
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 
 
Televised Live, Government Channel WTRY  (10 WideOpenWest and 17 Comcast) Replayed Wednesdays 3:00 pm, 6:00 pm and 11:00 pm 

PLANNING COMMISSION 
MEETING AGENDA 

  REGULAR MEETING 
 

David Lambert, Chairman, Marianna Perakis, Vice Chairman 
 Toby  Buechner, Carlton Faison, Tyler Fox, Michael W. Hutson, Tom Krent,  

Lakshmi Malalahalli and John J. Tagle 
   
February 28, 2023 7:00 P.M. Council Chambers    

 
1. ROLL CALL 
 
2. APPROVAL OF AGENDA 
 
3. APPROVAL OF MINUTES – February 14, 2023  
  
4. PUBLIC COMMENT  – For Items Not on the Agenda 
 

PRELIMINARY SITE PLAN APPROVAL 
 

5. PRELIMINARY SITE PLAN REVIEW (File Number SP JPLN2022-0025) – Proposed 
Lange View Townhouses, Southeast corner of Livernois and Leetonia (4080 Livernois), 
Section 15, Currently Zoned NN Neighborhood Node (Node “H”) District. 

 
OTHER ITEMS 

 
6. POTENTIAL PLANNED UNIT DEVELOPMENT (PUD) APPLICATION – Concept Plan 

discussion, East of Livernois, North of Square Lake (PIN 88-20-03-301-088, 88-20-03-
301-025, -024, -023), Section 35, Currently Zoned NN (Neighborhood Node “Q”) and R-
1B (One Family Residential) Districts. 

 
7. PUBLIC COMMENT  – For Items on the Agenda 
 
8. PLANNING COMMISSION COMMENT 
 
9. ADJOURN 
 
. 

 
 

248.524.3364 
planning@troymi.gov 

mailto:clerk@ci.troy.mi.us
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Chair Lambert called the Regular meeting of the Troy City Planning Commission to order 
at 7:00 p.m. on February 14, 2023, in the Council Chamber of the Troy City Hall. Chair 
Lambert and Vice Chair Perakis presented opening remarks relative to the role of the 
Planning Commission and procedure of tonight’s meeting. 
 
1. ROLL CALL 

 
Present: 
Toby Buechner (arrived 7:03 p.m.) 
Carlton M. Faison 
Tyler Fox 
Michael W. Hutson 
Tom Krent 
David Lambert 
Marianna Perakis 
John J. Tagle 
 
Absent: 
Lakshmi Malalahalli 
 
Also Present: 
R. Brent Savidant, Community Development Director 
Ben Carlisle, Carlisle Wortman Associates 
Julie Quinlan Dufrane, Assistant City Attorney 
Kathy L. Czarnecki, Recording Secretary 
 

2. APPROVAL OF AGENDA 
 
Mr. Savidant announced the applicant for Agenda item #6, potential Planned Unit 
Development application, has asked that the item be removed from the agenda for 
personal reasons. 
 
Resolution # PC-2023-02-011 
Moved by: Fox 
Support by: Krent 
 
RESOLVED, To approve the Agenda as amended. 
 
Yes: Faison, Fox, Hutson, Krent, Lambert, Perakis, Tagle 
Absent: Malalahalli, Buechner (arrived 7:03 p.m.) 
 
MOTION CARRIED 

 
3. APPROVAL OF MINUTES – January 24, 2023 

 
Chair Lambert asked that the January 24, 2023 draft minutes be revised as follows: 
• Agenda item #7, Planning Commission Annual Report for 2022, page 7, to correct 

Kelly Services office building is located on Kirts Boulevard, not Crooks. 
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Resolution # PC-2023-02-012 
Moved by: Faison 
Support by: Fox 
 
RESOLVED, To approve the minutes of the January 24, 2023 Regular meeting as 
revised. 
 
Yes: All present (8) 
Absent: Malalahalli 
 
MOTION CARRIED 

 
4. PUBLIC COMMENT – For Items Not on the Agenda 

 
There was no one present who wished to speak. 

 
PRELIMINARY SITE PLAN APPROVAL 

 
5. PUBLIC HEARING - PRELIMINARY SITE PLAN REVIEW (File Number SP2022-0027) 

– Proposed Estates at Eckford (One Family Residential Cluster), South side of Eckford, 
West of Rochester (Parcels 88-20-15-252-028, -002, -036, -037, -004, -005), Section 15, 
Currently Zoned R-1C (One Family Residential) District 
 
Mr. Carlisle reviewed the Preliminary Site Plan application for the proposed Estates at 
Eckford cluster development. He addressed surrounding land uses and zoning, existing 
wetlands, applicant’s request to seek six (6) additional units above the parallel plan 
density by providing 35% of open space, preservation of significant area of onsite 
wetlands and provision of a 10-foot-wide public bike path that would connect with the 
Daisy Knight Dog Park on Livernois. 
 
Mr. Carlisle asked the Commission to consider the applicant’s request for relief of required 
setbacks along the southern property line (Lot 26) and required setbacks to accommodate 
decks on all units. He asked that the applicant indicate building materials and provide a 
wetland delineation report and a permit review from EGLE (Environment, Great Lakes & 
Energy). 
 
In summary, Mr. Carlisle said Planning Commission shall determine if requirements are 
met to qualify for a cluster development option, if required Cluster Standards (Section 
10.04.I) have been met and if the additional number of units is commensurate with the 
open space being preserved. 
 
Discussion among administration and Planning Commission: 
• Clarification on proposed relief of required rear and side yard setbacks. 
• Maintenance of trail. 
• Purpose of T-turnaround (stub street). 
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Jim Eppink of J Eppink Partners, Inc. was present to represent Mondrian Properties. He 
addressed: 
• Wetland delineation application and permitting review with EGLE. 
• Proposed setbacks for Lot 26 and decks on all units; dimensional measurement of 

setbacks. 
• Alternative to provide at-grade patios instead of decks. 
• Density, as relates to parallel plan and by-right cluster development. 
• Preservation of 35% open space. 
• Intent to dedicate trail to the City of Troy. 
• Application meets Master Plan intent by offering missing middle housing. 
• Sidewalks and trail system through natural area. 
 
There was discussion, some comments related to: 
• Flexibility to offer homeowner patio or deck. 
• Lot 26, as relates to setbacks and trailhead. 
• Sustainable design features; preservation of quality wetlands, utilization of regional 

stormwater system by three neighborhoods. 
• Process/application with EGLE to mitigate wetlands in three small pocket areas. 
• Building materials; first floor brick on four sides; above levels brick, stone and/or hardie 

board. 
• Building envelopes as relates to different home styles. 
• Configuration of lots as relates to number of driveways on Eckford. 
• Paving of entire gravel portion of Eckford; cost sharing among mutual developers. 
• Traffic calming options. 
• Trail material; asphalt. 
 
Mr. Eppink agreed to provide patios instead of decks to eliminate the request for relief of 
setback requirements on all 26 units. 
 
PUBLIC HEARING OPENED 
 
• Anthony Kapas, 501 Eckford; addressed concerns with increased density, traffic, 

water problems and destroying beautiful existing neighborhood. He said the City 
Council and Planning Department are not listening to concerns expressed by 
residents and said City should be held accountable for their actions. 

• Marilena Chis, 585 Thurber; expressed concerns with density, traffic, increase of 
students in Troy School District, and that green space is being destroyed, not 
preserved. She questioned perceived benefits of the development. 

• Gary Blanck, 655 Thurber; addressed concerns with losing the natural environment, 
increased traffic especially related to school activity, and asked about woodland 
buffer. 

• Deanna Tabar, 515 Thurber; addressed concerns with safety and privacy of nature 
trail, decrease in property values. 

 
PUBLIC HEARING CLOSED 
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Mr. Carlisle addressed woodland buffer as relates to distance in feet to residential. 
 
Mr. Eppink addressed the trail as relates to safety, privacy, maintenance and property 
values. 
 
Mr. Savidant briefly reviewed the City Traffic Consultant OHM memorandum on 
anticipated traffic impacts that was included in the agenda packet. 
 
Several Board members addressed the benefit for an applicant to utilize the cluster 
development option so that wetlands and natural resources can be preserved. 
 
Resolution # PC-2023-02-013 
Moved by: Fox 
Seconded by: Faison 
 
RESOLVED, The Planning Commission hereby recommends to the City Council that 
the proposed Estates of Eckford Site Condominium (One Family Residential Cluster), 
26 units/lots, South side of Eckford, West of Rochester (Parcels 88-20-15-252-028, -
002, -036, -037, -004, -005), Section 15, approximately 7.56 acres in size, Currently 
Zoned R-1C (One Family Residential) District, be approved for the following reasons: 
 
1. The cluster development better protects the site’s natural resources than if the site 

were not developed as a cluster. 
2. The cluster development better protects the adjacent properties than if the site were 

not developed as a cluster. 
3. The cluster development is compatible with adjacent properties. 
4. The site can be adequately served with municipal water and sewer. 
5. The cluster development preserves 35% open space, to remain open space in 

perpetuity. 
 
And approved with the following design considerations: 
1. That patios only are provided with no option for decks. 
2. That unit #26 be afforded flexibility of the 8-foot encroachment in the required 

perimeter setback. 
 
Discussion on the motion on the floor. 
 
Chair Lambert said he loves the trail and preservation of green space but expressed 
concern with the number of driveways going on Eckford. He said the City has been 
assured by the school superintendent in a written memorandum that the Troy School 
District can accommodate additional students. Chair Lambert stated the Planning 
Commission does not take into consideration tax revenues in its deliberation of proposed 
developments. 
 
Mr. Buechner said that all Board members live in the City of Troy and that he has lived in 
two homes located on different trailways in the City. He shared that his family has never 
experienced any issues with safety, privacy, or lack of trail maintenance. 
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Mr. Krent said studies show property values increase for homes located on or near public 
trails and pathways. 
 
Vote on the motion on the floor. 
 
Yes: Buechner, Faison, Fox, Hutson, Krent, Perakis, Tagle 
No: Lambert 
Absent: Malalahalli 
 
MOTION CARRIED 

 
OTHER ITEMS 

 
6. POTENTIAL PLANNED UNIT DEVELOPMENT (PUD) APPLICATION – Concept Plan 

discussion, East of Livernois, North of Square Lake (PIN 88-20-03-301-088, 88-20-
03- 301-025, -024, -023), Section 35, Currently Zoned NN (Neighborhood Node “Q”) 
and R-1B (One Family Residential) Districts 
 
(Item removed from Agenda; refer to Resolution # PC-2023-02-011) 
 

7. PRELIMINARY SITE PLAN REVIEW (SP JPLN2022-0008) – Proposed The Westington 
II, South of Wattles, East of Crooks (870 Barilane Drive; PIN 88-20-21-101-009), Section 
21, Currently Zoned NN (Neighborhood Node “I”) District 
 
Mr. Carlisle reviewed the Preliminary Site Plan application for The Westington II. He 
addressed changes to the application since its consideration and denial at the January 
25, 2022 Planning Commission meeting. He addressed the relationship of the application 
in context to The Westington Phase I and Hills West apartment developments. Mr. 
Carlisle addressed natural features, traffic study conclusion that no mitigation is 
recommended, significant architectural changes in elevations and displayed renderings, 
one of which showed the site in context of surrounding properties. 
 
In summary, Mr. Carlisle asked the Planning Commission to consider in its deliberation 
compliance with Design Standards (Section 5.06.E) and Site Plan Review Standards 
(Section 8.06). 
 
Discussion among administration and Planning Commission: 
• Site access via Crooks. 
• Bicycle parking spaces. 
• Parking; 9 guest spaces, site overparked by 20 spaces. 

 
Present were Project Architect Peter Stuhlreyer of Designhaus Architecture and Traffic 
Engineer Julie Kroll of Fleis & Vandenbrink. 
 
Mr. Stuhlreyer addressed changes in the application relating to the combination of two 
buildings to one, reduction in building height, reduction in number of units from 20 to 16, 
increase of open space, preservation of additional trees, provision of 9 guest spaces, and 
architectural style of homes reflective of Hills West architecture. Mr. Stuhlreyer said an 



PLANNING COMMISSION REGULAR MEETING – DRAFT FEBRUARY 14, 2023 
  
 
 

6 
 

application to the Oakland County Road Commission (OCRC) has been submitted 
requesting to move the access point further south on Crooks. He noted the project civil 
engineer is present this evening in the audience should the Board have any questions. 
 
There was discussion, some comments related to: 
• Landscaping; tree quality and count. 
• Detailed architectural features; transitional style between single family and 

commercial. 
• Confirmation by applicant to offer on-site recycling. 
• Confirmation by applicant to add bicycle rack to accommodate two bikes. 
 
Chair Lambert opened the floor for public comment. Acknowledging no one was present 
to speak, Chair Lambert closed the floor for public comment. 
 
Julie Kroll of Fleis & Vandenbrink addressed several questions posed relating to 
northbound/southbound traffic with conflicting turns as relates to number of cars in 
queues. She said the study shows no blocking of the proposed site driveway from the 
Crooks and Wattles intersection. Ms. Kroll said the findings are based on the site driveway 
in the middle of the development but noted regardless the distance is adequate for either 
driveway location. 
 
Greg Bono of PEA (from the audience) confirmed that an application was submitted and 
is under review by the OCRC to consider moving the site driveway further south on 
Crooks and adjacent to Barilane. 
 
Resolution # PC-2023-02-014 
Moved by: Krent 
Seconded by: Fox 
 
RESOLVED, That Preliminary Site Plan Approval, pursuant to Article 8 of the Zoning 
Ordinance, as requested for the proposed The Westington II 16-unit apartment 
development, South of Wattles, East of Crooks, Section 21, Currently Zoned NN 
(Neighborhood Node “I”) District, be granted, subject to the following: 
 
1. To install a bike rack that will hold two bicycles. 
 
Discussion on the motion on the floor. 
 
Mr. Fox expressed appreciation to the applicant for the preservation of trees. 
 
Mr. Krent thanked the applicant for making improvements to the site. 
 
Chair Lambert expressed appreciation to the applicant for preserving additional trees and 
reducing the building size. He said the improvements are a better transition to residential 
to the east and south. 
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Ms. Perakis thanked the applicant for a much-improved site plan application. She said 
personally she would prefer to postpone the item until a decision is made by OCRC, and 
therefore she will be voting no on the motion. 
 
Vote on the motion on the floor. 
 
Yes: Buechner, Faison, Fox, Hutson, Krent, Lambert, Tagle 
No: Perakis 
Absent: Malalahalli 
 
MOTION CARRIED 
 

OTHER ITEMS 
 

8. PUBLIC COMMENT – For Items on the Agenda 
 
There was no one present who wished to speak. 
 

9. PLANNING COMMISSION COMMENT 
 
There were general comments, some relating to: 
• Ms. Dufrane referenced review of the Bylaws and encouraged members to forward 

any thoughts/suggestions her way. 
• Mr. Fox initiated conversation on addressing sustainability in the application process. 

Mr. Savidant said he would discuss with the City Manager the approach to take to 
establish sustainability regulations in the Zoning Ordinance. 

• Chair Lambert announced Turtle Woods Public Open House, Thursday, February 16, 
2023, 4-7 p.m., hosted by Evanswood Church at 2601 E. Square Lake, to discuss 
Oakland County Parks and Recreation partnership with Six Rivers Land Conservancy 
to acquire 70 acres for nature preserve. 

 
10. ADJOURN 

 
The Regular meeting of the Planning Commission adjourned at 8:49 p.m. 

 
Respectfully submitted, 
 
 
 
 
        
David Lambert, Chair 
 
 
 
 
       
Kathy L. Czarnecki, Recording Secretary 
 
https://d.docs.live.net/2f7ed4fe5f664ea8/Documents/Kathy/COT Planning Commission Minutes/2023/2023 02 14 Draft.docx 



 
 

ITEM #5 



  PC 2023.02.28 
  Agenda Item # 5 
 

 
 
 
DATE: February 23, 2023 
 
TO: Planning Commission 
 
FROM: R. Brent Savidant, Community Development Director 
 
SUBJECT: PRELIMINARY SITE PLAN REVIEW (File Number SP JPLN2022-0025) – 

Proposed Lange View Townhouses, 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 9-unit Lange View Estates Townhouses project. The units are proposed to be in one 
building that is 2 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 Planning Commission considered this item on December 13, 2022 and postponed the item 
(minutes attached).  
 
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. Minutes from December 13, 2022 Planning Commission Regular meeting (excerpt) 

 
G:\SITE PLANS\SP JPLN2022-0025 LANGE VIEW NEW SUBMITTAL\PC Memo 2023 02 28.docx 



PROPOSED RESOLUTION 
 
 
PRELIMINARY SITE PLAN REVIEW (File Number SP JPLN2022-0025) – Proposed Lange 
View Townhouses, Southeast corner of Livernois and Leetonia (4080 Livernois), Section 15, 
Currently Zoned NN Neighborhood Node (Node “H”) District 
 
Resolution # PC-2023-02- 
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 Townhouses, 9 units, located on the 
Southeast corner of Livernois 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:  ) 

 
Yes: 
No: 
 
MOTION CARRIED/FAILED 
 
G:\SITE PLANS\SP JPLN2022-0025 LANGE VIEW NEW SUBMITTAL\Proposed PC Resolution 02 28 2023.doc 2022.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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maps, surveys, and other public records and data. It is not a legally recorded map survey. Users of this
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          Date: November 22, 2021 
  May 17, 2022 
  November 8, 2022 
  February 22, 2023 
 
 

Site Plan Review 
For 

City of Troy, Michigan 
 
 
 
 
Applicant:  Vince Pangle  
 
Project Name: Lange View Townhomes  
 
Plan Date: January 25, 2023   
 
Location: 4080 Livernois Road, Troy, Mi  
 
Zoning: NN, Neighborhood Node  
 
Action Requested: Site Plan Approval 
 
PROJECT AND SITE DESCRIPTION 
 
The proposed development is located on the east side of Livernois Road, just north of Wattles 
Road. The approximate 1.62-acre parcel of land has an existing one (1) story 7,175 square-foot 
commercial building; recently improved by new façade. The applicant proposes to incorporate 
nine (9) townhomes that front on Leetonia onto the site with the existing improved office 
building, with shared parking and cross-access.  There is a third parcel to the south that is 
undeveloped, with no immediate plans for development.  
 
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. 
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Proposed Uses of Subject Parcel:  
Nine (9) townhome units and an office building.  
 
Current Use of Subject Property:  
The subject property is currently a one (1) story office 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  
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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 
 
 
NATURAL RESOURCES 
 
Topography: A topographic survey has been provided on page C4, shows site has 

slightly higher elevation on west and slowly decreases eastward toward 
property line. 

 
Wetlands: No wetlands on site. 
 
Woodlands:  Some of the existing trees on-site will be removed for the new 

townhome developments and subsequent parking. A landscape 
Inventory has been provided on page C5.0.  No mitigation is required.  

 
Items to be Addressed: None. 
 
PREVIOUS PLANNING COMMISSION REVIEW 
 
This item was last reviewed by the Planning Commission on December 13, 2022.  Please see 
our November 8, 2022 memo for more details.  At the December meeting, there was 
discussion on:  
 

• Architectural style of townhomes, building materials, massing of building.  
• Screening of residential property to the east.  
• Vision of potential future development of southern parcel.  
• Relocation of parking lot light.  
• Setback requirements.  
• Alternatives to break up massing of building. 

 
At the December 13, 2022, on a vote of 7-0, the item was postponed, so that the applicant can 
return with the following: 

1. A three-dimensional (3D) modeling to show the context of the building with the 
surrounding buildings. 

2. Appropriate building materials showing what the applicant is proposing to use. 
3. A revised design that would take away the flatness of the face, the long elevation of the 

building. 
4. Show the screen wall that would be between the residential property to the east and 

the property in question. 
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CHANGES SINCE LAST PLANNING COMMISSION REVIEW 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

February 2023 Rendering 

December 2022 Rendering 
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The applicant has made the following changes to the site plan:  
• Added one (1) additional residential unit 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
• Revised architectural style.  
• Added front elevation details to reduce flatness of the face, the long elevation of the 

building. 

December 2022 Elevation 

February 2022 Elevation 
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• There appears to be no additional details regarding elevations and screen wall along 
east property line.   

 
DESIGN STANDARDS and SITE PLAN REVIEW STANDARDS 
 
The Neighborhood Node design 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 

1. Building Orientation and Entrance 
2.  Ground Story Activation 
3. Transitional Features 
4. Site Access, Parking & Loading 
 
*Please see Section 5.06E for standard details 

 
Section 8.06 Site Plan Review 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 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, sit 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 façades shall be placed away from 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.  
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RECOMMENDATIONS 
 
We recommend that the Planning Commission discuss if the applicant has met the following standards:  

1. Elevations  
2. Screen wall along east property line.   
3. Section 5.06.E Design Standards 
4. 8.06 Site Plan Review Standards 
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7. PRELIMINARY SITE PLAN REVIEW (File Number SP JPLN2022-0025) – Proposed 
Lange View Townhouses, Southeast corner of Livernois and Leetonia (4080 Livernois), 
Section 15, Currently Zoned NN Neighborhood Node (Node “H”) District 
 
Mr. Carlisle said the proposed Lange View Townhomes application was last reviewed by 
the Planning Commission on May 24, 2022. He reviewed the discussion points at the May 
meeting and reported that the Planning Commission denied the application because it 
found the development did not meet the Zoning Ordinance requirements for transition. 
 
Mr. Carlisle reviewed the revisions to the application since last reviewed and displayed 
comparisons between the May 2022 site plan and the Site Plan before the Board this 
evening. Mr. Carlisle addressed the changes to the application as identified on page 6 of 
his report dated November 22, 2022. He addressed concerns with the office site being 
overparked. 
 
Mr. Carlisle asked the Planning Commission to take into consideration Section 5.06E 
Design Standards, Section 5.06E (3) Transitional Features and Section 8.06 Site Plan 
Review Standards, and the following items in its discussion and deliberation: 

 
• Proposed transitional features as it relates to reducing height to two stories but adding 

an additional unit thus creating one singular massing along Leetonia. 
• Proposed changes to architectural style. 
• Relief of overall site parking. 
• Relocation of parking lot light. 
 
Discussion among administration and Planning Commission: 
• Approval process of potential future development of southern parcel. 
• No requirement in the Zoning Ordinance to break up massing of a building. 
• Resolution of approval should address the required number of barrier-free and bicycle 

parking spaces. 
 
Vince Pangle, owner of all three parcels, addressed the revisions to the Site Plan 
application, noticeably the reduction of building height to facilitate Planning Commission 
concerns. 
 
There was discussion on: 
• Architectural style of townhomes, building materials, massing of building. 
• Screening of residential property to the east. 
• Vision of potential future development of southern parcel. 
• Relocation of parking lot light. 
• Setback requirements. 
• Alternatives to break up massing of building. 
 
Chair Lambert opened the floor for public comment. 
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• Feiling Li, 58 Leetonia, addressed concerns with architectural style fitting in with the 
neighborhood, existing drainage and building placement so near Leetonia. She 
expressed her preference for a six-foot screening wall. Ms. Li thanked the applicant 
for being open and transparent about the development. 

• Yijun Deng, 58 Leetonia, thanked the applicant for being open and communicating 
with them. He addressed concerns with the existing drainage and expressed his 
preference for a screening wall. 

 
Chair Lambert closed the floor for public comment. 
 
Mr. Carlisle addressed various setback zoning requirements as relates to different zoning 
districts. 
 
Resolution # PC-2022-12-063 
Moved by: Tagle 
Seconded by: Krent 
 
RESOLVED, That Preliminary Site Plan Approval, pursuant to Article 8 of the Zoning 
Ordinance, as requested for the proposed Lange View Townhouses, 9 units, located on 
the Southeast corner of Livernois and Leetonia (4080 Livernois), Section 15, Zoned 
Neighborhood Node (Node “H”) District, be postponed, so that the applicant can return 
with the following: 
 
1. A three-dimensional (3D) modeling to show the context of the building with the 

surrounding buildings. 
2. Appropriate building materials showing what the applicant is proposing to use. 
3. A revised design that would take away the flatness of the face, the long elevation of 

the building. 
4. Show the screen wall that would be between the residential property to the east and 

the property in question. 
 
Yes: All present (7) 
Absent: Hutson, Perakis 
 
MOTION CARRIED 
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  PC 2023.2.28 
  Agenda Item # 6 
 

 
 
DATE: February 22, 2023 
 
TO: Planning Commission 
 
FROM: R. Brent Savidant, Community Development Director 
 
SUBJECT: POTENTIAL PLANNED UNIT DEVELOPMENT (PUD) APPLICATION – Concept 

Plan discussion, East of Livernois, North of Square Lake (PIN 88-20-03-301-088, 
88-20-03-301-025, -024, -023), Section 35, Currently Zoned NN (Neighborhood 
Node “Q”) and R-1B (One Family Residential) Districts. 

 
 
The owner of the subject parcel, GFA, is interested in developing a mixed use (residential only) 
PUD on the site.  Planning Department was provided a conceptual site plan describing the 
potential project.   
 
The site is 5.48 acres in area. Three single family homes presently sit on the property. A PUD 
would provide the applicant with some flexibility with potential project uses moving forward. The 
attached memo summarizes the project. 
 
The Planning Commission reviewed a concept at the July 26, 2022 Regular meeting and provided 
feedback. The applicant revised the concept based on Planning Commission feedback and 
requested another opportunity to present to the board.  
 
A formal application has not been submitted. The applicant seeks input and direction from the 
Planning Commission on this matter, prior to moving forward. Formal action is not required. 
 
Please be prepared to discuss this item at the December 13, 2022 Regular meeting.    
 
Attachments: 

1. Maps 
2. Minutes from July 26, 2022 Planning Commission Regular meeting. 
3. Memo from Carlisle/Wortman Associates, Inc. 
4. Miscellaneous information provided by applicant 

 
G:\PUDs\Potential Project\GFA Livernois & Square Lake\PC Memo 02 28 2023.docx 
 
 
 
 
 
 
 
 
  



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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PLANNING COMMISSION REGULAR MEETING – FINAL JULY 26, 2022 
  
 
 

1 
 

OTHER ITEMS 
 
6. POTENTIAL PLANNED UNIT DEVELOPMENT (PUD) APPLICATION – Concept Plan 

Discussion, East of Livernois, North of Square Lake (PIN 88-20-03-301-088, 88-20-03-
301-025, -024, -023), Section 35, Currently Zoned NN (Neighborhood Node “Q”) and R-
1B (One Family Residential) Districts 
 
Mr. Carlisle presented a brief background of the Planned Unit Development application. 
He addressed the mixed zoning and the 14-unit attached townhome development that 
was granted approval in 2018. Mr. Carlisle said the applicant is seeking to amend the 
previously approved plan to incorporate four additional parcels into an overall 
development of the site. Mr. Carlisle said the concept plan is only for discussion and no 
action would be taken this evening. He said it is too early in the process to determine data 
with respect to Zoning Ordinance requirements. 
 
Mr. Carlisle read revised language recently drafted by the Master Plan Neighborhood 
Node Steering Committee for Neighborhood Node “Q” that relates to primary uses and 
character of the neighborhood node. 
 
Applicant Gary Abitheira addressed his vision of incorporating the additional parcels with 
the townhome development and shared his thoughts on various placements of the PUD 
housing types to blend with the townhomes. 
 
There was discussion, some comments related to: 
• Previously approved development; housing types, timing and validity of approval, 

currently in engineering process. 
• Existing homes; historical in nature, not listed in Historic Preservation Chapter. 
• Neighborhood Node “Q” toured by Planning Commission and City Council. 
• Public benefit; preservation of two existing homes, housing types offered. 
• Intent of PUD development; provide flexibility from Zoning Ordinance regulations to 

allow a more creative and negotiable product. 
• Board members expressed opposition to 3-story tall buildings. 
• Applicant encouraged to: 

o Create more green space. 
o Retain “old Troy” feel of neighborhood. 
o Create a community feel, a village. 
o Create a different and unique development. 
o Let element of historical homes shine on their own. 

 



 

 
 

 
To:      Troy Planning Commission  
            Brent Savidant, Community Development Director 
 
From:  Ben Carlisle, AICP 
              
Date:  December 6, 2022 
 
RE:    GFA Square Lake Concept Review    
 
   
A concept plan has submitted a Planned Unit Development (PUD) for adjacent to the northeast 
corner of the intersection of Square Lake and Livernois.  The concept plan includes a total of forty-
eight (48) units with a mix of housing types.  Additional amenities include preservation of two 
existing homes on site, 
homes with first floor 
master, stormwater 
management, and small 
play area.  The part of this 
site that is zoned FB, 
Form-Based was approved 
for a fourteen (14) unit 
attached townhome 
project.  See section 
below for more 
information.  This project 
has been expanded to 
include four parcels 
currently zoned R-1B.  
 
 
 
 
 
 
 
 
 
 

Livernois 
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Housing Types 
 
As noted, the project proposes a mix of housing types: 
 

Type Number Notes  
Preservation of Existing 

Single-Family Homes 
2 Existing homes on site 

Single Family Ranch Homes 4 First Floor Master 
Two-Story Attached (first 

floor Master) 
9 First Floor Master 

Two-Story Attached 
Townhome 

27  

Two-Story Duplexes 6  
Total 48  

 
Zoning 
 
The site includes a mix of Form-based zoning and R-1B.  The preservation of the single-family 
homes, the inclusion of the new homes, and the mix of other housing products require this site 
to be developed as a Planned Unit Development.   
 

 
 
 
 
 
 
 
 

Four parcels added to the 
development  
 
Part of site approved for fourteen 
(14) unit attached townhome 
project.  
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Master Plan 
 
The site is designated as 
Neighborhood Node on the future 
land use plan.  The Neighborhood 
Node master plan designation is 
not parcel specific, but rather 
shown as a concentric circle 
approximately within a 1,000 foot 
radius of the intersection.  
 
Elements of neighborhood node 
include:  

• Neighborhood Nodes are 
the concentrated, 
commercial and mixed-use 
centers situated at major 
intersections of Troy 
thoroughfares.   

• Development will be denser 
and taller than the 
surrounding area, encouraging visual prominence to signal a gathering space.  

• Nodes should be generally confined to a 1,000 foot radius from a major intersection.  
• The nodes provide uses and spaces that attract and welcome neighborhood residents.   
• Buildings should be separated from the right-of-way line by a landscaped greenbelt, one 

lane of off-street parking or a pedestrian walk, or a combination of these.   
• Primary parking areas will be located within rear or interior side yards. 
• Off-street parking should be screened from the public right-of-way by a knee wall or low 

decorative fence with a hedge of plantings.  
• Walks will connect adjacent developments and the public sidewalks.  
• Well-defined crosswalks with timed signalization will permit safe crossings.  
• Flexible use of space allowing modest outdoor gathering spaces, such as plazas, will be 

encouraged.  
• Buildings should be between two and three stories, although one–story structures 

accommodating gas stations or other special situations may be permitted.   
• One-story buildings should have a minimum exterior height of sixteen feet.  
• A ground level story should have a minimum height of twelve feet from finished floor to 

finished ceiling.   
• Facades facing major thoroughfares will be treated as fronts and should have a minimum 

of half transparent glass and special architectural design treatments.   
• Fenestration (the arrangement of windows and doors) should be highlighted through the 

use of awnings, overhangs or trim detailing.   
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• Lighting will be carefully managed so as not to encroach on adjacent residential areas. 
 
Please note that Planning Commission is considering amendments to the Master Plan section for 
neighborhood node, including modifying many of these elements.  
 
Approved Plan 
 
As noted the following 14-unit townhome development was approved in 2018.   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

2018 approved 14-unit site plan  
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Concept Plan  
 
The Concept Plan was first reviewed by the Planning Commission in July.  Discussion included:  

• Previously approved development, housing types, timing and validity of approval, 
currently in engineering process 

• Existing homes; historical in nature, and listed in Historic Preservation Chapter 
• Neighborhood Node “Q” toured by Planning Commission and City Council  
• Public benefit, preservation of two existing homes, housing types offered 
• Intent of PUD development, provide flexibility from Zoning Ordinance regulations to allow 

a more creative and negotiable product 
• Planning Commission members expressed opposition to 3-story tall buildings 
• Applicant was encouraged to: 

o Create more green space 
o Retain “old Troy” feel of neighborhood 
o Create a community feel, a village 
o Create a different and unique development  
o Let element of historical homes shine on their own 

 
The applicant has submitted a revised concept plan.  Significant changes to the plan include:   

• Reduced height of all units to not exceed two-stories 
• Reduced number of units by 3 
• Added duplex unit type  
• Added internal park 
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July 2022 Plan  

December 2022 Plan  
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PUD Standards 
 
A Planned Unit Development project is viewed as an integrated development concept.  To that 
end, the provisions of this Article are not intended to be used as a device for avoiding the zoning 
requirements that would otherwise apply, but rather to allow flexibility and mixture of uses, and 
to improve the design, character and quality of new development.  The use of a Planned Unit 
Development to permit variations from other requirements of this Ordinance shall only be 
approved when such approval results in improvements to the public health, safety and welfare 
in the area affected, and in accordance with the intent of this Article. 
 
As set forth in Section 11.01, the intent of the Planned Unit Development option is to permit 
flexibility in the design and use of residential and non-residential land which, through the 
implementation of an overall development plan, when applicable to the site, will:  

1. Encourage developments that will result in a long-term contribution to social, 
environmental and economic sustainability in the City of Troy.  

2. Permit development patterns that respond to changing public and private needs.  
3. Encourage flexibility in design and use that will result in a higher quality of development 

and a better overall project than would be accomplished under conventional zoning, and 
which can be accommodated without sacrificing established community values.  

4. Provide for the long-term protection and/or preservation of natural resources, natural 
features, and/or historic and cultural resources.  

5. Promote the efficient use and conservation of energy.  
6. Encourage the use, redevelopment and improvement of existing sites where current 

ordinances do not provide adequate protection and safeguards for the site or its 
surrounding areas, or where current ordinances do not provide the flexibility to consider 
redevelopment, replacement, or adaptive re-use of existing structures and sites.  

7. Provide for enhanced housing, employment, recreation, and shopping opportunities for 
the citizens of Troy.  

8. Ensure the compatibility of design and use between various components within the PUD 
and with neighboring properties and uses.  

9. Ensure development that is consistent with the intent of the Master Plan. 
 
Details: 
 
The concept plan is very conceptual.  Details such as architectural quality, elevations, material 
selection, building height, and onsite amenities are very important and will be reviewed in detail 
if this project moves forward.   
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Questions for the Planning Commission Consideration 
 

1. Has the revised plan addressed the concerns of the Planning Commission?  
2. Is the proposed plan consistent with the Master Plan?  
3. Does the Planning Commission support the proposed mix of housing types?  Are there 

additionally types or changes in types that the Planning Commission thinks should be 
considered?  

4. Is the proposed plan consistent with the PUD standards? 
5. Are there site plan changes that the applicant should consider?  
6. Are there other considerations that should be discussed with the applicant?  

 
I look forward to discussing this plan at your December meeting.   
 
Sincerely,  
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