
  

 

 

City of Pleasant Ridge 

23925 Woodward Avenue 

Pleasant Ridge, Michigan 48069 

 

 

Regular Planning Commission Meeting 

Monday, October 24, 2022 
 

Members of the Planning Commission, and Residents: This shall serve as your official notification of the Regular 

Meeting of the Planning Commission to be held Monday, October 24, 2022, 7:00 P.M., in the City Commission 

Chambers, Pleasant Ridge City Hall, 23925 Woodward Avenue, Pleasant Ridge, Michigan 48069.  The following 

items are on the Agenda for your consideration: 

 

REGULAR PLANNING COMMISSION MEETING-7:00 P.M.   

 

1. Meeting Called to Order.   

 

2. Roll Call. 

 

3. Minutes: 

a. Regular Planning Commission Meeting held Monday, May 2, 2022. 

  

4. PUBLIC DISCUSSION – Items not on the Agenda. 

 

5. PUBLIC HEARING: 

a. Public Hearing – Solicitation of public comments on proposed Special Land Use 

Request to establish a dentist office at 23880 Woodward Avenue. 

b. Special Land Use Request to establish a dentist office at 23880 Woodward Avenue. 

 

6. PUBLIC HEARING:  

a. Public Hearing – Solicitation of public comments on an Ordinance to amend Chapter 

82, Zoning, of the Pleasant Ridge City Code, Section 82-3 – Definitions; Section 82-

164 – Yard and Bulk Requirements; Section 82-197 – Special Land Use; and the 

addition of a new Section 82-208 – Access Management. 

b. City Commission recommendation of the proposed Ordinance to amend Chapter 82, 

Zoning, of the Pleasant Ridge City Code, Section 82-3 – Definitions; Section 82-164 – 

Yard and Bulk Requirements; Section 82-197 – Special Land Use; and the addition of 

a new Section 82-208 – Access Management. 

 

7. City Manager’s Report. 

 

8. Other Business. 

     

9. Adjournment.         

 
In the spirit of compliance with the Americans with Disabilities Act, individuals with a disability should feel free to contact 

the City at least seventy-two (72) hours in advance of the meeting, if requesting accommodations.  If you have any ADA 

questions, please call the Clerk's Office (248) 541-2901. 
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City of Pleasant Ridge 

23925 Woodward Avenue 

Pleasant Ridge, Michigan 48069 

 

 
Planning Commission Meeting 

May 2, 2022 

 
Having been duly publicized, Vice Chairman McCoy called the meeting to order at 7:03pm. 
 
Present: Commissioners Corrigan, McCoy, Bellak, Stiffman, Takashima, Disbrow. 
Also Present: City Manager Breuckman, City Commission liaison Perry, City Clerk Allison.  
Absent:   Commissioners Wilkinson, Vemula, Matyas. 
 
 
Minutes 

PC-2022-1576 
Motion by Commissioner Corrigan, second by Commissioner Bellak, that the minutes of Regular 
Planning Commission meeting held October 25, 2021, be approved. 
 
Adopted:  Yeas:   Commissioners Corrigan, Bellak, McCoy, Stiffman, Takashima,  

Disbrow. 
Nays:  None. 
 

Public Discussion 
City Commissioner Perry announced two events, Coffee with the Cops event will be held May 3, 2022, 
at 6pm, at the Pleasant Ridge Community Center and Coffee with the Commissioners event will be 
held May 12, 2022, at 7pm at Gainsboro Park.  City Commission meeting with be held May 10, 2022, 
at 7:30pm, at Pleasant Ridge City Hall. 
 
McCoy introduced two new members John Disbrow and Meghan Takashima. 
 
Appointment of the 2022 Officers for the Planning Commission/DDA 

PC-2022-1577 
Motion by Commissioner Bellak, second by Commissioner Takashima, that the 2022 appointment of 
Officers to the Planning Commission/Downtown Development Authority be as follows:  Mr. Tom 
Wilkinson as Chairman, Fred McCoy as Vice-Chairman, and Pat Corrigan as Secretary. 
 
Adopted:   Yeas:   Commissioners Bellak, Takashima, Corrigan, Stiffman, McCoy,  

Disbrow. 
Nays:  None. 
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Planning Commission Work Plan Discussion 
Breuckman gave an overview of the goals and objectives for the Planning Commission.  Master Plan 
is about 8 years old and will need to be reviewed in about 2 years.  PC has accomplished most of the 
items in the current Master Plan.  Corrigan have any developers shown any interest in mixed use 
developments in the city and is this something still important to the city.  Breuckman only 
development request has stalled at the old J&L promotions building.  Parking is an ongoing issue for 
these types of developments.  McCoy believes the city should seek professional help/assistance to 
develop this type of business.  Breuckman stated the parcels in PR as too shallow to accommodate 
these types of developments.  The neighborhood is desirable for residential uses.  May be time to 
review the accessory dwelling unit ordinance.  Discussion was held regarding the existing ordinance 
and the reasons to review. 
 
Huntington Woods Master Plan Review 

PC-2022-1578 
Motion by Commissioner Corrigan, second by Commissioner Disbrow, that the City of Pleasant Ridge 
received and reviewed the City of Huntington Woods Master Plan, and the Pleasant Ridge Planning 
Commission has no formal comments. 
 

Adopted:  Yeas:   Commissioners Bellak, Takashima, Corrigan, Stiffman, McCoy,  
Disbrow. 

Nays:  None. 
 
 
City Manager’s Report 
None. 
 
With no further business or discussion, Vice Chairman McCoy adjourned the meeting at 8:10pm. 
  
 
__________________________________ 
Pat Corrigan, Secretary 
 
 



 
City of Pleasant Ridge 

 

 
 
From: Jim Breuckman, City Manager 

To: Planning Commission 

Date: October 18, 2022 

Re: Special Land Use Request – Dentist Office at 23880 Woodward (former Romano Law) 
 

Overview 
The City has received a request to establish a dentist office at 23880 Woodward Avenue, the current 
location of Romano Law. Medical and dental offices require special land use approval by the Planning 
Commission. 
 
No change to the building footprint is proposed.  
 

Background 
As a change of use, the proposed dentist office must meet the current requirements of the zoning 
ordinance. The most notable requirement that must be met on the site is parking. 
 

1. Parking. The parking requirement for a dental office is one parking space per 150 square feet of 
usable floor area1.  
 

a. Baseline Required Parking. The gross floor area of the building is 6,214 square feet, and 
the usable floor area is 4,373 square feet.  
 
The baseline parking requirement is 4,373/150 = 29.15 parking spaces, which is rounded 
down to 29 spaces. 

 
b. Parking Requirement Modifications. Two provisions of the zoning ordinance allow for the 

reduction of parking space requirements: 
 
Bicycle Parking. Parking requirements may be reduced by one space for every six bicycle 
parking spaces. Six bicycle parking spaces are provided, so the parking requirement is 
reduced by one space. 
 

 
1 Usable floor area is defined as: area used for, or intended to be used for, the sale of merchandise or services, or for 
use to serve patrons, clients, or customers. Such floor area, which is used, or intended to be used principally for the 
storage or processing of merchandise, hallways, or for utilities or sanitary facilities, shall be excluded from this 
computation of "usable floor area." Measurement of usable floor area shall be the sum of the horizontal areas of the 
several floors of the building, measured from the interior faces of the exterior walls. 
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Public Parking. Commercial buildings located within 300 feet of a public parking lot may 
reduce their parking requirement by one space per 750 square feet of gross floor area. 
23880 is located within 300 feet of the Fairwood public parking lot, so the parking 
requirement is reduced by 6,214/750 = 8.28 spaces (rounded down to 8). 
 
The total parking requirement reduction is 9 spaces. 

 
c. Total Parking Required. The resulting parking requirement is 20 spaces. 21 off-street 

parking spaces are provided, meeting the minimum requirement of the zoning ordinance. 
Please note that the on-street parking spaces on Woodward and Sylvan (west of the 
beginning of the permit parking zone) are not counted towards the parking requirement, so 
the effective parking supply is more than the required 20 spaces. 

 
2. Alley Parking Spaces.  

 
a. The new parking spaces proposed on the east side of the alley should be shifted to the 

north to provide a buffer between the parking spaces and the large oak tree and wall that 
are along the east property line. The spaces should avoid the root system of the oak tree 
near the southeast corner of the property to the greatest extent possible. 
 

b. Supplemental landscaping should be provided along the wall on the east side of the 
property to reduce the impact of the new parking spaces. 

 
3. Banked Parking Spaces. An alternate approach would be for the Planning Commission to approve 

banking some or all of the parking spaces proposed for the green space on the east side of the 
alley. The banked parking spaces could be designed and approved with the special land use, but 
their construction could be deferred until a need for the spaces is demonstrated once the dentist’s 
office is operating. 
 

4. Stormwater Runoff. A plan must be provided for the storm water runoff from the new parking area. 
This runoff should be directed to an infiltration area to prevent adding more runoff to the City’s 
combined sewer system. 
 

5. Catch Basin. Details about the catch basin must be provided, including where it drains to, and how 
it ties into the City’s combined sewer system, if it is tied into the City sewer system. 

Criteria for Approval of a Special Land Use 
Section 82-197(a)(4) sets forth a series of decision criteria for special land use requests. Those are listed 
below: 
 

a. The use shall be designed, constructed, operated and maintained in a manner. harmonious with 
the character of adjacent property and the surrounding area. The site has been used for legal 
offices for decades. The proposed dentist office use is similar to a legal office. The site has been 
designed to meet ordinance parking requirements. 
 

b. The use shall not inappropriately change the essential character of the surrounding area. No 
physical changes to the footprint of the building, or changes in the nature of the use are proposed. 
The proposed parking is located along the Woodward alley and will not fundamentally change the 
nature of the area. Supplemental landscaping to help screen the new parking spaces from the 
houses to the east will help ensure compatibility. 
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c. The establishment of the special land use will not impede the normal and orderly development and 
improvements of the surrounding property for uses permitted in the district. No physical changes to 
the building footprint are proposed and the expansion request will not impede development on any 
other nearby site. 

 
d. The use shall not interfere with the general enjoyment of adjacent property. It is unlikely that the 

change of use will generate any negative impacts on surrounding property as the site has been 
designed to meet ordinance requirements. 
 

e. The use shall represent an improvement to the use or character of the property under 
consideration and the surrounding area in general, yet also is in keeping with the natural 
environment of the site. The change of use from legal to dental offices is not expected to impact 
the surrounding area. 
 

f. The use shall not be hazardous to adjacent properties, or involve uses, activities, materials or 
equipment which will be detrimental to the health, safety, or welfare of persons or property through 
the excessive production of traffic, noise, smoke, odor, fumes, glare, or dust. The essential 
character of the area will remain the same, and dental offices are not expected to generate any of 
the above off-site impacts. The existing dental office in the City does not generate any of the above 
listed impacts. 
 

g. The use shall be adequately served by essential public facilities and services, or it shall be 
demonstrated that the person responsible for the proposed use shall be able to continually provide 
adequately for the services and facilities deemed essential to the use under consideration. The 
proposed special land use will not generate any additional impact on public facilities or services. 
 

h. Adequate utilities, access roads, drainage, parking, lighting, storage, refuse removal, easements, 
play areas, open space, landscaping and snow removal and all necessary facilities as determined 
by the city have been or are being provided. No physical changes are proposed. 
 

i. Adequate measures have been or will be taken to provide ingress or egress so designed as to 
minimize traffic congestion in the public streets. No changes to traffic circulation patterns will 
result from this request. 
 

j. The use shall not place demands on public services and facilities in excess of current capacity. No 
increased service demands are expected. 
 

k. The use shall meet the provisions of the zoning district provisions in which said special land use is 
located and other applicable standards contained in provisions of this or other applicable 
ordinances or laws. The proposal meets the provisions of the Zoning Ordinance. 

Requested Action 
Planning Commission consideration of the special land use request following the public hearing. Staff 
recommends approval of the request, subject to the submittal of a revised site plan for administrative 
approval addressing the following conditions: 
 

1. Adjustment of the parking area on the east side of the alley, as noted above. 
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2. Planning Commission direction on the concept of banking the parking spaces along the east side of 
the alley. If the parking spaces are allowed to be banked, their construction will be required at a 
future date by the City Manager or another City body identified by the Planning Commission, if the 
use creates a notable and continuous parking issue on and around the site. 
 

3. Addition of stormwater infiltration areas to collect the runoff from the new parking spaces on the 
east side of the alley. 
 

4. Identification of where the inlet in the green space on the east side of the alley drains to, and how it 
connects to the City combined sewer system (if it does). 
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City of Pleasant Ridge 
James Breuckman, City Manager 

 

 

 

From: Jim Breuckman, City Manager 

To: Planning Commission 

Date: October 18, 2022 

Re: Zoning Ordinance Amendments 

 

Overview 
The City Commission passed a 6-month moratorium on drive-through uses at their August 9 meeting and 

directed the Planning Commission to consider a Zoning Ordinance amendment to prohibit future drive 

through uses along Woodward. The moratorium will expire in February. 

 

The proposed amendment also addresses two other items: front setback requirements along Woodward, 

and minimum open space requirements in one and two-family residential districts. 

Background 
The moratorium was spurred by the recent Skymint marijuana dispensary review. That process highlighted 

the fact that our zoning ordinance neither permits nor specifically prohibits drive through uses along 

Woodward. Recent nearby experiences such as the Starbucks located at 13 and Woodward that often 

backs up off the site into travel lanes are an example of the impact that a drive through use can have. 

 

Each driveway from an abutting property is a conflict point between people using the sidewalk and bicycle 

lanes and cars. The additional driveways and increased vehicle traffic associated with drive through uses 

negatively impact the environment for people on bikes and walking. An example of this is the two drive 

through restaurants on Woodward just south of downtown Ferndale. The character of the street abruptly 

changes at that point. Given that we will be constructing two-way cycle tracks along much of the Woodward 

frontage next year, it would be prudent to limit future driveways to protect the human scale of the 

Woodward streetscape. It is already a challenging environment for walking and bicycling along Woodward, 

and anything that makes it harder to walk or bike, such as vehicle driveways, should be precluded to the 

greatest extent possible. 

 

Every Woodward abutting property in Pleasant Ridge has rear alley access, meaning that a driveway onto 

Woodward is not required for vehicle access. Most properties along Woodward do not have a driveway onto 

the street, so this will have little practical impact on those properties. 

 

Following is a summary of the proposed amendments: 

 

Access Management 

 

• Section 82-3 amended to add a new definition of drive through. 
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• Section 82-197(b)(1) amended to eliminate items d, e, and f. Those items were design standards 

for driveways onto Woodward, which will no longer be allowed if the access management standards 

are adopted. 

 

• Section 82-208 Access Management added. The access management standards allow current 

driveways to remain unless a building is expanded or the use of a building changes, at which time 

driveway accesses must be eliminated. Drive through uses are also prohibited by the proposed 

amendment. 

 

this section includes a provision that allows the Planning Commission to modify the access 

management standards to allow for a vehicle access from Woodward to be constructed or to 

remain if it finds it is necessary to do so. 

 

Setback and Lot Coverage Requirements – RO and C Districts 

 

Reducing the front setback and eliminating maximum lot coverage requirements provides greater design 

flexibility to match existing character and to provide parking and service areas at the rear of the property. 

The three-foot setback is intended to provide a door zone along the sidewalk, and to provide some space 

for landscaping or other amenities without creating a crowded feeling along the sidewalk. 

 

• Section 82-164, Yard and Bulk Requirements amended to  

 

o Reduce front setback requirements from 10 feet to 3 feet in the C district, from 20 feet to 3 

feet in the RO district, and to reduce the side yard setback in the RO district to 0 feet. There 

are existing zero-lot-line buildings in both the C and RO districts, so the proposed 

amendment is consistent with the existing character of the Woodward business district.  

 

o Footnote 3 is proposed to be amended to require a 10-foot rear yard setback in the RO 

district where the rear property line abuts a public alley. This is consistent with the 10-foot 

rear yard setback requirement in the C district along Woodward and will create a consistent 

set of requirements for all districts along Woodward.  

 

o Maximum lot coverage requirement is proposed to be eliminated in the RO and C districts. 

Lot coverage is effectively regulated by setback requirements and other provisions of the 

Zoning Ordinance, meaning that there is no need to also have a specific lot coverage limit. 

 

 

Minimum Open Space Requirements  

 

Minimum open space requirements are proposed to be added in single and two-family residential districts. 

We currently have a maximum lot coverage standard that applies to buildings and any structures that are 

three feet or more above grade, but we have no standard that would prevent someone from paving their 

entire yard. 

 

The proposed minimum open space requirements have been calibrated to existing open space 

percentages for each zoning district. There are 15 properties in the City (about 1%) that would not meet the 

proposed minimum open space requirement. Those properties would be existing nonconforming properties 

that could remain as-is. A spreadsheet with data has been provided to the Planning Commission under 

separate cover. 
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An analogous example is houses in the City that have porte-cocheres in the required side yard, or circle 

driveways, both of which were permitted at one time but are now prohibited. The non-conformity is allowed 

to remain until a homeowner chooses to remove it. 

 

The following table shows the average lot area, the proposed minimum open requirement, the average 

current open space, and the minimum open space value which 95% of houses in each zoning district 

exceed. The table shows that the open space requirement has been calibrated based on existing 

conditions in each zoning district and is designed to preserve the existing character of the community 

rather than change it. 

 

Zoning District 

Average Lot 

Area (sq. ft.) 

Proposed 

Minimum Open 

Space 

Requirement 

Average 

Existing Open 

Space 

Open Space 

Percentage that 

95% of 

Properties 

Exceed 

Lowest 

Existing 

Open Space 

Percentage 

R-1A 19,280 50% 72.1% 54.2% 39.7% 

R-1B 10,740 45% 64.7% 45.6% 42.1% 

R-1C 7,690 35% 60.4% 39.0% 8.4% 

R-1D 5,803 25% 53.4% 28.3% 18.4% 

R2 6,584 25% 59.0% 36.0% 35.3% 

 

 

• Section 82-3, Definitions amended to add a definition for “Open Space.” 

 

• Section 82-164, Yard and Bulk Requirements is amended to add minimum open space 

requirements in the following districts: 

 

o R-1A: 50% 

o R-1B: 45% 

o R-1C: 35% 

o R-1D: 25% 

o R-2: 25% 

Requested Action 
Action to recommend approval or denial of the proposed ordinances to the City Commission after the 

public hearing on October 24. 

 



City of Pleasant Ridge 

Ordinance No. ___ 

AN ORDINANCE TO AMEND THE CITY OF PLEASANT RIDGE CODE OF ORDINANCES, 

CHAPTER 82 – ZONING  

THE CITY OF PLEASANT RIDGE ORDAINS: 

Section 1. Intent and Purpose  

 The City desires to amend its Zoning Ordinance to provide for access management 

standards for lots along Woodward Avenue, to adjust setback requirements in zoning 

districts which are located along Woodward Avenue, and to prohibit drive-through 

facilities. 

Section 2. Amendment 

1. Amend Section 82-3 to add the following new definitions: 

DRIVE THROUGH. A commercial facility which provides food, beverages, other 

products, or services directly to a customer in a motor vehicle; or where the 

customer drives a motor vehicle onto the property and to a window or mechanical 

device through which the customer is served without exiting the vehicle. Fueling 

stations are not considered Drive-Through Facilities. 

OPEN SPACE.  The portion of a lot not covered by buildings, structures, or hard 

surfaces such as concrete, asphalt, brick, paver blocks, stone, or compacted 

gravel, 

2. Amend Section 82-164, Yard and Bulk Requirements, as follows: 

• RM front yard setback requirement changed to refer to footnote 9 of Section 

82-164 

• RO front yard setback reduced from 20 to 3 feet, and side (one) and side 

(total) setback requirements reduced to 0 feet. 

• RO maximum lot coverage requirement eliminated 

• C front setback requirement reduced from 10 feet to 3 feet 

• C maximum lot coverage requirement eliminated 

• Minimum open space requirement added for districts as follows: 

▪ R-1A: 50% 

▪ R-1B: 45% 



▪ R-1C: 35% 

▪ R-1D: 25% 

▪ R2: 25% 

▪ RM, RO, C, W, P: no minimum open space requirement 

• Footnote 3 amended as follows: No rear yard A 10-foot rear yard is required 

in the RO and C districts district where the rear property line abuts upon a 

public alley. 

3. Section 82-197, subsection (b)(1) is amended to eliminate items d, e, and f and to 

renumber current items g-o to items d-l. 

4. Add new Section 82-208. Access Management: 

(a) Intent. These access management standards are adopted to minimize the 

number of driveway accesses from Woodward Avenue onto abutting properties. 

The City has implemented or is in the process of implementing bicycle 

infrastructure, including two-way cycle tracks along most of the length of 

Woodward Avenue in the City. Individual driveway accesses for parcels along 

Woodward increase the number of conflict points between people using sidewalks 

or bicycle lanes and motorists. Furthermore, all parcels abutting Woodward 

Avenue also abut rear alleys which provide access to off-street parking areas. 

Finally, site driveways reduce the amount of on-street parking that can be 

provided along Woodward Avenue. 

(b) Applicability. The provisions of this Section shall apply to all lots with 

frontage on Woodward Avenue. The standards herein apply in addition to, and 

simultaneously with, the other applicable regulations of the Zoning Ordinance. 

Permitted and special land uses on these lots shall be as regulated in the 

applicable zoning district, and shall meet the following additional provisions: 

(1) New driveway accesses onto Woodward Avenue are prohibited. 

(2) No building or structure shall be erected or enlarged unless existing 

driveway accesses onto Woodward Avenue are eliminated. 

(3) A change of use within a building shall require that existing driveway 

accesses onto Woodward Avenue be eliminated. 

(c) Drive-Through Uses Prohibited. Drive-through uses are prohibited for any 

site along Woodward Avenue. This provision does not apply to instances where 

the customer is parked in an off-street parking space designed in accordance with 

the requirements of this Ordinance and the good or service is delivered to the 

customer by an employee outside of the building. 



 

Existing drive-through uses may continue as nonconforming uses, subject to the 

requirements of Section 82-194. 

(d) Modification of Requirements.  

(1) The Planning Commission may modify the standards of subsection (b) 

upon a finding that alternate off-site access points are insufficient and 

make it impractical to fully comply with the access management 

standards, or that the nature of a proposed use requires alternate 

circulation patterns. 

(2) The Planning Commission shall find that the proposed access point is the 

minimum necessary to adequately serve the use before granting a 

modification from this section to allow for a new access point to be 

constructed off Woodward, or to allow an existing access point to remain. 

The Planning Commission shall also determine that the proposed access 

point has been designed to minimize, to the greatest extent possible, 

conflicts with bicycle and pedestrian infrastructure. 

(3) If deemed necessary by the Planning Commission, the property owner or 

applicant shall provide a traffic study prepared by a qualified 

transportation engineer certifying that the access to Woodward Avenue is 

necessary because no alternative exists, and that the access point is not 

simply for the convenience of the development. 

Section 3. Severability. 

Should any provision or part of this Article be declared by any court of competent 

jurisdiction to be invalid or unenforceable, the same shall not affect the validity or enforceability 

of the balance of this Article, which shall remain in full force and effect. 

Section 4. Repealer. 

All other ordinances or parts of ordinances in conflict with this ordinance are hereby 

repealed only to the extent necessary to give this Ordinance full force and effect. 

Section 5. Savings clause. 

Nothing in this Article shall be construed to affect any suit or proceeding pending in any 

court or any rights acquired or any liability incurred, or any cause or causes of action acquired or 

existing, under any act or ordinance hereby repealed as cited in Section 3 of this Ordinance; nor 

shall any just or legal right or remedy of any character be lost, impaired, or affected by this 

Ordinance. 

Section 6. Effective Date. 



This Ordinance shall become effective fifteen days after enactment and upon publication 

as provided by law. 

Section 7. Adoption. 

This Ordinance is hereby declared to have been adopted by the City Commission of the 

City of Pleasant Ridge at a meeting duly called and held on the __ day of _______ 202_, and 

ordered to be given publication in the manner prescribed by law. 

Planning Commission Introduction: ............................................Monday, October 24, 2022 

Planning Commission Public Hearing .........................................Monday, October 24, 2022 

City Commission Introduction:.................................................... 

City Commission Public Hearing: ............................................... 

City Commission Adoption: ........................................................ 

Published: ..................................................................................... 

Effective: ......................................................................................       
 

 

Attest: 
 

 

 

 
 

Amy Allison 

City Clerk 
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