
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 
 

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

Dave Lambert and John J. Tagle 
   
January 23, 2024 7:00 P.M. Council Chambers    

 
1. ROLL CALL 
 
2. APPROVAL OF AGENDA 
 
3. APPROVAL OF MINUTES – January 9, 2024 
  
4. PUBLIC COMMENT  – For Items Not on the Agenda 
 
 
     PRELIMINARY SITE PLAN 
 
5.  PRELIMINARY SITE PLAN APPROVAL (JPLN2023-0028) – Proposed John R Commons 

Townhome Development, West side of John R, North of Big Beaver (PIN 88-20-23-476-017), 
Section 23, Zoned MF (Multi-Family Residential) Zoning District. 

   
 

OTHER ITEMS 
 

6.     PLANNING COMMISSION 2023 ANNUAL REPORT   
 
7. PUBLIC COMMENT- For Items on the Agenda 
 
8. PLANNING COMMISSION COMMENT 
 
9.  ADJOURN 
 

 
 

248.524.3364 
planning@troymi.gov 
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Chair Lambert called the Regular meeting of the Troy City Planning Commission to order 
at 7:00 p.m. on January 9, 2024, 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 
Carlton M. Faison 
Tyler Fox 
Michael W. Hutson 
Tom Krent 
David Lambert 
Lakshmi Malalahalli 
Marianna Perakis 
John J. Tagle 
 
Also Present: 
Ben Carlisle, Carlisle Wortman & Associates 
R. Brent Savidant, Community Development Director 
Julie Quinlan Dufrane, Assistant City Attorney 
Kathy L. Czarnecki, Recording Secretary 
 

2. APPROVAL OF AGENDA 
 
Resolution # PC-2024-01-001 
Moved by: Faison 
Support by: Fox 
 
RESOLVED, To approve the Agenda as prepared. 
 
Yes: All present (9) 
 
MOTION CARRIED 

 
3. APPROVAL OF MINUTES – December 12, 2023 

 
Resolution # PC-2024-01-002 
Moved by: Buechner 
Support by: Fox 
 
RESOLVED, To approve the minutes of December 12, 2023 Regular meeting as 
submitted. 
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Yes: Buechner, Faison, Fox, Hutson, Krent, Lambert, Malalahalli, Perakis 
Abstain: Tagle 
 
MOTION CARRIED 

 
4. PUBLIC COMMENT – For Items Not on the Agenda 

 
There was no one present who wished to speak. 
 

PLANNED UNIT DEVELOPMENT 
 
5. PLANNED UNIT DEVELOPMENT (File Number PUD 020 JPLN2023-0021) - CONCEPT 

DEVELOPMENT PLAN (CDP) AND PRELIMINARY DEVELOPMENT PLAN (PD) 
APPROVAL – The Village of Hastings PUD, East side of Livernois, North of Square Lake, 
PIN 88-20-03-301-088, -023, -024, -025 and 88-20-03-351-004, Section 3, Presently 
Zoned NN (Neighborhood Node “Q”) and R-1B (One Family Residential) Zoning Districts 
 
Mr. Carlisle said he would highlight the changes to The Village of Hastings PUD 
application since last reviewed at the November 28, 2023 Planning Commission meeting. 
 
Mr. Carlisle noted the following changes proposed by the applicant: 
• Construct 32 new residential units and preserve 3 existing older homes on site, for a 

total of 35 units. The applicant removed 9 units from the development and is 
preserving an additional existing older home on site. 

• Provide 3 internal T-turnarounds on the site to better facilitate traffic movement. 
• Erect a privacy fence between the existing older homes and the adjacent new housing 

units. 
 
Mr. Carlisle pointed out the City Traffic Consultant OHM concluded the traffic impact of 
this project on the adjacent road network is negligible and would be imperceptible to most 
road users. 
 
In summary, Mr. Carlisle asked the Planning Commission to consider if the application 
(1) meets the PUD Standards for Approval (Section 11.03), (2) meets the Site Plan 
Review Design Standards (Section 8.06), (3) that the architectural styles, building 
materials and color scheme work together from an architectural and aesthetic standpoint, 
and (4) if fencing off the existing homes from adjacent new housing units allows for site 
integration. 
 
Mr. Carlisle said if the Planning Commission recommends to the City Council approval of 
the PUD and Preliminary Development Plan, the site plan issues identified in his report 
dated December 22, 2023 should be addressed. He stated the Planning Commission is 
a recommending body and that the City Council would be making the final determination. 
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Mr. Carlisle also noted that the Planning Department received thirty-plus written 
correspondences that were either provided in the Planning Commission digital agenda 
packet or distributed in hard copy to the Board prior to the beginning of this evening’s 
meeting. 
 
Some of the comments during discussion among the administration related to: 
• Proposed fencing between existing older homes and new housing units, as relates to 

purpose, integration, standard practice. 
• Communication received from Jen Peters, Executive Director of Troy Historic Village, as 

relates to applicant’s consideration of the older homes that exist on the site. 
 
Mr. Abitheira presented a brief history of the purchase of parcels with the intent to construct 
residential homes. He said the Planning Department advised the PUD application would be 
the most viable development approach to keep the charm, beauty and historical feel of the 
neighborhood. Mr. Abitheira said reducing the number of units and preserving the third older 
home offers more walkability and green space. He addressed the proposed solar panel 
lighting, three T-turnarounds to provide a better traffic flow for both the residents and City 
emergency and service vehicles, and the Emergency Vehicle Access (EVA). Mr. Abitheira 
said he does not have control of existing power outages, existing sanitary sewer backup into 
residential basements, street flooding after a rainstorm and cut-through traffic by residents 
and emergency vehicles. 
 
Mr. Abitheira addressed how the application relates to the Master Plan and the PUD Intent 
in Section 11.01 of the Zoning Ordinance. 
 
Several Planning Commission members thanked Mr. Abitheira for addressing the concerns 
of the Board and residents. 
 
There was discussion, some comments related to: 
• Option to own/lease housing units. 
• Walkability of site. 
• Intent of fence; initially to obscure headlights. The applicant noted there are sufficient 

trees and vegetation to obscure headlights. 
• Preservation / maintenance of older homes. 
• Orientation of homes; primary entrance to face street or alternatives such as green space. 
• T-turnarounds; compliant with International Fire Code. 
• Cohesion of architectural design, color scheme and building materials. The applicant 

provided samples of building materials. 
• Similarity of the Enclave development located on John R and Wattles, as relates to 

acreage, number of units, orientation of homes, guest parking, amenities. 
• Types of mixed housing that might result in lower density. 
• Future development expansion to the east. 
• Consideration to renovate older homes to commercial business. 
• Intent to keep the historical feel of Troy Corners. 
• Communication/ information provided by the Troy Historical Society. 
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Mr. Abitheira said he would take into consideration reducing density and the orientation of 
housing units, and that he would remove the fence between the older homes and new 
housing units. Mr. Abitheira said his preference is to develop the site as presented in the 
PUD application. 
 
Mr. Savidant acknowledged the applicant received several extensions to develop the 14-unit 
townhome development that received approval in 2018. He said the extensions were offered 
because of Covid implications and a personal medical condition of the applicant. Mr. Savidant 
indicated extensions for development were given to other developers because of Covid 
implications, not just Mr. Abitheira. 
 
Mr. Tagle thanked the applicant for his efforts over the past few years and stated support for 
the proposed development. He said he disagrees with transitioning the older homes into 
commercial businesses and with the orientation of the homes to face a street. He shared that 
the site layout before the Board this evening is the best approach the applicant has 
presented. 
 
Mr. Faison said he is fairly supportive of the application as relates to density, green space, 
housing mix, building height and walkability. 
 
Ms. Malalahalli encouraged the applicant to consider reducing the density as an effort to 
lessen traffic congestion. She voiced concerns with the City Traffic Consultant’s analysis of 
traffic based on the number of schools located in the area. 
 
Mr. Fox said he supports the application. He said the applicant already reduced the density 
which resulted in more green space and a community gathering space that can be used by 
residents and their children. 
 
Chair Lambert briefly addressed the public prior to opening the floor for public comment. He 
asked the public to present concerns that have not already been expressed at the Public 
Hearing in November and not to applaud. He informed the public their comments are limited 
to three minutes, and they would have another opportunity to speak at the City Council public 
hearing. 
 
Chair Lambert opened the floor for public comment. 
 
• David Cole, 211 Ottawa; addressed concerns of traffic congestion. 
• Joseph Colby, 5125 Shady Creek; supports development as relates to density, 

addressed need for housing diversity. 
• Sheila Lenz-Shomo, 6464 Fredmoor; addressed concerns with T-turnarounds, lack of 

green space, traffic congestion, displaced wildlife, not a fit for area. 
• Marcia Bossenberger, 369 Ottawa; agrees orientation of homes should face street, 

addressed missing items from the site plan and road access to the 14 unit townhome 
development. 
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• Ann Coleman, 6091 Livernois; addressed the intent of the Master Plan and PUD intent, 
recent survey of residents as relates to types of housing, infrastructure and drainage. 

• Dawn Collins, 317 Lesdale; addressed concerns with drainage, infrastructure, electrical 
grid. 

• Christopher Sobota, 348 Tara; addressed concerns with noise from sports court, 
specifically pickleball use. 

• Melissa Zaluski, 5749 Whitehaven; addressed concerns with density, traffic congestion, 
safety, traffic review analysis. 

• Carol Koch, 6055 Niles; addressed concerns about traffic congestion, PUD not fit for the 
area. 

• Lloyd Melton, 785 Trinway; former owner of “historical” older homes, addressed 
restoration of older homes, property as relates to meadow, woods and greenery. 

• Mary Rettig, 6860 Westaway; addressed need for housing especially ranch homes, 
desire for bigger lots, questioned snow removal, internal traffic flow, parking, drainage 
and electrical grid. 

• Shane Coleman, 6839 Westaway; addressed unintended consequences as relates to 
traffic congestion, impact on schools, displaced wildlife. 

• Stephanie Heidt, 6644 Montclair; addressed concerns with density, cut-through traffic, 
future development to east, desire for open space, setting a precedent. 

• Dan Lopez-Sota, 2200 Crooks; said project is positive step in right direction, addressed 
City’s population growth/decline, need for public transportation to lessen traffic 
congestion. 

• Linda Swanson, 6083 Blackwell; addressed need for single family homes, concerns with 
drainage and lack of green space. 

• Jeff Williams, 159 Telford; addressed concerns that the application does not relate to the 
Master Plan, PUD intent or PUD Standards. 

• Deborah Louzecky, 6327 Donaldson; addressed the Master Plan, SEMCOG’s forecast 
as relates to seniors and children, concerns with drainage, flooding, parking, safety of 
EVA, historical preservation of older homes. 

• John Malott, 72 Telford; addressed impact on surrounding residential, concerns with 
density, limited green space, safety of children playing. 

• Rosemarie Thommes, 335 Ottawa; voiced opposition, addressed better signage for 
proposed developments, concerns with density, transition to surrounding residential. 

• Leasa Williams, 159 Telford; opposes PUD rezoning, addressed concerns with transition 
to single family residential, asked if there would be a deceleration lane, questioned EVA 
access for emergency vehicles as relates to width and angle. 

• Benjamin Blaszak, 761Ottawa; provided 2015 FEMA Hazard Study handout to members, 
addressed concerns with progressively worse drainage in area, backfill covering his 
windows, traffic congestion, high taxes and need for affordable housing. 

 
Chair Lambert closed the floor for public comment. 
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Stephen Dearing, Sr. Traffic Engineer with OHM Advisors, City Traffic Consultant, said the 
proposed development is considered small enough that the City of Troy did not ask for a 
formal traffic impact study. He gave an in-depth analysis of the methodology used to 
conclude the number of vehicles generated during peak hours would be negligible. Mr. 
Dearing said the density of the project as proposed reflects a nominal increase of traffic, 
acknowledging that existing traffic congestion resulting from local schools could possibly be 
addressed and minimized should the City and the School District work together. 
 
Ms. Malalahalli said the traffic impact analysis does not reflect reality. She shared individual 
experiences with the existing traffic congestion. 
 
Mr. Savidant said that should the PUD application be granted by the City Council, the 
application would go through the final engineering approval process to assure the plan meets 
stormwater engineering standards. He said theoretically the proposed development might 
improve existing flooding issues. 
 
Mr. Savidant said the EVA access will be designed to meet compliance standards for 
emergency vehicles. He noted school children walking to/from school can cross at the 
intersection with the safety of a traffic control button and possibly a crosswalk could be 
provided in the future. 
 
Mr. Savidant said the draft PUD Agreement would provide legal protection for the 
preservation, alteration, and maintenance of the older homes on site. He said the City does 
not have a provision in its Zoning Ordinance with respect to protection of wildlife. 
 
Mr. Carlisle confirmed the proposed sports court is designated as a generalized sports court. 
He confirmed there is a right-hand turn deceleration lane that would be required to meet 
engineering standards if the application is approved. Mr. Carlisle said snow removal is not a 
site plan requirement. He said in similar developments the snow would typically be plowed 
to the end of the T-turnarounds and that the developer is responsible to remove the snow by 
truck if necessary. 
 
Mr. Fox referenced public comments relating to the option of leasing and/or owning the units. 
He said both owners and renters are welcome in the City. 
 
Resolution # PC-2024-01- 
Moved by: Krent 
Seconded by: Fox 
 
WHEREAS, The applicant GFA Development, Inc. seeks Conceptual Development Plan 
(CDP) and Preliminary Development Plan (PDP) approval for the Village of Hastings 
Planned Unit Development (PUD), located on the east side of Livernois, north of Square 
Lake, in Section 3, approximately 6.05 acres in area; and 
 
WHEREAS, The Village of Troy PUD features 3 detached single-family homes, 8 ranch 
style single family homes, 18 two-story attached homes and 6 single family duplex homes, 
for a total of 35 residential units; and 
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WHEREAS, The PUD provides a walkable urban environment that is compact and 
designed to human scale, and 
 
WHEREAS, The PUD provides a compatible mix of open space, landscaped areas and 
pedestrian amenities; and 
 
WHEREAS, The PUD proposes appropriate land use transitions between the PUD and 
surrounding properties, and 
 
WHEREAS, The PUD will reasonably mitigate impacts to the transportation system and 
enhance non-motorized facilities and amenities. 
 
WHEREAS, The PUD provides a complementary variety of housing types; and 
 
BE IT RESOLVED, That the Planning Commission recommends to the City Council that 
Concept Development Plan Approval and Preliminary Development Plan Approval for the 
proposed Village of Hastings, be granted, subject to the following design considerations: 
 
1. Remove the fence between the existing “historic” homes and the adjacent new 

housing units. 
2. Confirm trash pickup and provide trash vehicle circulation plan. 
3. Provide a photometric plan. 
4. That the PUD Agreement includes appropriate language to assure that the three older 

homes remain historical in nature in perpetuity. 
 
Discussion on the motion on the floor. 
 
Ms. Dufrane said the City raised the bar when this Board granted a PUD development at 
Long Lake and Crooks. She encouraged the Board to make it clear in its Resolution that 
the proposed development meets a sufficient number of PUD Standards for Approval set 
forth in Section 11.03 of the Zoning Ordinance. Ms. Dufrane said the Resolution should 
be specific to that regard for review and deliberation by the City Council. 
 
There was discussion on: 
• What constitutes a sufficient number? 
• Must all 18 PUD Standards for Approval, or a preponderance of the 18 Standards, be 

met? 
• Planning Commission to address each of the 18 PUD Standards for Approval. 
• Consideration should be given to setting a precedent for future PUD applications. 
• Concurrence PUD Standards for Approval should be addressed in the Resolution. 
 
Mr. Fox read and addressed each Standard of the 18 PUD Standards for Approval. He 
said he believes the application meets all the Standards with the exceptions of 11, 13 and 
15(d) because they are not applicable, noting 11 and 13 relate to obsolete buildings and 
15(d) relates to commercial use. He did note that the Planning Commission might want 
to discuss further Standards 7, 8 and 14. 
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Mr. Savidant said deciding what is a sufficient number of Standards to be met is subjective 
based on the opinion of each Planning Commission member. 
 
Ms. Malalahalli said she reserves her judgment on the application not meeting Standards 
2, 6, 8 and 14. She said she would vote favorably for approval if the applicant would 
consider lowering the density. 
 
Ms. Perakis said the application does not meet Standards 2, 3, 5, 6, 7, 8, 9, 10, 14, and 
15(a) and that she would not vote for approval. She indicated disappointment because 
the developer is willing to work with the Board and the residents to make a better project. 
Ms. Perakis said she relates the density to the number of units proposed and not the 
traffic impact. 
 
Mr. Buechner stated it’s a tough decision and one should be careful what is wished for. 
 
Mr. Faison said Standards 6 and 12 are questionable but the plan for consideration this 
evening is a much better plan than the original plan. 
 
Mr. Fox said the developer was encouraged to pursue a PUD development because it 
allows the developer the flexibility to lessen any negative effect or concern of the adjacent 
residential properties. 
 
Mr. Tagle said if the concern is density, then a case should be made to reduce the density 
by one unit, or by three units, or whatever the number of units desired. He said if the 
density is in relation to the traffic concerns, he reminded the Board that OHM determined 
a minimal traffic impact. 
 
Mr. Hutson said the Resolution and the mix of Standards that have been or not have been 
met in discussion among the Board members will not be helpful to the City Council in its 
deliberation. 
 
Chair Lambert stated his appreciation for the applicant’s willingness to work with the 
Board and the neighbors. He said based on the comments of the City Assistant Attorney 
and the public comment, he would vote no on the motion.  
 
Vote on the motion on the floor inclusive of PUD Standards for Approval 
 
Resolution # PC-2024-01-003 
Moved by: Krent 
Seconded by: Fox 
 
WHEREAS, The applicant GFA Development, Inc. seeks Conceptual Development Plan 
(CDP) and Preliminary Development Plan (PDP) approval for the Village of Hastings 
Planned Unit Development (PUD), located on the east side of Livernois, north of Square 
Lake, in Section 3, approximately 6.05 acres in area; and 
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WHEREAS, The Village of Troy PUD features 3 detached single-family homes, 8 ranch 
style single family homes, 18 two-story attached homes and 6 single family duplex homes, 
for a total of 35 residential units; and 
 
WHEREAS, The PUD provides a walkable urban environment that is compact and 
designed to human scale, and 
 
WHEREAS, The PUD provides a compatible mix of open space, landscaped areas and 
pedestrian amenities; and 
 
WHEREAS, The PUD proposes appropriate land use transitions between the PUD and 
surrounding properties, and 
 
WHEREAS, The PUD will reasonably mitigate impacts to the transportation system and 
enhance non-motorized facilities and amenities; and 
 
WHEREAS, The PUD provides a complementary variety of housing types; and 
 
WHEREAS, The PUD meets the PUD Standards for Approval except Standards 11, 13 
and 15(d), which are not applicable. 
 
BE IT RESOLVED, That the Planning Commission recommends to the City Council that 
Concept Development Plan Approval and Preliminary Development Plan Approval for the 
proposed Village of Hastings, be granted, subject to the following design considerations: 
 
1. Remove the fence between the existing “historic” homes and the adjacent new 

housing units. 
2. Confirm trash pickup and provide trash vehicle circulation plan. 
3. Provide a photometric plan. 
4. That the PUD Agreement includes appropriate language to assure that the three older 

homes remain historical in nature in perpetuity. 
 
Yes: Faison, Fox, Krent, Tagle 
No: Buechner, Hutson, Lambert, Malalahalli, Perakis 
 
MOTION FAILED 
 

OTHER ITEMS 
 
6. ELECTION OF OFFICERS 

 
Chair Lambert opened the floor for nominations for Chair. 
 
Chair Lambert nominated Marianna Perakis. Mr. Hutson supported the nomination. 
 
Acknowledging there were no further nominations, Chair Lambert closed the floor to 
nominations. 
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Roll Call vote on the nomination for Marianna Perakis as Chair. 
 
Yes: All present (9) 
 
     
 
Chair Lambert opened the floor for nominations for Vice Chair. 
 
Mr. Tagle nominated Lakshmi Malalahalli. Mr. Krent supported the nomination. 
 
Acknowledging there were no further nominations, Chair Lambert closed the floor to 
nominations. 
 
Roll Call vote on the nomination for Lakshmi Malalahalli as Vice Chair. 
 
Yes: All present (9) 
 
     
 
Chair Lambert opened the floor for nominations for Zoning Board of Appeals 
Representative. 
 
Mr. Buechner nominated Tyler Fox. Mr. Krent supported the nomination. 
 
Acknowledging there were no further nominations, Chair Lambert closed the floor to 
nominations. 
 
Roll Call vote on the recommendation of appointment for Tyler Fox as ZBA Representative. 
 
Yes: All present (9) 
 

7. PUBLIC COMMENT – For Items on the Agenda 
 
The following comments relate to Agenda item #5, The Village of Hastings PUD. 
 
• Sheila Lenz-Shomo, 6464 Fredmoor; addressed the process to granting extensions on 

a project. 
• Jeff Williams, 159 Telford; said he wants to continue to work with Gary Abitheira on the 

project, that the project is near to what the residents are looking for. 
• Marcia Bossenberger, 369 Ottawa; addressed the road access of 14-unit townhome 

development. 
• Dan Lopez-Sota, 2200 Crooks; said he is impressed with the developer’s work and his 

consideration of the community. 
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• Dave Pampreen, 6408 Canmoor; addressed the proposed development as relates to 
the Master Plan and transition to single family residential. He thanked the Board for 
its recommendation of denial to the City Council. 

• Leasa Williams, 159 Telford; encouraged to develop the parcels as single family 
residential homes. 

• Deborah Louzecky, 6327 Donaldson; said she does not want to see 3-story 
townhomes developed; addressed concerns with traffic congestion, infrastructure, 
safety of school children. 

 
8. PLANNING COMMISSION COMMENT 

 
There were general Planning Commission comments, some relating to: 
• Public comments associated with other communities. 
• Appeal of choosing to live in Troy. 
• Opportunity for residents to voice their opinions at the local governmental level. 
 
The Board members thanked Chair Lambert for his exceptional skills serving as Chair 
and welcomed the incoming Board officers. 
 
Mr. Carlisle introduced Shana Kot, the newest community planner to join Carlisle 
Wortman Associates. 
 

9. ADJOURN 
 
The Regular meeting of the Planning Commission adjourned at 10:31 p.m. 

 
Respectfully submitted, 
 
 
 
 
        
David Lambert, Chair 
 
 
 
 
       
Kathy L. Czarnecki, Recording Secretary 
 
https://d.docs.live.net/2f7ed4fe5f664ea8/Documents/Kathy/COT Planning Commission Minutes/2024/2024 01 09 Draft.docx 



PROPOSED RESOLUTION 
 
PRELIMINARY SITE PLAN APPROVAL (JPLN2023-0028) – Proposed John R Commons 
Townhome Development, East side of John R, north of Big Beaver (PIN 88-20-23-476-017), 
Section 23, Zoned MF (Multi-Family Residential) Zoning District. 
 
Resolution # PC-2024-01- 
Moved by: 
Seconded by: 
 
RESOLVED, That Preliminary Site Plan Approval, pursuant to Article 8 of the Zoning 
Ordinance, as requested for the proposed John R Commons Townhome Development, located 
on the East side of John R, North of Big Beaver, Section 23, Zoned MF (Multi-Family 
Residential) District, be granted, subject to applicant the following: 
 
1. Add additional screening options including screen wall in addition to landscaping. 
 
 ) or 
 
(denied, for the following reasons:  ) or 
 
(postponed, for the following reasons:  ) 

 
Yes: 
No: 
 
MOTION CARRIED/FAILED 
 



  PC 2024.01.23 
  Agenda Item # 5 
 

 
 
 
DATE: January 18, 2024 
 
TO: Planning Commission 
 
FROM: R. Brent Savidant, Community Development Director 
 
SUBJECT: PRELIMINARY SITE PLAN APPROVAL (JPLN2023-0028) – Proposed John R 

Commons Townhome Development, West side of John R, North of Big Beaver (PIN 
88-20-23-476-017), Section 23, Zoned MF (Multi-Family Residential) Zoning District. 

 
The petitioner Troy Sports Center, LLC. submitted the above referenced Preliminary Site Plan 
application for a 118-unit townhome development. The property is currently zoned MF (Multi-
Family) Zoning District. Two-story attached residential units are permitted by right in the MF 
district. The Planning Commission is responsible for granting Preliminary Site Plan approval for 
this item.  
 
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. Anticipated Traffic Impacts, memo prepared by OHM Advisors, dates September 14, 2023. 
4. Preliminary site plan 

 
G:\SITE PLANS\SP_JPLN2023-0028_JOHN R COMMONS TOWNHOME DEVELOPMENT\PC Memo 2024 01 23.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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Date: September 18, 2023 
December 14, 2023 

Preliminary Site Plan
For 

City of Troy, Michigan

Applicant: 

Project Name: 

Plan Date: 

Location: 

Zoning: 

Action Requested: 

Troy Sports Center, LLC & JSD Real Estate, LLC 

John R Townhome Development 

November 8, 2023 

West side of John R Road, North of Big Beaver 

MF, Multiple Family Residential  Preliminary 

Site Plan Approval 

PROJECT AND SITE DESCRIPTION 

An application has been submitted for a proposed multiple family building on the West side of John R 
Road just North of Big Beaver. The subject site is 11.86 acres.  The site is currently vacant and used in 
part as stormwater detention.   

The applicant is requesting approval of one hundred eighteen (118) units. The one hundred eighteen (118) 
units are distributed in twenty (20) buildings.  The proposed residential use is permitted in the MF, 
Multiple Family district. The development is accessed via one proposed egress/ingress along Nancy 
Bostwick Drive as well as a secondary egress/ingress drive located at the western end of the development 
connecting to the Troy Sports Complex retail center. The site is served with internal private roadways.  

The site is currently one parcel. There are no existing structures on the site. 
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John R Townhome Development 
December 14, 2023 

Location of subject site: 

West side of John R Road, north of Big Beaver 

Road. Location and Aerial Image of Subject Site 

Size of subject site: 

The property is 11.68 acres in area.  

Proposed use of subject site: 

The proposed use is for one hundred eighteen (118) units. 

Wattles Road 



John R Townhome Development 
December 14, 2023 
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Current use of subject site: 

The property currently is vacant. 

Current Zoning: 

The property is currently zoned MF, Multiple Family Residential District. 

Surrounding Property Details: 

Direction Zoning Use 
North R1-D, One Family Residential District Single Family Housing 
South CB, Community Business Retail and Commercial Recreation 
East R1-E, One Family Residential District Single Family Housing 
West R1-E, One Family Residential District BWW Soccer Fields (Recreation) 

PREVIOUS PLANNING COMMISSION REVIEW 

The application was first reviewed by the Planning Commission on Mach 12, 2019, and April 23, 2019.   
The Planning Commission held discussion on:  

• City Traffic Consultant review of site access and circulation; depth and focus of traffic study
• Lack of green space
• Density of urban residential zoning in relation to surrounding areas
• Architectural design, scaled-down transitional features to single family residential
• Comparison of multiple family and urban residential zoning as relates to density, building height,

number of stories
• Safety concerns as relates to existing parking, sidewalks, rear access to hockey facility
• Creating a designated lane from existing retail parking to apartment development
• Garages and covered carports
• Water feature and pond
• Snow removal

At the April 23, 2019 meeting, the Planning Commission on a vote of 7-2 moved to recommend denial of 
the rezoning to the City Council.  On the recommendation of the Planning Commission, the City Council 
denied the rezoning.   



John R Townhome Development 
December 14, 2023 

4 

CHANGES SINCE LAST REVIEW 

The site plan has significantly changed since the last Planning Commission review: 
• Reduced the number of units from 247 to 118 units.  By reducing the number of units, the

applicant is not seeking a rezoning.
• Aligned the south side of the site with five (5) apartment buildings.
• Reshaped detention pond.
• Reduced the size/massing of buildings abutting the northern property line.

2019 Plan 
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• Eliminated recreational area and clubhouse.
• Reduced height of buildings to 25-feet (see height section for more details).
• Added outdoor amenity spaces.

NATURAL RESOURCES 

Topography – The site is relatively flat with minor elevation changes. 

Woodlands – The applicant has submitted a tree survey. Trees on site include Bradford Pear, White 
Spruce, Blue Spruce, Ginkgo, Sugar Maple, Norway Spruce, Silver Maple, Scotch Pine, White Pine, 
Norway Maple, Weeping Willow, Austrian Pine, Red Pine, and Cottonwood. The Existing Tree List on 
sheet T-1.2 shows 115 woodland trees and 1 landmark trees will be removed.    

Replacement Details 
Protected Tree Inches Removed Replacement Required 
Landmark 18 inches 18 inches 
Woodland 1080 inches 540 inches 
Preservation/Mitigation Inches Preserved Credit 
Landmark 0 inches 0 inches 
Woodland 234 inches 468 inches 

Total 90 inches required for replacement.  

Wetlands/Floodplain:  The site is not encumbered with wetlands or located in a floodplain. 

Items to be Addressed: None 

SITE ARRANGEMENT 

The one hundred eighteen (118) units are distributed in twenty (20) buildings. The development is 
accessed off Nancy Bostwick Drive which is off John R Road.  The site is also served by an entrance/exit 
via the abutting commercial center to the south.  An internal ring-private drive circulates traffic within the 
site.  

Two buildings concepts, “A” and “B” are shown on the architectural sheets. Concept A provides for private 
garages located in the rear of the unit with access off north/south alley drives. Concept A is proposed for 
buildings six (6) through twenty (20). Buildings six (6) through fifteen (15) are located along the center of 
the development running north to south and face the adjacent building. Buildings sixteen (16) though 
twenty (20) face the southern lot line with garages oriented along the northern end of the units. Concept 
B provides for private garages located in the front of the unit with access from the primary ring road 
servicing the site. Concept B is proposed for buildings one (1) through five (5) which are located along the 
north lot line and face the primary private ring road to the south.   

Buildings sixteen (16) through twenty (20) front on the backside of the Kroger parking lot and the 
backside/loading area/service area of the shopping center.  The applicant is proposing to screen this area 
with a row of larger than required spruce evergreens.   We note that in the future residents will likely have 
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concerns about noise, odor, and lighting.   The applicant should consider an additional row of screening 
or screen wall.  

As requested the applicant has added outdoor amenities areas.  They are located on the southside of the 
development.   

Items to be Addressed: Add an additional row of screening or screen wall. 
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AREA, WIDTH, HEIGHT, SETBACKS 

Required and Provided Dimensions: 

Table 4.08.C establishes the requirements for the MF, Multiple Family District. The site abuts single family 
housing to the north which requires stricter height and density regulations. The requirements and the 
proposed dimensions are as follows: 

Items to be addressed: None 

Required / 
Allowed: Provided: Compliance: 

Front 30 feet 311 feet Complies 

Rear 30 feet 40 feet Complies 

Side (northern property line) 30 feet 30 feet Complies 

Setbacks Adjacent to 
Residential 

Where a property is 
abutting a one-family 

or one-family 
attached district, all 

setbacks abutting said 
district shall be equal 
to the height of the 

building. 

2 stories, (24’-2”) Complies 

Density 10 units an acre 9.95 units an acre Complies 

Maximum Height 2 stories / 25ft 2 stories, 24’-1” Complies 

Maximum Lot Area Covered 
by Buildings 

35% 25.83 % Complies 

Minimum Floor Area per 
Unit 

1,000 sq/ft for three 
bedroom 

Over 1,650-1,750 sq/ft per 
unit 

Complies 

Distance between Buildings 30 feet 30 feet – 78 feet Complies 

Recreation Space. (450) 
square feet per dwelling 
unit. Such recreational 
facilities may include, but 
not be limited to, swimming 
pools, tennis courts, 
playgrounds, picnic areas, 
playfields, and jogging trails. 

450 sq/ft x 118 = 
53,100 sq/ft.  

59,045 sq/ft. Complies 
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SITE ACCESS AND CIRCULATION 

Vehicular Access: 

Primary site access is directly from Nancy Bostwick Drive with secondary access from the commercial 
center to the south.  Vehicular circulation is provided via an internal drive.  

A traffic study was not required as part of Engineering review. 

Pedestrian Circulation: 

The applicant is providing a complete pedestrian circulation system within development with access to 
John R Road, Nancy Bostwick Drive and the commercial center. OHM has reviewed the pedestrian 
circulation plan and the applicant has addressed their initial comments.    

Items to be Addressed: None 

PARKING 

Section 13.06.G of the Zoning Ordinance requires: 

Required Provided 
MF Multiple Family: 2 spaces per 
unit 

118 Units = 236 spaces 236 spaces within garages 
+ 41 at-grade guest
spaces

Barrier Free 8 8 
Bicycle Parking 2 0 
Loading 0 0 
Total 236 automobile 277 spaces 

Items to be Addressed:  None 

LANDSCAPING 

Landscaping is regulated by Section 13.02: 

Required: Provided: Compliance: 
John R Road and Nancy Bostwick Drive 
Street Trees: The Ordinance requires that 
the greenbelt shall be landscaped with a 
minimum of one (1) deciduous tree for 
every thirty (30) lineal feet, or fraction 
thereof, of frontage abutting a public 
road right-of-way.   

John R Road 416 feet 
= 14 trees 

NBD 300 feet = 10 
trees 

14 trees 

10 trees 

Complies 

Complies 

Site landscaping: 20% 33% Complies 
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A minimum of twenty (20%) of the site 
area shall be comprised of landscape 
material. Up to twenty-five percent 
(25%) of the required landscape area 
may be brick, stone, pavers, or other 
public plaza elements, but shall not 
include any parking area or required 
sidewalks. 

Screening between uses: 
Table 13.02A and 13.02B set forth 
screening requirements relating to 
adjacent land uses. Applicant selected 
one (1) large evergreen tree per ten (10) 
lineal feet. 

North: 126 trees 
West: 41 trees 
South: 96 trees 

North: 126 trees 
West: 41 trees 
South: 96 trees 

Complies 

Parking Lot Trees: 1 per 8 spaces 337 spaces = 43 trees 43 trees Complies 

The applicant is proposing planted landscaping for all screening requirements but has indicated existing 
private fences along the northern property line.   

Grading: 

The applicant is proposing a two-to-three-foot berm along the northern and western property line.  In 
addition, the applicant is proposing evergreen planting on top of berm.   

Transformer / Trash Enclosure: 

Trash will be collected using weekly pickup service. 

Equipment: 

Mechanical equipment, including HVAC, are not shown on the plans.  If placed at grade, applicant should 
indicate screening.  

Items to be Addressed: None 

LIGHTING 

The applicant has provided limited lighting details on sheet SL-1.0. The information provided shows the 
proposed light fixture to be attached to the buildings.   The fixture is fully screened.  

The applicant is not proposing any parking lot lighting.  

Items to be Addressed:  None.  

FLOOR PLANS AND ELEVATIONS 

The applicant has floor plans and elevations.     Materials include brick and siding.  The type of siding was 
not indicated.   Color renderings would assist in reviewing architectural and color treatment.  



John R Townhome Development 
December 14, 2023 

10 

In addition, the applicant should provide 3-D rendering of the site.   The renderings should include a view 
from John R, as well as internal to the development to confirm if landscaping and berm is sufficient to 
properly screen existing neighborhood.  

Items to be Addressed: 1) Indicate siding type;  2). Provide color rendering; and 3). Provide 3-D renderings 
from John R and internal to the development.   

SITE PLAN REVIEW STANDARDS 

Section 8.06 outlines Site Plan Review Design Standards. 

1. Development shall ensure compatibility to existing commercial districts and provide a transition
between land uses.

a. Building design shall enhance the character of the surrounding area in relation to building
and parking placement, landscape and streetscape features, and architectural design.

b. Street fronts shall provide a variety of architectural expression that is appropriate in its
context and prevents monotony.

c. Building design shall achieve a compatible transition between areas with different height,
massing, scale, and architectural style.

2. Development shall incorporate the recognized best architectural building design practices.
a. Foster a lasting impact on the community through the provision of high quality design,

construction, and detailing.
b. Provide high quality, durable materials, such as but not limited to stone, brick, glass, and

metal. E.I.F.S. or material equivalent shall only be used as an accent material.
c. Develop buildings with creativity that includes balanced compositions and forms.
d. Design roofs that are appropriate to the architectural style of the building and create an

appropriate visual exterior mass of the building given the context of the site.
e. For commercial buildings, incorporate clearly defined, highly visible customer entrances

using features such as canopies, porticos, arcades, arches, wing walls, ground plane
elements, and/or landscape planters.

f. Include community amenities that add value to the development such as patio/ seating
areas, water features, art work or sculpture, clock towers, pedestrian plazas with park
benches or other features located in areas accessible to the public.

3. Enhance the character, environment and safety for pedestrians and motorists.
a. Provide elements that define the street and the pedestrian realm.
b. Create a connection between the public right of way and ground floor activities.
c. Create a safe environment by employing design features to reduce vehicular and

pedestrian conflict, while not sacrificing design excellence.
d. Enhance the pedestrian realm by framing the sidewalk area with trees, awnings, and other 

features.
e. Improve safety for pedestrians through site design measures.

Items to be Addressed: Planning Commission to consider if site plan standards have been met. 
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RECOMMENDATIONS 

The Planning Commission should review the development and confirm if the site plan standards have 
been met.  We ask the applicant to come prepared to the Planning Commission meeting with a colored 
rendering and 3-D renderings from John R and internal to the development, and indicate siding material. 

If the Planning Commission grants preliminary site plan approval, we recommend that the following items 
be addressed by the applicant as part of the final site plan submittal.  

1. Add additional screening options including screen wall in addition to landscaping.



memorandum 

Date: September 14, 2023 

To: R. Brent Savidant, AICP 
Scott G Finlay, PE 

From: Sara Merrill, PE, PTOE & Lauren Hull, EIT 

Re: John R Commons Townhomes
Anticipated Traffic Impacts  

The purpose of this memorandum is to provide an overview of anticipated traffic impacts resulting from an 
adjusted site plan for the proposed John R Commons Townhomes. This site is located on the west side of 
John R Road, north of Big Beaver Road. A TIS was previously prepared for this site when there were 247 
dwelling units. The new site plan proposes roughly half of that with only 118 dwelling units. Additionally, the 
previous site plan had a mix of low-rise and mid-rise buildings. The new site plan is comprised of only low-rise 
buildings. Based on the change in the number of dwelling units, the trip generation also needs to be adjusted.  

The Institute of Transportation Engineers (ITE) Trip Generation Manual, 11th Edition, provides trip generation 
rates for numerous land uses, based on thousands of studies throughout the United States and Canada. This 
data can then be used to estimate the number of vehicle trips generated by a development. In most areas, the 
morning (AM) peak is a one-hour period that occurs between 7 am – 9 am, and the evening (PM) peak is a 
one-hour period usually between 4 pm – 6 pm.   

The table below provides the calculated number of trips generated for the John R Commons Townhomes site, 
based on the ITE Trip Generation Manual, 11th Edition, for Multifamily Housing (Low-Rise) (ITE Land Use 
Code #220). 

Land Use 

Number of Site-Generated Trips 

AM Peak Hour PM Peak Hour Daily 

In Out Total In Out Total In Out Total 
Multifamily Housing (Low-
Rise, 118 Dwelling Units) 14 45 59 45 26 71 416 416 832 

During the morning (AM) peak hour, the John R Commons Townhomes site generates 59 trips: 14 inbound 
(entering the site), and 45 outbound (exiting the site). During the evening (PM) peak hour, the site generates 
71 vehicle trips: 45 inbound (entering the site) trips, and 26 outbound (exiting the site).  
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Trip Generation 

Number of Site-Generated Trips 

AM Peak Hour PM Peak Hour 

In Out Total In Out Total 

Old Site Plan / TIS 25 76 101 78 47 125 

New Site Plan 14 45 59 45 26 71 

Change in Number of 
Trips -11 -31 -42 -33 -21 -54

As shown in the above table, the new site plan values are significantly less than what was proposed in the 
prepared TIS. The morning (AM) peak hour saw a decrease in 42 trips and the evening (PM) peak hour saw a 
decrease in 54 trips. This change means that the existing TIS represents a conservative approach. 
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FOR ALL SEED MIXES, PROVIDE EROSION MAT ON SLOPES AND AREAS OF WASH  OUT TYP.
INSTALL AND PREP PER MANUFACTURES SPECIFICATIONS.
NO  INVASIVE SPECIES PERMITTED, USE ONLY SPECIES NATIVE TO COUNTY.
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FIRST FLOOR PLAN - BUILDING TYPE 'A'
SCALE: 1/8" = 1'-0"

5 - UNIT

SECOND FLOOR PLAN - BUILDING TYPE 'A'
SCALE: 1/8" = 1'-0"
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FIRST FLOOR PLAN - BUILDING TYPE 'A'
SCALE: 1/8" = 1'-0"

6 - UNIT

SECOND FLOOR PLAN - BUILDING TYPE 'A'
SCALE: 1/8" = 1'-0"
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SCALE: 1/4" = 1'-0"

SECOND FLOOR PLAN
SCALE: 1/4" = 1'-0"

FIRST FLOOR PLAN
BUILDING TYPE 'A'BUILDING TYPE 'A'
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FRONT ELEVATION - BUILDING TYPE 'A'
SCALE: 1/8" = 1'-0"

5 - UNIT

ELEVATION 'A' ELEVATION 'B' ELEVATION 'C' ELEVATION 'B' ELEVATION 'A'

RIGHT SIDE ELEVATION
SCALE: 1/8" = 1'-0"

REAR ELEVATION - BUILDING TYPE 'A'
SCALE: 1/8" = 1'-0"

5 - UNIT

LEFT SIDE ELEVATION
SCALE: 1/8" = 1'-0"
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FRONT ELEVATION - BUILDING TYPE 'A'
SCALE: 1/8" = 1'-0"

6 - UNIT

ELEVATION 'C' ELEVATION 'B' ELEVATION 'A' ELEVATION 'A' ELEVATION 'B' ELEVATION 'C'

RIGHT SIDE ELEVATION
SCALE: 1/8" = 1'-0"

REAR ELEVATION - BUILDING TYPE 'A'
SCALE: 1/8" = 1'-0"

6 - UNIT

LEFT SIDE ELEVATION
SCALE: 1/8" = 1'-0"
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FIRST FLOOR PLAN - BUILDING TYPE 'B'
SCALE: 1/8" = 1'-0"

6 - UNIT

SECOND FLOOR PLAN - BUILDING TYPE 'B'
SCALE: 1/8" = 1'-0"
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SCALE: 1/4" = 1'-0"SCALE: 1/4" = 1'-0"

SECOND FLOOR PLAN FIRST FLOOR PLAN
BUILDING TYPE 'B'BUILDING TYPE 'B'
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FRONT ELEVATION - BUILDING TYPE 'B'
SCALE: 1/8" = 1'-0"
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RIGHT SIDE ELEVATION
SCALE: 1/8" = 1'-0"

REAR ELEVATION - BUILDING TYPE 'B'
SCALE: 1/8" = 1'-0"

6 - UNIT

LEFT SIDE ELEVATION
SCALE: 1/8" = 1'-0"
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PLANNING COMMISSION 
2023 ANNUAL REPORT 

 
 
 
The Michigan Planning Enabling Act requires that municipal planning commissions prepare an 
annual written report to the legislative body concerning operations and the status of planning 
activities undertaken during the calendar year. In accordance, the following information has 
been compiled: 
 
PLANNING COMMISSION 
 

 In 2023 the Planning Commission consisted of Dave Lambert (Chair), Marianna Perakis (Vice 
Chair), Toby Buechner, Carlton Faison, Tyler Fox, Michael Hutson, Tom Krent, Lakshmi 
Malalahalli and John Tagle.  
 
Tyler Fox was Zoning Board of Appeals (ZBA) Representative. 
 
The Planning Commission held 19 meetings during the year.  
 
John Tagle and Michael Hutson served on the Sustainable Design Review Committee.  
 
PLANNING COMMISSION TRAINING 
 
Planning Commission members Fox, Krent and Lambert attended training sessions at the 
Michigan Association of Planning (MAP) Annual Conference, held in October, 2023. Planning 
Commission members Fox and Lambert completed the Citizen Planner course. 
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SITE PLAN REVIEWS 
The Planning Commission considered the following applications in 2023: 
 

Project Description PC Action 
PUD2020-0018 Concept Development Plan for Long Lake and 

Crooks Masterplan Development PUD, NW corner 
of Long Lake and Crooks, Section 8, Rezoned 
from O to PUD 

Granted CDP Approval on 01-
24 

SP JPLN2022-
0009 

Hills West, 29-unit apartment development, East 
side of Crooks, South of Wattles, Section 21, 
Zoned NN “I”. 

Granted Preliminary Site Plan 
Approval on 01-24 

SP JPLN2022-
0027 

Estates at Eckford (One Family Residential 
Cluster), South side of Eckford, West of 
Rochester, Section 15, Zoned R-1C  

Recommended Conditional 
Site Plan Approval on 02-14 

SP JPLN2022-
0008 

The Westington II, 16-unit apartment 
development, South of Wattles, East of Crooks, 
Section 21, Zoned NN “I” 

Granted Preliminary Site Plan 
Approval on 02-14 

SP JPLN2022-
0025 

Lange View Townhouses, 9 units, SE corner of 
Livernois and Leetonia, Section 15, zoned NN 
Neighborhood Node “H” 

Granted Preliminary Site Plan 
Approval on 02-28 

SU JPLN2022-
0004 

2690 Crooks Road Apartments, East side of 
Crooks, South of Big Beaver, Section 28, Zoned 
BB  

Granted Special Use & 
Preliminary Site Plan Approval 
on 03-14 

SP JPLN2023-
0001 

New Tower Troy, Office Building and Parking Deck, 
East side of Troy Center Drive, South of Big 
Beaver, 755 Big Beaver, Section 28, Zoned BB  

Granted Preliminary Site Plan 
Approval on 05-23 

SP JPLN2023-
0004 

Commercial Retail Building, South side of Big 
Beaver, East of Crooks, 911 W. Big Beaver Road, 
Section 28, Zoned BB 

Granted Preliminary Site Plan 
Approval on 06-13 

SP JPLN2023-
0005 

Commercial Retail Building, South side of Big 
Beaver, East of Crooks, 999 W. Big Beaver Road, 
Section 28, Zoned BB 

Granted Preliminary Site Plan 
Approval on 06-13 

SV JPLN2023-
001 

Street vacation request, West of John R and south 
of Larchwood, Abutting 1980 Larchwood to the 
west 

Recommended Street 
Vacation for Approval 06-27 

SU JPLN2023-
0002 

Kroger D-463 Fuel Station, West side of John R, 
South of Larchwood, Section 26, Zoned IB 

Granted Special Use & 
Preliminary Site Plan Approval 
06-27 

SC JPLN2023-
0007 

Estates of Eckford Site Condominium, 22 
units/lots, South side of Eckford, West of 
Rochester, Section 15, Zoned R-1C 

Granted Preliminary Site 
Condominium Approval 07-11 

SP JPLN2023-
0014 

Estates of Brook Hollow No. 2 Site Condominium, 
3 units/lots, South of Lamb Road, East of 
Rochester, Section 14, Zoned R-1C 

Granted Preliminary Site 
Condominium Approval on 
08-08 
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SP JPLN2023-
0001 

New Tower Troy Office (Building Elevations Only), 
East side of Troy Center Drive, South of Big 
Beaver, 755 Big Beaver Road, Section 28, Zoned 
BB 

Granted Preliminary Site Plan 
Approval on 08-08 

SU JPLN2023-
0019 

Clean Express Car Wash, West side of John R, 
North of Fourteen Mile, Section 35, Zoned GB  

Granted Special Use Approval 
on 09-26 

PUD 020  
2023-0021 

The Village of Hastings PUD, East side of 
Livernois North of Square Lake, Section 3, 
Currently zoned NN “Q” and R-1B  

Postponed on 11-28 

 
 
ZONING ORDINANCE AMENDMENTS 
The Planning Commission considered the following amendment applications in 2023: 
 
Amendment Description PC Action 

ZOTA 257 Articles 4 & 6 related to Places of Worship Recommended for Approval 01-10 

Z JPLN2023-
0016 

Encore Development Rezoning, East side of 
Todd, South of Big Beaver, Section 29, 
Proposed rezoning from R-1C and P to BB 

Recommended Rezoning for 
Approval on 09-12 

Z JPLN2023-
0018 

Homestead Site Condominiums, East side of 
Livernois, North of Big Beaver, Section 22, 
Zoned RT  

Recommended Conditional 
Rezoning for Approval on 09-12 

CR 
JPLN2023-
001 

Jax Kar Wash, North side of Big Beaver, 
east of Rochester, in Section 23, Proposed 
rezoning from O and P to IB 

Postponed Conditional Rezoning on 
10-24 

 
 
CITY OF TROY MASTER PLAN 
The Planning Commission considered the Master Plan at the following Regular meetings in 2023: 
 

Date Action 
04/11/2023 Presentation & Discussion of Master Plan 
12/12/2023 Master Plan Draft Recommended for Approval 
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