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PLANNING COMMISSION 
MEETING AGENDA 

  REGULAR MEETING 
 

Tom Krent, Chairman, David Lambert, Vice Chairman 
 Carlton Faison, Michael W. Hutson, Lakshmi Malalahalli, 

Marianna Perakis, Sadek Rahman, Jerry Rauch and John J. Tagle 

   

February 23, 2021 7:00 P.M. Remote Meeting 
   

 
Public Comment may be communicated to the Planning Commission via telephone voice mail by 
calling 248.524.1305 or by sending an email to planning@troymi.gov. All comments will be 
provided to the Planning Commission. 
 
1. ROLL CALL 
 
2. SUSPENSION OF PLANNING COMMISSION BYLAWS 
 
3. APPROVAL OF AGENDA 
 
4. APPROVAL OF MINUTES – February 9, 2021 
 
5. PUBLIC COMMENT  – For Items Submitted via Email or Telephone Message 

 
PRELIMINARY SITE CONDOMINIUM REVIEW 

 
6.  PRELIMINARY SITE PLAN APPROVAL (File Number SP1019-0041) – Proposed Lange View 

Estates, East of Crooks Road, Southeast corner of Livernois and Leetonia (4080 Livernois), 
Section 15, Currently Zoned NN Neighborhood Node (Node “H”) District. 

 
OTHER ITEMS 

 
7. PLANNING COMMISSION COMMENT 
 
8.  ADJOURN 
 
 
NOTICE: People with disabilities needing accommodations for effective participation in this meeting 

should contact the City Clerk by e-mail at clerk@troymi.gov or by calling (248) 524-3317 at least two 
working days in advance of the meeting.  An attempt will be made to make reasonable 
accommodations. 

 
 

248.524.3364 
planning@troymi.gov 

mailto:clerk@ci.troy.mi.us


PROPOSED RESOLUTION 
 
 
PROPOSED RESOLUTION TO TEMPORARILY SUSPEND THE PLANNING COMMISSION 
RULES OF PROCEDURE   
 
Resolution # PC-2021-02- 
Moved by: 
Seconded by: 
 
 
WHEREAS, the Michigan Department of Health and Human Services (MDHHS) Director 
Robert Gordon issued an Order on October 5, 2020 under MCL 333.2253 restricting indoor 
gathering sizes to protect public health and safety, and   
 
WHEREAS Public Act 254 of 2020 permits public meetings to be held by electronic means 
where an in person meeting could detrimentally increase exposure of board members and the 
general public to COVID-19, 
 
THEREFORE BE IT RESOLVED, That as allowed by Planning Commission Rules of 
Procedure Article IV, Section 6, the Troy Planning Commission hereby TEMPORARILY 
SUSPENDS the requirement of holding a meeting at the Troy City Hall and ALLOWS all Troy 
Planning Commission Members to electronically participate in any Planning Commission 
meeting through March 31, 2021.   
 
Members participating electronically will be considered present and in attendance at the 
meeting and may participate in the meeting as if physically present. However, members must 
avoid using email, texting, instant messaging, and other such electronic forms of 
communication to make a decision or deliberate toward a decision.  
 
RESOLVED, As allowed by Planning Commission By-laws and Rules of Procedure Article X, 
the Troy Planning Commission hereby TEMPORARILY SUSPENDS AND MODIFIES the By-
laws and Rules of Procedure concerning the Order of the Agenda, as set forth in Article V, 
Section 3, to consolidate the Public Comment sections of the meeting for any meeting held 
through March 31, 2021. 
 
RESOLVED, As allowed by Planning Commission By-laws and Rules of Procedure Article X, 
the Troy Planning Commission hereby TEMPORARILY SUSPENDS AND ALLOWS two 
methods of receiving Public Comment for virtual meetings.  Public comments can be submitted 
for the Planning Commission meeting by sending an email to: planning@troymi.gov. Emails 
received prior to 4:00 pm on the day of the Planning Commission meeting, will be read at the 
meeting and made part of the public record. Public comments can also be submitted by calling 
the following phone number and leaving a voicemail message: (248) 524-1305.  Recorded 
voicemail messages received prior to 4:00 pm on the day of the Planning Commission meeting 
will be played at the meeting. For emails and recorded messages received after the deadline, 
reasonable efforts will be made to read emails and play recorded messages received during 
the meeting. Email and voicemail public comments will be limited to three minutes each. 
 
 

mailto:planning@troymi.gov
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Chair Krent called the virtual Regular meeting of the Troy City Planning Commission to 
order at 7:00 p.m. on February 9, 2021. Chair Krent introduced the procedure to be 
followed for a remote meeting. 
 
1. ROLL CALL 

 

Present: 
Carlton M. Faison 
Michael W. Hutson 
Tom Krent 
David Lambert 
Lakshmi Malalahalli 
Marianna Perakis 
Sadek Rahman 
Jerry Rauch 
John J. Tagle 
 

Also Present: 
R. Brent Savidant, Community Development Director 
Ben Carlisle, Carlisle Wortman Associates 
Julie Quinlan Dufrane, Assistant City Attorney 
Jackie Ferencz, Planning Department Administrative Assistant 
Kathy L. Czarnecki, Recording Secretary 
 

2. SUSPENSION OF PLANNING COMMISSION BYLAWS 
 
Resolution # PC-2021-02-009 
Moved by: Rahman 
Support by: Tagle 
 

WHEREAS, the Michigan Department of Health and Human Services (MDHHS) 
Director Robert Gordon issued an Order on October 5, 2020 under MCL 333.2253 
restricting indoor gathering sizes to protect public health and safety, and 
 

WHEREAS, Public Act 254 of 2020 permits public meetings to be held by electronic 
means where an in-person meeting could detrimentally increase exposure of board 
members and the general public to COVID-19, 
 

THEREFORE BE IT RESOLVED, That as allowed by Planning Commission Rules of 
Procedure Article IV, Section 6, the Troy Planning Commission hereby TEMPORARILY 
SUSPENDS the requirement of holding a meeting at the Troy City Hall and ALLOWS all 
Troy Planning Commission Members to electronically participate in any Planning 
Commission meeting through March 31, 2021. 
 

Members participating electronically will be considered present and in attendance at the 
meeting and may participate in the meeting as if physically present. However, members 
must avoid using email, texting, instant messaging, and other such electronic forms of 
communication to make a decision or deliberate toward a decision. 
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RESOLVED, As allowed by Planning Commission By-laws and Rules of Procedure 
Article X, the Troy Planning Commission hereby TEMPORARILY SUSPENDS AND 
MODIFIES the Bylaws and Rules of Procedure concerning the Order of the Agenda, as 
set forth in Article V, Section 3, to consolidate the Public Comment sections of the 
meeting for any meeting held through March 31, 2021. 
 

RESOLVED, As allowed by Planning Commission By-laws and Rules of Procedure 
Article X, the Troy Planning Commission hereby TEMPORARILY SUSPENDS AND 
ALLOWS two methods of receiving Public Comment for virtual meetings. Public 
comments can be submitted for the Planning Commission meeting by sending an email 
to: planning@troymi.gov. Emails received prior to 4:00 pm on the day of the Planning 
Commission meeting, will be read at the meeting and made part of the public record. 
Public comments can also be submitted by calling the following phone number and 
leaving a voicemail message: (248) 524-1305. Recorded voicemail messages received 
prior to 4:00 pm on the day of the Planning Commission meeting will be played at the 
meeting. For emails and recorded messages received after the deadline, reasonable 
efforts will be made to read emails and play recorded messages received during the 
meeting. Email and voicemail public comments will be limited to three minutes each. 
 

Yes: All present (9) 
 

MOTION CARRIED 
 

3. APPROVAL OF AGENDA 
 

Resolution # PC-2021-02-010 
Moved by: Faison 
Support by: Hutson 
 

RESOLVED, To approve the Agenda as prepared. 
 

Yes: All present (9) 
 

MOTION CARRIED 
 

4. APPROVAL OF MINUTES 
 
Resolution # PC-2021-02-011 
Moved by: Lambert 
Support by: Tagle 
 

RESOLVED, To approve the minutes of the January 26, 2021 Regular meeting as 
submitted. 
 

Yes: All present (9) 
 

MOTION CARRIED 
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5. PUBLIC COMMENT – For Items Submitted via Email or Telephone Message 
 
Ms. Ferencz reported there was no public comment. 
 

PRELIMINARY SITE CONDOMINIUM REVIEW 
 

6. PRELIMINARY SITE CONDOMINIUM – Proposed Casca Village of Troy, East of 
Crooks Road, South of West South Boulevard (88-20-04-100-085 and 88-20-04-100-
086), Section 20, Currently Zoned R-1B (One Family Residential) District 
 
Mr. Carlisle reviewed the Preliminary Site Condominium application. He said the 
application is a permitted use and meets the R1-B zoning district requirements. Mr. 
Carlisle reported the applicant must provide a second elevation and a revised 
landscape plan that meets the required screening of the road for adjacent residential to 
the east. He asked the Board to consider additional screening. Mr. Carlisle stated the 
Fire Department approves the proposed T-turnaround for emergency vehicles and 
noted the turnaround could be extended for future development to the north. 
 
Mr. Carlisle recommended Preliminary Site Plan approval with the conditions as 
identified in his report dated February 3, 2021. 
 
Mr. Savidant gave a brief explanation of a site condominium development versus a 
subdivision development. He said the application for consideration this evening is 
essentially the same project as initially submitted and approved by the Planning 
Commission in 2015. Mr. Savidant said the landscape plan that was approved in 2015 
would be a good starting point for discussion and noted it is on page 41 of the agenda 
packet. Mr. Savidant said it was his judgment call to place the item on the agenda so 
the project could move forward, subject to a revised landscape plan that meets Zoning 
Ordinance requirements. 
 
Michael Powell, Design Engineer, Powell Engineering and Associates, 4700 
Cornerstone, White Lake, Michigan, was present to represent the applicant. Mr. Powell 
addressed the different aspects of the plan before the Board this evening and the 2015 
approved plan. He specifically addressed setbacks within the building envelope, 
additional landscaping to meet screening requirements, emergency vehicular access, 
and Homeowners Association regulations and maintenance of the private road. 
 
Mr. Powell indicated economic reasons for expiration of the 2015 application. He 
expressed regret that time was limited to provide a revised landscape plan for the 
Board’s review this evening. 
 
There was discussion on: 

• Required setbacks within building envelope; review through Building Department 
permitting process. 

• Distance between residential properties. 
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• Location of T-turnaround, in relation to unit one. 

• Landscape plan. 
o Minimum requirements to buffer residential. 
o Property lines required to be screened. 
o Existing landscaping; berm, vegetation. 
o Enhancement of landscaping. 
o Administrative review of revised landscape plan. 

 
Resolution # PC-2021-02-012 
 

Moved by: Tagle 
Support by: Rahman 
 

RESOLVED, That Preliminary Site Condominium Approval, pursuant to Article 8 and 
Section 10.02 of the Zoning Ordinance, as requested for Casca Village of Troy Site 
Condominium, 4 units/lots, East of Crooks Road, South of West South Boulevard (88-
20-04-100-085 and 88-20-04-100-086), Section 4, Currently Zoned R-1B (One Family 
Residential) District, be granted, subject to the following:  
 

1. Submit required landscape plan. 
2. Work with Engineering Department to work out private road specifications, including 

placing sidewalk within easement, prior to Final Approval. 
3. Provide second elevation during Building Permit review. 
 
Discussion on the motion on the floor. 
 
Mr. Carlisle indicated the direction from the Planning Commission on submission of a 
revised landscape plan is sufficient to move the project forward and that the landscape 
plan must comply with the requirements of the Zoning Ordinance. 
 
Vote on the motion on the floor. 
 
Yes: All present (9) 
 

MOTION CARRIED 
 

OTHER ITEMS 
 
7. PLANNING COMMISSION 2020 ANNUAL REPORT 

 
Mr. Savidant said the Planning Commission 2020 Annual Report is an effective tool for 
City Council and residents to observe activity of the Planning Commission. He noted the 
volume of activity for the year was notable given the effect of the pandemic. 
 
Mr. Rauch questioned if the report omitted a Zoning Ordinance Text Amendment 
relating to building heights and setbacks in Neighborhood Node zoning districts. 
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Mr. Savidant said he would reflect that omission on the report before submitting to City 
Council. 
 
Note: Immediately following adjournment of tonight’s meeting, Mr. Savidant sent an 
email message to the Planning Commission informing them that Zoning Ordinance Text 
Amendment (ZOTA 255) relating to Transitions in Neighborhood Nodes was considered 
by the Planning Commission at the December 10, 2019 Regular meeting; therefore the 
2020 Annual Report as submitted this evening is correct. 
 

8. PLANNING COMMISSION COMMENT 
 
There were general Planning Commission comments. 
 

The virtual Regular meeting of the Planning Commission adjourned at 7:46 p.m. 
 
Respectfully submitted, 
 
 
 
 
        
Tom Krent, Chair 
 
 
 
 
       
Kathy L. Czarnecki, Recording Secretary 
 

C:\Users\bob\Documents\Kathy\COT Planning Commission Minutes\2021\2021 02 09 Regular Meeting_Draft.doc 



  PC 2021.02.23 
  Agenda Item # 6 

 

 
 
 
DATE: February 18, 2021 
 
TO: Planning Commission 
 
FROM: R. Brent Savidant, Community Development Director 
 
SUBJECT: PRELIMINARY SITE PLAN APPROVAL (File Number SP1019-0041) – Proposed 

Lange View Estates, East of Crooks Road, Southeast corner of Livernois and 
Leetonia (4080 Livernois), Section 15, Currently Zoned NN Neighborhood Node 
(Node “H”) District. 

 
The petitioner 4080 Troy LLC submitted the above referenced Preliminary Site Plan application 
for the 8-unit Lange View Estates townhome project. The units are proposed to be in 2 buildings 
and are 3 stories in height.  
 
The property is currently zoned NN (Neighborhood Node “H”) District. Townhomes are permitted 
by right in the NN district. The Planning Commission is responsible for granting Preliminary Site 
Plan approval for this item.  
 
The application was submitted to the Planning Department on November 6, 2019. The Planning 
Consultant provided a review to the applicant via email on January 10, 2020 that identified 
deficiencies in the site plan. The applicant submitted revised plans on December 17, 2020. This 
is the first time the Planning Commission has reviewed this project. 
 
The attached report prepared by Carlisle/Wortman Associates, Inc. (CWA), the City’s Planning 
Consultant, summarizes the project. CWA prepared the report with input from various City 
departments including Planning, Engineering, Public Works and Fire. City Management supports 
the findings of fact contained in the report and the recommendations included therein. 
 
 
Attachments: 

1. Maps 
2. Report prepared by Carlisle/Wortman Associates, Inc. 
3. Site Plan 

 
G:\SITE PLANS\SP JPLN2019-0041 LANGE VIEW\PC Memo 2021 02 23.docx 



PROPOSED RESOLUTION 
 
 
PRELIMINARY SITE PLAN APPROVAL (File Number SP1019-0041) – Proposed Lange View 
Estates, East of Crooks Road, Southeast corner of Livernois and Leetonia (4080 Livernois), 
Section 15, Currently Zoned NN Neighborhood Node (Node “H”) District. 
 
Resolution # PC-2021-02- 
Moved by: 
Seconded by: 
 
RESOLVED, That Preliminary Site Plan Approval, pursuant to Article 8 of the Zoning 
Ordinance, as requested for the proposed Lange View Estates, 8 units, located on the 
Southeast corner of Wattles and Leetonia (4080 Livernois), Section 15, Zoned NN 
(Neighborhood Node “H”) District, be granted, subject to applicant the following: 
 ) or 
 
(denied, for the following reasons:  ) or 
 
(postponed, for the following reasons:  ) 
 

1. Provide the applicant an opportunity to address issues identified in the report and by the 
Planning Commission. 

Yes: 
No: 
 
MOTION CARRIED/FAILED 
 
 
G:\SITE PLANS\SP JPLN2019-0041 LANGE VIEW\Proposed PC Resolution 02 23 2021.doc 



Note: The information provided by this application has been compiled from recorded deeds, plats, tax
maps, surveys, and other public records and data. It is not a legally recorded map survey. Users of this

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

data are hereby notified that the source information represented should be consulted for verification.
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Date:  February 12, 2021 
  
 

Preliminary Site Plan Review 
For 

City of Troy, Michigan  
 
 
 
Applicant:  Vince Pangle, Strategic Property Services, LLC.  
  
Project Name: Lange View Townhouses  
  
Plan Date: September 30, 2020  
   
Location: 4080 Livernois Road, Troy MI   
  
Zoning: NN, Neighborhood Node 
    
Action Requested: Preliminary Site Plan Approval 
  
PROJECT AND SITE DESCRIPTION 
  
The subject site is located on the east side of Livernois Road, just north of Wattles Road.  The 
approximate 1.62-acre site is currently improved with a one (1) story 7,175 square-foot commercial 
building.  The existing office building was recently improved with a new façade.  The applicant proposes 
to incorporate eight (8) townhomes that front on Leetonia onto the site with the existing improved 
office building.  There is a third parcel to the south that is undeveloped but could be developed in the 
future.  The applicant should confirm is they have any plans for the future development of this parcel.   
 
All vehicular access to the site is via Livernois Road.  The applicant shows two (2) access driveways onto 
Livernois Road.  The property is zoned Neighborhood Node (NN) and multiple family residential is a 
permitted use.   
 
The site is adjacent to a dental office also zoned Neighborhood Node to the south; a church zoned 
Neighborhood Node and One-Family Residential (R-1B) properties to the west; and more One-Family 
Residential (R-1B) properties to the north and east.  
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Site Location:  
 

 
 
Proposed Uses of Subject Parcel:  
Eight (8) townhome units and an office building.  
 
Current Use of Subject Property:  
The subject property is currently a one (1) story commercial building.  
 
Current Zoning:  
The property is currently zoned NN, Neighborhood Node District.  
 
Surrounding Property Details:  
 
Direction Zoning Use 
North R1-B, Single Family Single Family Residential  
South NN, Neighborhood Node  Dental Office 
East R1-B, Single Family Single Family Residential 
West NN, Neighborhood Node / R1-B, 

Single Family 
Church / Liquor Store / 

Single Family Residential 
 

WATTLES 

L
I
V
E
R
N
O
I
S 
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NATURAL RESOURCES 
 
Topography:  A topographic survey has been provided on sheet C4.0 and shows that the  
   site has a slightly higher elevation in the west portion of the property.    
   Elevations decrease eastward towards the east property line.   
  
Woodlands:    There are trees on the site that will be removed for the new townhomes and  
   parking for the site.  According to Preliminary site plan submittal requirements  
   in Section 8.05, a tree inventory in accordance with Article 13 shall be attached  
   to all applications for Site Plan Approval.  
 
Wetlands:        There are no wetlands on site. 
 
Items to be Addressed:  Provide tree inventory in accordance with Article 13.   
 
BUILDING LOCATION AND SITE ARRANGEMENT 
 
Access to the site will be via dual driveways on Livernois Road. The applicant proposes three (3) 
buildings, one (1) existing building will be office space, while the other two (2) buildings will be used as 8 
residential units.  Both residential buildings are three (3) stories.  
 
The site is adjacent to a dental office also zoned Neighborhood Node to the South; a church zoned 
Neighborhood Node and One-Family Residential (R-1B) properties to the west; and more One-Family 
Residential (R-1B) properties to the north and east.  
 
Items to be Addressed:  None.  
 
AREA, WIDTH, HEIGHT, SETBACKS 
 
Table 5.03.B.3, Building Form C, Standards Applicable to All Districts of the Zoning Ordinance establishes 
the dimensional requirements for the NN, Neighborhood Node District.  The requirements of Building 
form C and the proposed dimensions are shown in the following table.  
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The proposed height of the townhomes is indicated on the site plan as 39-feet.  The maximum height in 
the adjacent residential neighborhood is 30-feet.   Most of the homes in the adjacent neighborhood and 
directly across the street on Leetonia are ranch homes and the existing office building on the same site 
is only one story.  The applicant should describe how the height difference provides of 39-feet and 
three-stories is an appropriate transition as set-forth it the requirements of the form-based district.  
 
Items to be addressed:  Describe how the height of the townhomes provides an appropriate transition 
between the residential neighborhood to the north and east and the one-story office building to the 
south.  
 
PARKING, LOADING 
 
Section 13.06.G of the Zoning Ordinance requires: 
 
 Required Provided 
Residential (General): 
2 spaces per unit 

8 units = 16 spaces 39 spaces and 16 garage spaces =  
55 Spaces.  It is likely that the applicant 
will lose spaces based on the needed 
parking lot reconfiguration.  See 

Office (1 space for each 300 
square feet of floor area)  

7,175 gross square 
feet = 24 spaces  

 Required Provided Compliance 

Front (Livernois) 

10 feet. 75% of the 
building façade must 
meet the required 
building line, while up to 
25% of the façade can be 
set back to allow for 
architectural 
consideration. 

11 Feet  Complies 

Front (Leetonia)  

10 feet. 75% of the 
building façade must 
meet the required 
building line, while up to 
25% of the façade can be 
set back to allow for 
architectural 
consideration. 

20 Feet 

Complies 

Side 
N/A, building may be 
placed up to property 
line 

N/A 
Complies 

Rear 30-foot minimum setback 31.4 Feet Complies 

Building Height 
Maximum 4 stories,  
55 feet, 
Minimum 2 stories 

39 Feet (as noted on site 
plan) 

Complies 

Maximum Lot Coverage 30% 20.4%  Complies 

Minimum Open Space 20% 43.9% Complies 

Parking Location Cannot be located in 
front yard 

Parking lots not in front 
yard 

Complies  
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  comments below for more details.  
 
 

TOTAL  40 spaces   

   
Barrier Free 2 1 
Bicycle Parking 2   0 
Loading 0 0 
Total 40 Spaces 55 Spaces 
 
Many of the parking spaces for the office are too short.  The deep of a parking space may be reduced by 
2-feet if overhanging a 7-foot-wide sidewalk or greenbelt.  The spaces adjacent to the building overhang 
a 5-foot sidewalk and the spaces in the middle cannot be reduced to 18-feet.  Lastly, the applicant is 
deficient in handicapped parking.   
 
Items to be Addressed: 1) Provide bicycle parking; 2). Increase depth of parking spaces; and 3) Provide 
more barrier-free parking spaces for the office building.  
 
SITE ACCESS AND CIRCULATION 
 
Vehicular access to the site is via Livernois Road.  A turning plan has been provided on Sheet C3.1 for 
fire trucks and garbage trucks.   Both the Fire Department and the Engineering Department note 
significant access and circulation deficiencies.  
 
Fire: 

• FD apparatus does not fit in rear parking lot. Need to reconfigure parking spaces or curbs. 
 
Engineering:  

• Dimensions throughout the site do not comply with City Ordinance requirements. 
o As a commercial driveway, the driveway should be 30 feet wide at the throat and with 

30 feet radii. The plans currently show 22 feet wide driveways with 20 feet radii. 
o Aisles in the parking lot must be 24 feet wide. 
o Parking spaces should be 19 feet long by 9.5 feet wide.  Parking that abuts landscape 

areas may be reduced to 17 feet, and the landscape area shall be increased by 2 feet to 
accommodate vehicle bumper overhang. 

o Where parking spaces overhangs sidewalk, the minimum sidewalk width should feet. 
The parking stall may be reduced to 17 feet in length, accounting for a 2-foot er 
overhang. 

• Livernois Road is under the jurisdiction of the Road Commission for Oakland County, therefore 
the proposed driveways must be approved by the RCOC.  While OHM defers to the RCOC, we 
suggest that a right turn deceleration taper be provided at the site driveways. 

• The rear parking area, located west of the office building, is awkwardly configured with poor 
vehicular circulation. The layout requires a vehicle to make a series of sharp turns in order to 
navigate from the north side of the site to the south side. The tight radii and narrow aisle width 
add to the difficulty. Further, the landscape screening along the southeast corner severely 
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restricts sight distance, so a vehicle maneuvering in this area may have limited visibility. This 
entire area must be reconfigured. 

• Improve pedestrian connectivity. 
o Provide a route for pedestrians from the parking lot to the townhouse units. As shown, 

there is no clear or convenient route for a visitor or guest using the parking lot to reach 
the front door of the townhouses. 

o Concrete sidewalk and sidewalk jointing should extend through the driveway openings. 
 
Items to be Addressed:  Address the Fire and Engineering Department concerns.   
 
LANDSCAPING 
 
A landscaping plan has been provided on sheet C5.0.  The applicant should verify that the plant list 
provided on sheet C5.0 corresponds to drawings provided. The following table discusses the 
development’s compliance with the landscape requirements set forth in Section 13.02. 
 
 Required: Provided: Compliance: 
Livernois Greenbelt  
(1 Tree per 30 lineal feet)  
 

245 feet = 9 trees 9 trees Complies  

Leetonia Greenbelt  
(1 Tree per 30 lineal feet)  
 

255 feet = 9 trees 9 trees Complies  

Screening Between Uses  
(Residential to the East)  
Narrow Evergreen every  
3 lineal feet 

315 Lineal Feet =  
105 Trees 

70 trees Does not comply.  
Applicant is not 
proposing any 

screening between 
the townhomes and 
the SF residential to 

the east.  
General Site Landscaping  
(20% of the site area)  

41,820 sq ft. x 0.20 = 
8,364 square feet 

20% 

14,197 square feet  
33.9%  

Complies 

Parking Lot Landscaping 
(1 Tree per 8 spaces) 

47 spaces = 6 trees 5 Trees Deficient by one tree, 
also we note that 

there is a long aisle 
along the rear 

property line that 
should be broken up 
by a landscape island 

 
Provide screening between townhomes and SF to the east. Add one additional parking lot tree and 
break up the island along the rear property line with a landscape island.  
 
Trash Enclosure:  
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The applicant has indicated a central trash enclosure.  According to Section 13.03B, the applicant should 
provide trash enclosure details to ensure that containers used to dispose of trash, grease, recyclables, 
and similar materials shall be screened on all sides with a wall, and gate at least as high as the 
container, but no less than six (6) feet in height and shall be constructed of durable material and 
construction which is compatible with the architectural materials used in the site development.   
 
Items to be Addressed:  1) Provide screening between townhomes and SF to the east; 2). Add one 
additional parking lot tree and break up the island along the rear property line with a landscape island; 
and 3). Provide trash enclosure details in accordance to Section 13.03B.  
 
LIGHTING / PHOTOMETRICS 
 
A photometric plan has been provided.  A total of 4 pole-mounted light fixtures are proposed.  There 
are no building mounted fixtures indicated.   The pole-mounted fixtures are noted as having a height of 
20 feet (where the maximum height is 25 feet).  The applicant should provide lighting fixture cutsheets 
to confirm that the lights are downshielded and directed away from neighboring properties and 
roadways.  According to Section 13.05C, light shall not exceed one-tenth (0.1) foot-candle along any 
boundary adjacent to residentially zoned or used property, and one (1) foot-candle along all 
nonresidential property boundaries. The foot-candle numbers along the southeast property line, which 
abuts a residential property, has a 0.7 measurement.  Applicant must provide a photometric plan that 
meets ordinance requirements.   
 
Items to be Addressed:  1) Indicate building lighting; 2). Provide lighting fixture cutsheets to confirm 
fixtures are downshielded and directed away from neighboring properties and roadways; and 3) Provide 
a photometric plan that meets ordinance requirements with foot-candle numbers below 0.1 at property 
lines.  
 
FLOOR PLAN AND ELEVATIONS 
 
Floor plans and elevations have been provided on sheets A1, A2, A3, and A4. The elevations provided 
show architectural details, variations in material and pattern.  The materials appear to be brick; 
however, details were not provided on the elevations.  The Planning Commission should discuss the 
architecture and materials used. The applicant should provide answers to the Site Plan Design 
Standards. Also the applicant should provide a 3D color rendering(s) to illustrate scale and design 
context. 
 
Items to be Addressed: 1). Provide material details on the elevations; 2). Provide answers to the Site 
Plan Design Standards; and, 3). Provide 3D color rendering.  
 
DESIGN STANDARDS and SITE PLAN REVIEW STANDARDS 
 
The Neighborhood Node design standards as well as Site Plan review standards provide the Planning 
Commission with direction when reviewing the proposed site plan and design features of this 
development.  
 
Section 5.06.E Design Standards: 
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1. Building Orientation and Entrance  
2. Ground Story Activation 
3. Transitional Features 
4. Site Access, Parking, and Loading  

 
Please see Section 5.06.E for standard details.  
 
Section 8.06 Site Plan Review Design Standards 
 

1. Development shall ensure compatibility to existing commercial districts and provide a 
transition between land uses. 
2. Development shall incorporate the recognized best architectural building design practices. 
3. Enhance the character, environment and safety for pedestrians and motorists. 
 

Please see Section 8.06 for standard details.  
 
Section 5.06.E.3 Transitional Features outlines transitional standards for the Planning Commission to 
consider:  
 
3. Transitional Features. 

a.     Transitional features are architectural elements, site features, or alterations to building massing 
that are used to provide a transition between higher intensity uses and low- or moderate-density 
residential areas. These features assist in mitigating potential conflicts between those uses. 
Transitional features are intended to be used in combination with landscape buffers or large 
setbacks. 

b.     Intensity. A continuum of use intensity, where moderate intensity uses are sited between high-
intensity uses and low-intensity uses, shall be developed for multi-building developments. An 
example would be an office use between commercial and residential uses. 

c.     Height and Mass. Building height and mass in the form of building step-backs, recess lines or 
other techniques shall be graduated so that structures with higher intensity uses are comparable 
in scale with adjacent structures of lower intensity uses. 

d.     Orientation. Primary building facades shall be placed away from the residential use. 
e.  Architectural Features. Similarly sized and patterned architectural features such as windows,  

doors, arcades, pilasters, cornices, wall offsets, building materials, and other building 
articulations included on the lower-intensity use shall be incorporated in the transitional 
features. 

 
It’s difficult to answer these design standards until the applicant address the design standards 
themselves and address the other noted site plan issues.  
 
RECOMMENDATIONS 
 
We recommend that the Planning Commission postpone action in order for the applicant to resubmit 
plans that address the following:  
 

1. The parcel to the south that is undeveloped but could be developed in the future.  The applicant 
should confirm is they have any plans for the future development of this parcel.   
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2. Provide tree inventory in accordance with Article 13 of the City of Troy Zoning Ordinance.  
3. Describe how the height of the townhomes provides an appropriate transition between the 

residential neighborhood to the north and east and the one-story office building to the south. 
4. Provide bicycle parking. 
5. Increase depth of parking spaces. 
6. Provide more barrier-free parking spaces for the office building. 
7. Address the Fire and Engineering Department concerns. 
8. Provide screening between townhomes and SF to the east.  
9. Add one additional parking lot tree and break up the island along the rear property line with a 

landscape island. 
10. Provide trash enclosure details in accordance to Section 13.03B. 
11. Indicate building lighting. 
12. Provide lighting fixture cutsheets to confirm fixtures are downshielded and directed away from 

neighboring properties and roadways. 
13. Provide a photometric plan that meets ordinance requirements with foot-candle numbers below 

0.1 at property lines.  
14. Provide material details on the elevations. 
15. Provide answers to the Site Plan Design Standards. 
16. Provide 3D color rendering(s). 
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