CITY OR LANDSCAPE
ARCHITECT, WITHOUT COST TO THE OWNER.

22. ALL DEAD OR DISEASED PLANT MATERIALS SHALL BE REMOVED AND REPLACED WITHIN
SIX (6) MONTHS AFTER IT DIES OR IN THE NEXT PLANTING SEASON, WHICHEVER OCCURS
FIRST. THE PLANTING SEASON FOR DECIDUOUS SHALL BE BETWEEN MARCH 1, JUNE 1, AND
OCTOBER 1 UNTIL THE PREPARED SOIL BECOMES FROZEN. THE PLANTING SEASON FOR
EVERGREEN PLANTS SHALL BE BETWEEN MARCH 1 AND JUNE 1.  PLANT MATERIAL INSTALLED
TO REPLACE DEAD OR DISEASED MATERIAL SHALL BE AS CLOSE AS PRACTICAL TO THE
SIZE OF MATERIAL IT IS INTENDED TO REPLACE

SET TOP OF ROOTBALL LEVEL WITH
GRADE OR SLIGHTLY ABOVE GRADE IF
IN CLAY SOIL.

CENTER ROOTBALL IN PLANTING HOLE.
LEAVE BOTTOM OF PLANTING HOLE
FIRM. DO NOT AMEND SOIL UNLESS
PLANTING IN POOR OR SEVERELY
DISTURBED SOIL OR BUILDING RUBBLE.
USE WATER TO SETTLE SOIL AND
REMOVE  AIR POCKETS AND FIRMLY
SET TREE. GENTLY TAMP IF NEEDED.

FOLD DOWN OR PULL BACK STRING,
BURLAP OR PLASTIC EXPOSING
ROOTBALL. REMOVE ALL
NON-DEGRADABLE MATERIALS. DO NOT
REMOVE SOIL FROM THE ROOTBALL.

BREAK UP (SCARIFY) SIDES OF
PLANTING HOLE.

MULCH 2"-3" DEPTH WITH SHREDDED
HARDWOOD BARK.
MULCH SHALL BE NEUTRAL IN COLOR.

 NAME

PLANT MATERIAL LEGEND

QUAN.KEYSYMBOL

EXISTING TREES TO REMAIN

EVERGREEN TREES
ARBORVITAE2 8

EXISTING TREES TO REMAIN

26-1212

SERRA-MARKO AND ASSOCIATES RETAINS THE
OWNERSHIP OF THIS DOCUMENT AS
INSTRUMENT OF SERVICE, AND IT CANNOT BE
REUSED WITHOUT WRITTEN PERMISSION AND
ADDITIONAL COMPENSATION.

COPYRIGHT © 2026  SERRA-MARKO ASSOCIATES
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General Note

1. SEE SCHEDULE FOR LUMINAIRE MOUNTING HEIGHT.

2. SEE LUMINAIRE SCHEDULE FOR LIGHT LOSS FACTOR.

3. CALCULATIONS ARE SHOWN IN FOOTCANDLES AT: 5'-0" AT PROPERTY LINE & GRADE

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.

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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Drawing No.

#26-55731

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.

Schedule

Symbol Label QTY Catalog Number Description
Lumens

per Lamp
LLF Wattage

EX
2 EXISITNG TO BE CONFIRMED BY OWNER 5063 0.85 34

P1
1 DSX1 LED P1 40K 80CRI

TFTM HS

D-Series Size 1 Area Luminaire P1

Performance Package 4000K CCT 80 CRI

Forward Throw Houseside Shield

5971 0.9 50.9015

W1
1 WDGE2 LED P3 40K

80CRI TFTM

WDGE2 LED WITH P3 - PERFORMANCE

PACKAGE, 4000K, 80CRI, TYPE FORWARD

THROW MEDIUM OPTIC

3166 0.9 32.1375

W2
1 WDGE2 LED P1 40K

80CRI T3M

WDGE2 LED WITH P1 - PERFORMANCE

PACKAGE, 4000K, 80CRI, TYPE 3 MEDIUM

OPTIC

1265 0.9 11.1658

Statistics

Description Symbol Avg Max Min Max/Min Avg/Min

Overall/Grade 0.2 fc 5.4 fc 0.0 fc N/A N/A

Parking 1 1.3 fc 2.7 fc 0.5 fc 5.4:1 2.6:1

Parking 2 1.1 fc 2.8 fc 0.3 fc 9.3:1 3.7:1

Property Line 0.2 fc 0.8 fc 0.0 fc N/A N/A
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10

EXISTING WALL TO REMAIN

EXISTING WALL TO BE REMOVED

EXISTING DOOR TO BE REMOVED

EXISTING DOOR TO REMAIN

NEW DOOR
T.

DEMO WALL LEGEND

DOOR LEGEND

1. FIELD VERIFY ALL EXISTING CONDITIONS AND DIMENSIONS.

2. PROVIDE APPROPRIATE BARRICADES, SIGNAGE, AND OTHER SAFETY
PRECAUTIONS SO AS TO PROTECT VISITORS, TRADESMAN, AND
EXISTING REMAINING CONSTRUCTION.

3. COMPLETELY REMOVE ALL WORK AND RELATED WORK IN AREAS
DESIGNATED ON THE PLAN.

4. DISCONNECT, REMOVE, AND CAP ALL EXISTING UTILITIES AS
INDICATED AND REQUIRED TO PERMIT NEW WORK. ALL WORK TO BE
COMPLETED BY APPROPRIATE, EXPERIENCED TRADES (I.E.
ELECTRICAL DEMOLITION BY ELECTRICIANS, ETC.)

5. RESTORE EXISTING AREAS WHICH ARE DAMAGED DURING
CONSTRUCTION. MATCH EXISTING MATERIAL AND FINISHES.

6. DO NOT USE EXPLOSIVES OR UNSAFE DEMOLITION METHODS.

7. REMOVE ALL DEBRIS FROM THE SITE. DO NOT BURN REFUSE ON SITE.
MATERIAL TO BE DISPOSED TO AN APPROVED SITE.

8. COORDINATE SALVAGEABLE ITEMS WITH THE OWNER. STORE
SALVAGEABLE ITEMS WITHIN DESIGNATED AREAS.

NOTES: GENERAL DEMOLITION

EXISTING / DEMO FLOOR PLAN KEYED NOTES:

1. EXISTING EXTERIOR WALL .
2. EXISTING INTERIOR WALL TO BE REMOVED.
3. EXISTING WINDOW
4. EXISTING DOOR TO BE REMOVED
5. EXISTING FIXTURES TO BE REMOVED
6. EXISTING STAIR
7. EXISTING DOOR TO BE PAINTED
8. EXISTING WATER HEATER TO BE RELOCATED
9. EXISTING SKYLIGHT
10. EXISTING ELECTRICAL EQUIPMENT.
11. EXISTING WATER MAIN
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TOWELS

DISPLAY

TYPICAL NOTES:

1.  HARDWARE SELECTED BY OWNER

2. ALL INTERIOR FINISH AND TRIM SHALL COMPLY W/ LOCAL
ORDINANCES, CURRENT MICHIGAN BUILDING CODE SECTION,
CHAPTER 8

3. CLASS C: FLAME SPREAD 76-200, SMOKE DEVELOPMENT 0-450.
CONTRACTOR TO SUBMIT DOC'S AS REQUIRED. PRIOR TO
INSTALLATION OF ANY PROPOSED APPLICABLE INTERIOR WALL
AND CEILING FINISHES, PROVIDE TO THE CITY'S FIELD
INSPECTOR DOCUMENTATION SHOWING THEIR CLASS, FLAME
SPREAD AND SMOKE DEVELOPED INDEXES.

4. INSULATION FLAME SPREAD INDEX REQUIREMENTS SHALL BE IN
ACCORDANCE WITH ASTM E 84.

A. CONCEALED OR EXPOSED INSTALLATION SHALL
HAVE RATING OF NOT MORE THAN 25. INSULATION
BETWEEN 2 LAYERS OF NONCOMBUSTABLE MATERIALS
W/O INTERVENING AIRSPACE SHALL BE ALLOWED TO 
HAVE A FLAME SPREAD INDEX OF NOT MORE THEN 100.

B. SMOKE DEVELOPMENT INDEX RATING OF NOT
MORE THAN 450.

C. ALL INSULATION TO BE PROPERLY LABELED

5. CONTRACTOR TO PROVIDE FIRE EXTINGUISHER
ON JOB AS REQUIRED BY BUILDING INSPECTOR.

6. PROVIDE MIN. (2) 5# ABC EXTINGUISHES IN ACCORDANCE
WITH NFPA 10 IN EACH TENANT SPACE.  LOCATION TO BE
VERIFIED WITH BUILDING INSPECTOR.

7. PROVIDE INTERNATIONAL SYMBOL FOR HANDICAPPED
SIGNS FOR DIRECTION ON RESTROOM ACCESSIBILITY.

8. ALL GLAZING IN HAZARDOUS AREA SHALL BE SAFETY
GLASS AND COMPLY WITH CURRENT M.B.C. SEC 2406.2
LABELS AND GLASS COMP. WITH CPSC 16CFR PART 1201.

GENERAL NOTES:

1. DOOR HANDLES, PULLS,LATCHES, LOCKS, AND OTHER OPERATIONS
TO BE AT 48" A.F.F. MAX. AND 34" A.F.F. MIN.

2. DOORS TO HAZARDOUS AREAS TO HAVE HARDWARE W/ ROUGH FINISH

3. ALL EXIT DOORS TO HAVE PANIC DEVICE CLOSERS AND SHALL NOT
LOCK AGAINST EGRESS OR OTHER HARDWARE COMPLYING W/ SEC. 008.1.8.

4. LOCKING DEVICES TO BE ACTIVATED BY NO MORE THEN ONE-HALF TURN,
ACTIVATED BY LEVER TYPE.

5. ALL DOOR HANDLES TO BE LEVER TYPE.

6. ALL VERTICAL CHANGES IN FLOOR ELEVATION, INCLUDING DOOR
THRESHOLDS, SHALL BE LIMITED TO 1/4" UNLESS A 1 TO 2 RISE-TO-RUN
RATIO PROVIDED IN THE TRANSITION BETWEEN ELEVATIONS; IN WHICH
A 1/2" MAX. DIFFERENCE IS ALLOWED. SAID CHANGES IN ELEVATION
SHALL COMPLY WITH ICC/ANSI A117.1-2003.

7. ALL MILLWORK/CASEWORK COUNTERTOPS HAVE A MAXIMUM 34" HEIGHT
A.F.F. UNLESS NOTED OTHERWISE.

SCALE: 3/16" = 1'-0"A101
1 NORTH
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LIFE SAFETY PLAN GENERAL NOTES:

A. EVERY ROOM OR SPACE THAT IS ASSEMBLY OCCUPANCY SHALL HAVE
THE OCCUPANT LOAD OF THE ROOM OR SPACE POSTED IN A
CONSPICUOUS PLACE, NEAR THE MAIN EXIT ACCESS DOORWAY.
POSTED SIGNS SHALL BE OF AN APPROVED LEGIBLE PERMANENT
DESIGN AND SHALL BE MAINTAINED BY THE OWNER AUTHORIZED
AGENT.  (1004.3)

B. EGRESS SHALL NOT PASS THROUGH KITCHENS, STORAGE ROOMS,
CLOSETS OR SIMILAR SPACES.  (1014.2)

C. PANIC AND FIRE EXIT HARDWARE, WHERE INSTALLED ON DOORS IN
THIS BUILDING SHALL SATISFY THE FOLLOWING (1008.1.10):

1. THE ACTUATION PORTION OF THE RELEASING DEVICE SHALL
EXTEND AT LEAST ONE-HALF OF THE DOOR LEAF WIDTH.

2. THE MAXIMUM UNLATCHING FORCE DOES NOT EXCEED 15
POUNDS (6.8 KG).

3. PIVOTED OR BALANCED DOORS SHALL BE OF THE PUSH-PAD TYPE
WHERE PANIC HARDWARE IS REQUIRED AND THE PAD SHALL NOT
EXTEND ACROSS MORE THAN ONE-HALF OF THE DOOR WIDTH,
MEASURED FROM THE LATCH SIDE.

4. PANIC HARDWARE LISTED IN ACCORDANCE WITH UL 305.

5. FIRE EXIT HARDWARE LISTED IN ACCORDANCE WITH UL 10C AND
UL 305.

D. STRUCTURAL ELEMENTS, FIXTURES OR FURNISHINGS SHALL NOT
PROJECT HORIZONTALLY FROM EITHER SIDE MORE THAN 4 INCHES
(100 MM) OVER ANY WALKING SURFACE BETWEEN 27 INCHES (685 MM
AND 80 INCHES (2030 MM) ABOVE THE WALKING SURFACE.
EXCEPTION:  HANDRAILS SERVING STAIRS AND RAMPS ARE
PERMITTED TO PROTRUDE 4 1/2 INCHES (115 MM) FROM THE WALL.
(1003.3.3)

E. THE PATH OF EGRESS TRAVEL EXITS AND WITHIN EXITS IN THIS
BUILDING SHALL BE IDENTIFIED BY EXIT SIGNS CONFORMING TO THE
REQUIREMENTS OF SECTION 1011 AND AS NOTED BELOW:

1. EXIT SIGNS SHALL BE READILY VISIBLE FROM ANY DIRECTION OF
EGRESS TRAVEL.

2. EXIT SIGNS SHALL BE LOCATED AS NECESSARY TO CLEARLY
INDICATE THE DIRECTION OF EGRESS TRAVEL.

3. NO POINT IN A CORRIDOR SHALL BE MORE THAN 100 FT (30.5 M) OR
THE LISTED VIEWING DISTANCE FOR THE SIGN, WHICHEVER IS
LESS, FROM THE NEAREST VISIBLE EXIT SIGN.

F. WHERE KEY OPERATED LOCKING DEVICES ARE USED, POST A SIGN
ON OR ADJACENT TO THE REQUIRED MAIN EXIT DOOR WITH 1 INCH (25
MM) LETTERING STATING THAT "THIS DOOR TO REMAIN UNLOCKED
WHEN BUILDING IS OCCUPIED". (1008.1.9.3)

G. EGRESS DOORS OR GATES SHALL BE OPENABLE FROM THE EGRESS
SIDE WITHOUT THE USE OF A KEY, SPECIAL KNOWLEDGE OR EFFORT.
DOOR HANDLES, PULLS, LATCHES, LOCKS AND OTHER OPERATING
DEVICES SHALL BE INSTALLED 34 INCHES (860 MM) TO 48 INCHES
(1220 MM) ABOVE FINISHED FLOOR.  MANUALLY OPERATED FLUSH
BOLTS OR SURFACE BOLTS ARE NOT PERMITTED. THE UNLATCHING
OF ANY DOOR OR LEAF SHALL NOT REQUIRE MORE THAN ONE
OPERATION.  (1008.1.9)

H. LANDINGS SHALL BE PROVIDED ON EACH SIDE OF DOORS AND SUCH
LANDING SHALL BE AT THE SAME ELEVATION ON EACH SIDE OF THE
DOOR LANDINGS SHALL HAVE A WIDTH NOT LESS THAN THE WIDTH OF
THE DOOR AND LENGTH MEASURED IN THE DIRECTION OF TRAVEL OF
NOT LESS THAN 44 INCHES (11120 MM). (1008.1.5, 1008.1.6)

TRAVEL DISTANCE CALCULATION:
(MBC-2021, TABLE 1017.2)

MULTIPLE EXITS:
TRAVEL DISTANCE ALLOWED (TABLE 1017.2) = 250'-0"
TRAVEL DISTANCE PROVIDED = 108'-8"

EXIT CALCULATIONS:
(MBC-2021, TABLE 1006.2.1 & 1006.3.1)
EXITS REQUIRED:

1 - 49 PERSONS = 1 EXIT
50 - 500 PERSONS = 2 EXITS
EXITS PROVIDED = 4 EXITS
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FLOOR AREA / 

AREA (SQUARE FEET)
USE OF SPACE
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PROPOSED ELEVATION KEYED NOTES:
1. PROPOSED THIN BRICK OVER EXISTING CMU
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8. PROPOSED WALL MOUNTED LIGHT FIXTURE
9. PRE-FIN. METAL COPING. TO BE PAINTED
10. STANDING SEAM METAL ROOF PANELS
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12. NEW WALL MOUNTED LIGHT FIXTURE
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April 28, 2026 
 
Planning Commission 
City of Rochester 
400 Sixth Street 
Rochester, MI 48307 
 
 Subject: Miller and Parkdale Regulator Station//824 Miller; Preliminary Plan Review 

#2; Site Plan dated April 9, 2026.  
 
Dear Commissioners: 
 
At the City’s request we have reviewed a proposal submitted by Amy Gilpin on behalf of Consumers Energy 
to reconstruct an existing natural gas regulator station. Preliminary Review #1 was completed on March 27, 
2026, based on site plans dated March 2026. During the April 6, 2026 Planning Commission meeting, the 
review was discussed and approved to be scheduled for a public hearing. Due to public hearing advertising 
complications, as required by Michigan Zoning Enabling Act, the public hearing must be postponed. This 
letter provides our review of the updated site plans submitted on April 9, 2026, as well as the additional 
letter submitted by Douglas A Scott from Rowe Engineering in response to Preliminary Review #1.  
 
The subject site is located on the east side of Miller Street within the R-1 One-Family Residential Zoning 
District. The site is currently occupied by the existing regulator station- including an existing building, piping, 
gravel driveway, and gas equipment. The applicant proposes to remove all existing improvements and 
construct a new 280 sq. ft (14’ x 20’) steel building, a new driveway with parking, installation of an 8’ tall 
concrete panel wall on 3 sides and an ornamental fence on the street side.  
 
This second preliminary review is to ensure adequate information has been submitted for the plan to be 
forwarded to Planning Commission to set a date for the hearing and does not constitute a complete site 
plan review.  
 
 
REVIEW COMMENTS 
 
1. Use Interpretation. Article 3, Section 300 (5) of the Zoning Ordinance states, “Essential services shall 

be permitted as authorized and regulated by law and other ordinances of the municipality, it being the 
intention hereof to exempt such essential services [from] the application of this ordinance. See the 
definition of Essential services.” 

A review of the definition of essential services in Section 3902 specifies that the exemption is not 
applicable to any utility that involves the construction or erection of buildings or any structures over 4 
feet in height. Therefore, the proposed regulator station is not considered an essential service and is 
not exempt from the provisions of the Ordinance. Section 2108. Public utilities and facilities notes that 
any public utility which is not an ‘essential service’ can be allowed in any zoning district as a special 
exception. Therefore, the application will require site plan and special exception approval from the 
Planning Commission. 

2. Dimensional Standards. The proposed plans comply with the dimensional standards for the R-1 
district. The proposed setbacks comply with the standards set out by §2000 of the Zoning Ordinance. 
The proposed heater is placed within the rear yard setback. However, based on the Ordinance’s 
definition of a yard, the heater may be considered a “customary yard accessory or ornament,” 
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specifically for the proposed land use, a regulator station. Given the position of the heater in the rear 
yard (as opposed to the front), its compliance with height and side yard standards for the R-1 district, 
and the presence of a gravel access drive the length of the site, the position of the heater does not 
pose a safety concern based on its position. 

The plans have been updated to indicate the height of the proposed remote telemetry unit, which has 
an average height of 6’ with the light fixture extending to 9’. This complies with the district height 
limitation of 15’.  

3. Façade. A 14’ x 20’ structure is proposed on the site. The plans have been updated to indicate the 
structure’s façade will be Nichiha Vintage Brick in the color white wash to be more consistent with the 
character of the surrounding neighborhood. The plans indicate that this structure is approximately 10’6” 
in height, which complies with the dimensional standards for the R-1 District. 

4. Fence and Screening. The plans propose an 8’ tall ornamental fence along the front of the parcel with 
an 8’ tall concrete wall along the three remaining sides. Per §2125 (2)(a), the maximum permitted height 
of a fence on a residentially zoned parcel is 6 feet. Given their proposed height, the wall and fence will 
require a variance to be granted by the Zoning Board of Appeals. The location of the front fence is also 
within the setback, which will require a variance as §2125(2)(d) specifies that, “No fence over 18 inches 
in height shall be constructed nearer to the street than the front building lines as established by the 
zoning ordinance,” unless it is on a corner parcel. The design of the ornamental fence as shown is 
otherwise compliant with the fence design specifications of the ordinance. 

Per §2804, the wall fulfills the requirement for a screening wall between the residential and non-
residential uses. However, the Planning Commission must officially approve the use of the concrete 
wall design indicated on sheet C-2529-SAD 09 of the plans, as masonry is required by the ordinance. 
This design has been updated to comply with the request for a more aesthetic design and would comply 
with the allowable substitutions outlined in §2804(e)(5) of the ordinance as a “manmade feature that 
would produce substantially equivalent results of screening, and durability.” 

5. Landscaping. The landscaping indicated on sheet C-2529-PMT 06 of the plans complies with the 
landscaping requirements of §2800 of the Ordinance. The landscaping will be fulfilled by a mixture of 
drought resistant species. Irrigation will not be provided. However, the applicant has indicated that the 
landscaping contractor will water the plantings for two years or until they are established. Regular 
maintenance and replacement of the plantings should be identified and carried out by the property 
owner as needed to ensure the site’s consistent appearance. 

6. Signage. Proposed, “No Trespassing/Danger” signs are compliant with signage standards. Any 
additional proposed signage will require an administrative review and approval from City Planning Staff. 

7. Access and Circulation. Gates are proposed at the front and south side of the site. The front gate will 
allow primary access to the site, while the 3’ wide gate at the side will be used only in case of an 
emergency. The side gate will be able to open entirely within the property line.  

A concrete driveway is proposed leading from the front gate to the roadway. Beyond the gate the drive 
will be gravel, sufficient to meet the needs of the periodic use by maintenance vehicles. The remainder 
of the site will also be gravel, consistent with the cross section provided on sheet C-2529-SAD 09.  

The existing sidewalk will be maintained in front of the parcel (within the ROW), but no public pedestrian 
access will be granted within the site given the nature of the site.  
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8. Parking. One parking space is provided beyond the front gate. This off-street parking space is sufficient 
to comply with the requirements of the Ordinance and the needs of the site. 

9. Lighting. The plan proposes a light fixture on the front and rear sides of the building to be operated 
with a switch. The updated plans provide additional details for the lighting fixtures, indicating that they 
will be downward facing and equipped with shields to prevent the bulbs from being visible from the 
sides, making the proposed fixtures compliant with the Ordinance. 

RECOMMENDATION 

Subject to the items listed in underlined comments above being addressed, we recommend that the 
Planning Commission re-schedule the project for consideration of site plan and special exception approval 
on the next available agenda.  

If you have any questions regarding this application and review, please do not hesitate to contact us. 
 
Respectfully,  
McKENNA  

 
Lori Morgan, AICP 
Senior Planner  
 
Cc: Jeremy Peckens 
 Nik Banda 
 Jeff Kragt 
 Rose McKinney 
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	05.04.2026 PC Agenda
	PLANNING COMMISSON
	REGULAR MEETING AGENDA
	Chair Richard Kendziuk
	Vice Chair & Council Member Christian Hauser
	Mayor Debbie Jones
	Members: Daniel Bachmann, David Berletich, Jenna Campbell,
	David Hardin, 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
	PC Minutes April 6


	5. Public Hearings
	6. Considerations:
	A. Consideration of 326 Albertson St: Site Plan and S
	322-326Albertson_GHLongevity_PrelimReview
	326 Albertson Letter from Owner
	326 Albertson Business Outline
	326 Albertson site plans

	B. Consideration of 824 Miller Rd: Site Plan Review f
	824 Miller.Consumers Energy Regulator Station.Prelim Plan Review #2
	824 Miller Rochester Response 4-9-26
	824 Miller Site Plans 4-9-26
	824 Miller Filter - Separtor Drawing
	824 Miller Heater Drawing


	7. Miscellaneous
	A. Discussion on Subcommittee Updates

	8. Public Comment
	9. Adjourn



