
CITY COUNCIL AGENDA ITEM 

Date: 

To: 

From: 

Subject: 

July 9, 2024 

Robert J. Bruner, Acting City Manager 

Megan E. Schubert, Assistant City Manager 
R. Brent Savidant, Community Development Director

ANNOUNCEMENT OF PUBLIC HEARING – PLANNED UNIT DEVELOPMENT (File 
Number PUD 020  (JPLN2023-0021) – Proposed 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.

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). The 
project features a total of 33 residential units comprised of 4 different housing types (single family 
detached, ranch style detached, single family attached and duplex). City Council is the approval body 
for PUD’s, following a Planning Commission recommendation. 

The Planning Commission held a public hearing on this item on April 9, 2024 and postponed the item 
to allow the applicant an opportunity to address some site design issues. The Planning Commission 
considered the item on May 28, 2024 and recommended approval of the project by a vote of 6-2. 

A public hearing is scheduled for this item on August 12, 2024. 

Legal Review 
This item was submitted to the City Attorney for review pursuant to City Charter Section 3.17. 

Attachments: 
1. Maps
2. Planning Commission minutes from April 9, 2024 Planning Commission Regular meeting

(excerpt)
3. Planning Commission minutes from May 28, 2024 Planning Commission Regular meeting

(excerpt)
4. Report prepared by Carlisle/Wortman Associates, Inc. for May 28, 2024 Planning Commission

meeting.
5. OHM Memo, dated August 24, 2023
6. PUD Application/Site Plan
7. Public comment



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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PLANNED UNIT DEVELOPMENT 

7. PUBLIC HEARING - PLANNED UNIT DEVELOPMENT (File Number PUD 020
JPLN2023-0021) - CONCEPT DEVELOPMENT PLAN (CDP) AND PRELIMINARY
DEVELOPMENT PLAN (PDP) 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 provided a brief background of The Village of Hastings PUD application. He 
stated the applicant removed the privacy fence between the existing older homes and the 
adjacent new housing units and reduced the number of duplex units to two (2). Mr. 
Carlisle said the applicant has not provided building materials or an architectural color 
scheme. He asked the Planning Commission to hold a public hearing and consider public 
testimony. He said as part of the deliberations, the Planning Commission should consider 
if the project is consistent with the Master Plan, whether it meets the Site Plan Review 
Design Standards and whether it meets the PUD Standards. 

In summary, Mr. Carlisle said any approval of the PUD application should be subject to 
the conditions as identified in his report dated March 15, 2024. 

Applicant Gary Abitheira gave a PowerPoint presentation. He addressed the reduction of 
units, reorientation of entrance doors on units 9 through 12, the City Traffic Consultant 
report, traffic volume data from the RCOC (Road Commission of Oakland County) 
website, internal vehicular circulation, comparisons of density with previously approved 
PUD developments and the missing middle ranch style homes he is proposing. Mr. 
Abitheira walked through the PUD Standards one by one to substantiate how he feels the 
application meets the PUD Standards. 

There was discussion, some comments related to: 
• Applicant to keep the historic nature of the older homes, place them on the market for

sale and incorporate such terms in the PUD Agreement.
• Walkability of the site.
• EVA (Emergency Vehicle Access); access and signage.
• Extension of sidewalk along Square Lake.
• Potential to provide a pedestrian crosswalk on Square Lake.
• Potential for additional green space in detention area.
• Circulation improvements requested by the City Traffic Consultant OHM; applicant

has met.
• Trash pickup arrangement.
• Public amenities.
• Sustainability features.
• Design of ranch units as relates to the Site Plan Review Design Standards.
• Building materials and color scheme.
• Patios and/or decks on units.
• Inconsistency of building and lot dimension designations on the site plan.
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It was the consensus of the Board members that the application does not meet the PUD 
Standard that references innovative and creative site and building designs, solutions and 
materials, and that the applicant could focus more on the Site Plan Review Design 
Standards. 

It was clarified that the Long Lake and Crooks PUD development is the development that 
Ms. Dufrane referenced in a previous meeting stating it set a high bar for approval of a 
PUD development. 

PUBLIC HEARING OPENED 

• Michael Johnson, 450 E Square Lake; expressed support for the development, that
any additional traffic that might be generated is negligible, concerns expressed by
community and Board members have been addressed by applicant.

• Mary Rettig, 6860 Westaway; addressed definitions applied to different styles of
housing units, square footage of units, concerns with parking and traffic.

• Allyson Wyckhuyse, 56 Telford; addressed orientation of her home as relates to the
development and proposed public amenities.

• Sheila Lenz-Shomo, 6464 Fredmoor; addressed concerns with traffic, acceleration
and deceleration lanes, density, internal vehicular circulation, and application meeting
PUD Standards.

• Nanette Gearhart, 6197 Livernois; voiced opposition to the development, addressed
concerns with parking and transition to existing neighborhood, would prefer the by-
right proposal of single family residential.

• Leasa Williams, 159 Telford; voiced opposition to the PUD application, would prefer
the by-right proposal of single family residential.

• Jeff Williams, 159 Telford; addressed PUD Standards that he feels application has
not met.

• Ann Coleman, 6091 Livernois; addressed PUD Standards that she feels application
has not met, support by-right proposal of single family residential.

• Dave Pampreen, 6408 Canmoor; addressed density of application in comparison to
surrounding residential, concerns with artesian well allegedly on site.

• John Malott, 72 Telford; addressed comments of residents he surveyed within
differential distances of the proposed PUD development, in support of the by-right
proposal of single family residential.

• Deboral Louzecky, 6327 Donaldson; voiced opposition of the PUD development,
prefer by-right proposal of single family residential, addressed PUD Standards that
she feels are not met, concerns with residents west of Square Lake losing property.

PUBLIC HEARING CLOSED 

Mr. Carlisle stated an application to develop single family residential at this site has not 
been submitted nor has it been through the site plan approval process. He said at this 
point it is not clear how many units might be allowed under the R-1B zoning classification. 

Several board members shared comments as relates to a single family residential by-
right development in comparison to the proposed PUD development. 
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Mr. Abitheira stepped forward to ask the Board’s consideration in postponing the item 
because of the lateness of the meeting and that it would allow him the opportunity to 
improve the architectural design of the ranch style homes. 

Resolution # PC-2024-04-018 
Moved by: Fox 
Seconded by: Buechner 

RESOLVED, To postpone The Village of Hastings PUD, East side of Livernois, North of 
Square Lake, to allow the applicant to make improvements and provide updated 
elevations for the ranch style homes as specified in the Site Plan Review Design 
Standards, Section 8.06 of the Zoning Ordinance, as well as provide signage for the EVA, 
and address any outstanding items as identified in the Planning Consultant report dated 
March 15, 2024. 

Yes: Buechner, Faison, Fox, Krent, Malalahalli, Perakis, Tagle 
No: Hutson, Lambert 

MOTION CARRIED 
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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. Savidant presented a brief background of the Village of Hastings PUD application
and addressed the revisions to the application since last reviewed by the Planning
Commission at their April 9, 2024 meeting. He said the revised plan addresses concerns
relating to the building design and architecture, EVA (Emergency Vehicle Access) access
and signage, extension of sidewalks and inclusion of crosswalks and trash pickup
arrangement.

In summary, Mr. Savidant asked the Planning Commission to discuss whether the current
proposal is consistent with the Master Plan and whether it meets the Site Plan Review
Design Standards and the PUD Standards.

Gary Abitheira was present and said he had nothing more to add to the presentation
given by the administration.

There was discussion, some comments related to:
• Trash removal arrangement among different housing units.
• Potential to provide right and left hand turning lanes on Livernois.
• Favorable comments on the revised elevations, preservation of historic homes and the

applicant’s dedication to work with the Planning Commission.

Mr. Savidant explained the review and approval process of a PUD application. He said the 
Planning Commission is a recommending body only and that the City Council has the final 
decision on the application. Mr. Savidant stated a PUD Agreement would be prepared prior 
to the City Council consideration of the application, noting it is a legal contract between 
the City and the developer. 

Mr. Savidant said numerous email messages received from the public since the April 9 
meeting date were provided to the Planning Commission either in the agenda packet or at 
their seat prior to the beginning of tonight’s meeting. 

A count was taken to determine the number of persons in the audience who were in support 
or in opposition of the proposed PUD application. There were 57 residents in opposition; one 
in support. 

Mr. Fox cited data he researched on a U.S. Census survey relating to property values 
and home sales in communities with a mix of single family and multi-family homes in 
comparison to communities with only single family homes. The data signifies communities 
with a mix of single family and multi-family homes have higher property values and higher 
home sales. Mr. Fox said he is in support of the PUD application. 
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Resolution # PC-2024-05-029 
Moved by: Fox 
Seconded by: Malalahalli 
 
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 4 single family duplex 
homes, for a total of 33 residential units; and 
 
WHEREAS, The proposed development accomplishes a significant number of the 
Standards of Approval as per Section 11.03.B. 
 
BE IT RESOLVED, That the Planning Commission recommends to City Council that 
Concept Development Plan Approval and Preliminary Development Plan Approval for the 
proposed Village of Hastings be granted. 
 
Discussion on the motion on the floor. 
 
There was discussion on whether to include a design consideration to have the 
Engineering Department look into providing left and right hand turning lanes. 
 
Mr. Lambert said he would vote no on the motion to approve because he thinks the 
application does not meet enough of the PUD Standards. 

 
Vote on the motion on the floor. 
 
Yes: Buechner, Faison, Fox, Krent, Malalahalli, Perakis 
No: Hutson, Lambert 
Absent: Tagle 
 
MOTION CARRIED 
 



1 

Date: October 10, 2023 
December 19, 2023 

     February 21, 2024 
          March 15, 2024 

          May 14, 2024 

PUD and Preliminary Development Plan Approval Review 
For 

City of Troy, Michigan 

Applicant: GFA Development Inc 

Project Name: Village of Hastings 

Plan Date: January 24, 2024 
Location: East side of Livernois, north of Square Lake  

Zoning: R-1B, Single Family Residential (approx. 4.9 acres) & NN-Q
Neighborhood Node, (approx. 1.1 acres)

Proposed Zoning:     Planned Unit Development  

Action Requested: PUD and Preliminary Development Plan Approval Review 

BACKGROUND 

An application has been submitted to conditionally rezone a +/-6.0 acre site to PUD in order to 
construct thirty (30) new residential units and preserve three (3) existing homes on site. Eight (8) 
will be ranch style single-family homes, eighteen (18) will be two-story attached row homes, and 
four (4) will be single-family duplex homes. The site currently has four (4) existing single-family 
homes of which three (3) will be preserved and incorporated into the entire development. The 
site includes five (5) parcels. Approximately 4.9 acres of the site is currently zoned R-1B, which 
does not permit multi-family residential; while approximately 1.1 acres of the site is zoned 
Neighborhood Node, which does allow multi-family residential. 
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The subject site is located on the east side of Livernois, north of Square Lake.  Access is via a new 
twenty-eight (28) foot wide private road off Livernois along with an emergency vehicle access 
road off Square Lake in the southeast corner of the development.  The 30-units will be distributed 
in the format outlined below: 

 Four (4) one (1) unit detached ranches. Four (4) units total.
 Two (2) two (2) unit attached ranches. Four (4) units total.
 Three (3) five (5) unit multi-unit row homes. Fifteen (15) units total.
 One (1) three (3) unit multi-unit row homes. Three (3) units total.
 Two (2) two (2) unit single-family duplex homes. Four (4) units total.
 Three (3) existing (1) unit single family homes. Three (3) units total.

Total of Units: 30 new units + 3 existing units = 33 units. 

All duplex and multi-unit row homes are two stories. One (1) duplex unit measures roughly 1,900 
square feet and one (1) row home unit measures roughly 2,000 square feet. 

The following benefits have been noted by the applicant:  

1. Preservation of three existing homes built.
2. Offer multiple styles of housing.
3. Emergency Vehicle Access from Square Lake Road.
4. 1.3 acres of open space including communal sport court, putting green, and butterfly

garden.
5. Landscaping will be viable, interesting, and inviting to encourage outdoor recreation and

exercise.
6. Extensive interior sidewalks to promote walkability.
7. Maximum Building Height shall not exceed 2 stories or 30' in height.
8. Maximum lot area covered by buildings will be 18%.

If the PUD is recommended for approval by the Planning Commission, a PUD Agreement will be 
drafted between the applicant and the City Attorney’s office prior to consideration by the City 
Council.  
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Location of Subject Site: 

Current Zoning: 
R-1B, Single Family Residential & NN-Q Neighborhood Node.

Proposed Uses of Subject Parcels: 
Thirty-three (33) multi-family and single-family dwelling units. 

Current Use of Subject Properties: 
Single Family Homes and undeveloped land. 

Surrounding Property Details: 

Direction Zoning Use 
North R-1B Single Family Housing 
South NN-Q Commercial / Office 
East R-1B Single Family Housing 
West R-1B / NN-Q Single Family Housing / Commercial 
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ZONING 

The site includes a mix of zoned R1-B (one family residential) and NN, Neighborhood Node 
Zoning.  Uses along this portion of Livernois and Square Lake Road are primarily low intensity 
office and retail located near the intersection. Institutional uses exist along Square Lake Road 
with Troy Preschool to the west of the intersection and Saint Elizabeth Ann Seton Church to the 
east of the intersection. Newer dense multi-family housing does exist south of the intersection 
along Livernois.  
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PUD PROCESS 

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. 

The approval of a Planned Unit Development (PUD) is a three-step process: 

The applicant is seeking a recommendation of approval for their Preliminary Development Plan. 

Step 1-Concept Plan: The first step shall be application for and approval of a Concept 
Development Plan, which requires a legislative enactment amending the zoning district map so 
as to reclassify the property as a Planned Unit Development.  A proposed Development 
Agreement shall be included and incorporated with the Concept Development Plan, to be agreed 
upon and approved coincident with said Plan.  The Concept Development Plan and Development 
Agreement shall be approved by the City Council following the recommendation of the Planning 
Commission.  Such action, if and when approved, shall confer upon the applicant approval of the 
Concept Development Plan and shall rezone the property to PUD in accordance with the terms 
and conditions of the Concept Development Plan approval. 

Step 2- Preliminary Development Plan Approval: The second step of the review and approval 
process shall be the application for and approval of a Preliminary Development Plan (preliminary 
site plan) for the entire project, or for any one or more phases of the project.  City Council shall 
have the final authority to approve and grant Preliminary Development Plan approvals, following 
a recommendation by the Planning Commission. 

Step 3- Final Development Plan Approval:  The third step of the review and approval process 
shall be the review and approval of a Final Development Plan (final site plan) for the entire 
project, or for any one or more phases of the project, and the issuance of building permits.  Final 
Development Plans for Planned Unit Developments shall be submitted to the Zoning 
Administrator for administrative review, and the Zoning Administrator, with the 
recommendation of other appropriate City Departments, shall have final authority for approval 
of such Final Development Plans. 
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PUD INTENT 
 
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. 
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PREVIOUS PLANNING COMMISSION REVIEWS 

The following 14-unit townhome development was approved in 2018: 

The applicant is revising the approved site layout shown above and expanding the project to the 
northwest.  

The Concept Plan was first reviewed by the Planning Commission in July 2022. 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

2018 approved 14-unit site plan. 
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• 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

On January 9, 2024, the Planning Commission considered a revised plan.   After public 
commentary and  lengthy deliberation, a vote to recommend approval of the plan to the City 
Council failed 4-5.  No further action was taken.   

January 2024 Plan 
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REVISED PLANS 

The applicant requested to submit a revised plan for further Planning Commission consideration. 
Per further discussion at the January 9, 2024 meeting, the applicant provided the following 
revisions in March 2024: 

• Removal of the proposed privacy fence between the existing older homes and the
adjacent new housing units.

• Reduction of two (2) units.  Revisions include the removal of two (2) duplex units on the
east side of the development.

• The four (4) remaining duplex units have a new footprint and layout.

March 2024 Plan 
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The applicant brought the revised site plans to the Planning Commission meeting on April 9, 2024. 
Discussion at this meeting included: 

• Preserving historic nature of older homes through terms in the PUD agreement 
• Walkability of the site; extension of sidewalks and inclusion of crosswalks 
• EVA (Emergency Vehicle Access); access and signage 
• Additional green space, public amenities, and sustainability features 
• Trash pickup arrangement 
• Design, materials, and color scheme of units 
• Inconsistency of building and lot dimension designations on the site plan 

 
On May 14, 2024, the applicant submitted newly revised plans to the City’s Planning Department. 
Through these revised plans, the applicant has addressed several concerns raised at the April 9th 
meeting, such as EVA access and signage, crosswalks, and the trash pickup arrangement. 
However, some concerns were not addressed, such as additional green space, public amenities, 
and sustainability features. These points are discussed further throughout this report. 
 
 

 

May 2024 Plan 
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NATURAL FEATURES 

Topography: A topographic survey has been provided on sheet P-1.0. The site is 
relatively flat with the exception of the southeast corner where a natural 
depression exists and will be converted into the detention basin.     

Wetlands:    There are no state regulated wetlands on the site.  

Floodplain: The site is not located within a flood hazard zone. 

Woodlands: A tree inventory and replacement plan have been provided on Sheet T.1.0-
T.1.1. The applicant surveyed a total of 305 trees on site.  The composition
of trees is predominantly woodland and invasive species with a small
amount of landmark trees. Invasive species include silver maples, box
elder, black walnut, elm, white mulberry, american elm, norway maple,
catalpa, white poplar, green ash and cottonwood. Of the 305 on-site trees,
44 woodland trees and 5 landmark trees will be saved. Preserved trees will
be primarily along the borders of the site and adjacent to the three (3)
existing homes.

Replacement Details 
Protected Tree Inches Removed Replacement Required 
Landmark 172 inches 172 inches 
Woodland 329 inches 165 inches 

Protected Tree Inches Preserved Credit 
Landmark 94 inches 188 inches 
Woodland 440 inches 880 inches 

Protected Replacement Required 337 Inches 
Preservation Credit 1,068 Inches 
Total 0 inches of replacement required 

Total Tree Mitigation 0 inches of replacement required 

Items to be Addressed:  None. 

SITE ARRANGEMENT/SETBACKS/HEIGHT CONSIDERATION 

The applicant is proposing to construct thirty (30) new residential units and maintain three (3) 
existing houses on site. Eight (8) new units will be ranch style single-family homes, eighteen (18) 
will be two-story attached row homes, and four (4) will be single-family duplex homes. The site 
currently has four (4) existing single-family homes of which three (3) will be preserved and 
incorporated into the entire development. 
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A detention basin is proposed for the southeastern portion of the site, which will be bordered by 
neighboring properties to the south and west, the site emergency vehicle access drive to the east, 
and on-site parking to the north. The plans include two (2) outdoor recreational areas: the 
northern central portion of the site features a sports court, butterfly garden, and putting green; 
and the southern central portion features a 420 square foot park with butterfly garden. 
 
We note that our previous reports raised concerns about inconsistent setbacks found on the site 
plans. The applicant has addressed and alleviated these concerns with the latest site plan 
submitted on May 14, 2024. The applicant has shifted Units 13, 14, and 15, one-foot to the west 
to provide a compliant 30-foot rear setback. 
 
Items to be Addressed: None. 
 
PARKING 

 
Section 13.06.G of the Zoning Ordinance requires: 
 

 Required Provided Complies 
Multiple-Family Residential    
1 space per each efficiency 
dwelling unit 
2 spaces per each dwelling unit 
 

2*33 units= 
66 spaces 

 

25 surface lot spaces 
42 driveway spaces 

30 garage spaces 
= 97 total 

Complies 

 
Items to be Addressed: None 
 
SITE ACCESS AND CIRCULATION 

 
Vehicular Access 
 
The site will be accessed from Livernois Road via a two-lane entry. There is a one-lane Emergency 
Vehicular Access (EVA) proposed from Square Lake Road into the southeastern portion of the 
development. Based on Planning Commission comments on April 9, 2024, the applicant has 
provided signage around the EVA to inform that this lane is meant for emergency vehicles only.  
 
Pedestrian Circulation 
 
Five (5) foot wide sidewalks are shown throughout the development providing pedestrian 
connection to multiple units and open space amenities. To address concerns raised at the April 
9, 2024 Planning Commission meeting, the applicant has also provided three (3) crosswalks in 
areas expected to have heavier pedestrian traffic. One (1) crosswalk connects the sidewalk south 
of the sports court to the adjacent sidewalk north of Unit 30. On the south side of the main road, 
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two (2) more crosswalks are provided where the sidewalk ends for vehicular entry into each 
parking lot. 

Items to be Addressed: None. 

LANDSCAPING 

A landscaping plan has been provided on Sheets L-1.0 and L-1.1. The following table discusses 
the development’s compliance with the landscape requirements set forth in Section 13.02. 

Required Provided Compliance 
Greenbelt Planting 
Livernois: 1 tree per 30 feet of 
frontage  463 / 30 = 15 15 Complies 

Property Lines 
North (Residential): 
1 large evergreen tree per 10 lineal 
feet OR 1 narrow evergreen tree per 
3 lineal feet 

East (Residential): 
1 large evergreen tree per 10 lineal 
feet OR 1 narrow evergreen tree per 
3 lineal feet 

South (Office): 
Not required 

297-feet along
western half / 10 

= 30 trees 

305-feet along
eastern half / 10

= 31 trees 

170-feet along
northern quarter/3 

= 57 trees 

586-feet along
southern three

quarters/3 
= 195 trees 

N/A 

30 large evergreen 
trees 

31 large evergreen 
trees 

57 narrow evergreen 
trees 

195 narrow evergreen 
trees 

2 trees 

Complies 

Complies 

Complies 

Complies 

N/A 

Parking Lot 
1 tree per 8 surface lot parking 
spaces 25 / 8 = 3 trees 

None in parking lot;  
but 52 provided along 

the road 
Complies 

Subdivision and Site Condominium 
Landscaping 
1 tree per 50 lineal feet of public or 
private road frontage 

1,281 LF / 50= 
26 trees 52 trees Complies 
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Overall 
Site landscaping: 
A minimum of 20% of the site area 
shall be comprised of landscape 
material 

20% 26% Complies 

Trash Pickup 

Ranch home residents will utilize private trash cans which shall be set along the road for pickup. 
Then, four (4) trash receptacles are provided within the parking lots for residents in the ROW and 
duplex style units. The four (4) trash receptacles are dispersed in a manner convenient for all 
units. We note that initially only three (3) trash receptacles were proposed on-site, and the 
applicant added a fourth trash receptacle following the April 9th Planning Commission meeting. 

Items to be Addressed: None. 

TRAFFIC 

In an August 23rd, 2023 memo, OHM has reviewed traffic.  

Traffic Counts: 

Land Use Number 
of Units 

ITE 
Land 
Use 

Code 

Number of Site Generation Trips 
AM Peak Hour PM Peak Hour Daily 

In Out Total In Out Total In Out Total 

Single 
Family 

Detached 

6 210 1 5 6 4 3 7 38 38 76 

Single 
Family 

Attached 

38 215 4 10 14 11 8 19 120 120 240 

Site Totals – 44 units 5 15 20 15 11 26 158 158 316 

OHM Conclusion 

Traffic volumes are closely correlated with the number of residential units. Essentially all the trips 
generated by the Village of Hastings development will be delivered directly to Livernois Road, an 
arterial roadway, which will increase slightly over current conditions. The traffic generated by the 
proposed development would be minimal, adding less than 30 vehicle trips during the peak 
(“busiest”) hour. This equates to approximately one vehicle every 2-3 minutes during the peak 
hours. The traffic impact of this site on the adjacent road network is negligible and would be 
imperceptible to the majority of road users. 

Items to be Addressed: None.  
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PHOTOMETRICS 
 
The types of fixtures and footcandle measurements proposed are compliant with lighting 
standards. In regard to fixture height, the applicant notes: “No fixture to be mounted greater 
than 25 feet above grade. Fixtures at sports court to be no more than 15 feet above grade.” 
 
Items to be Addressed: None.   
 
FLOOR PLAN AND ELEVATIONS 

 
Floor Plans 
 
Ranch Unit: 
The front façade of the ranch allows entry into the unit via the front door and through the garage. 
The unit features three (3) bedrooms, two (2) restrooms, a great room, kitchen, nook area, and 
laundry room. Ranch units can be built with either a 2-car garage or 3-car garage. The applicant 
has confirmed that this choice shall be made by the buyer at the time of sale. Ranch units with a 
3-car garage will be slightly larger in width and will include a covered patio in the rear yard. 
 
Ranch Duplex Unit: 
Each ranch duplex unit is accessed via the front door or the 2-car garage. The unit includes (3) 
bedrooms, two (2) restrooms, a great room, kitchen, nook area, laundry room, and mud room.  
 
2-story Duplex Unit: 
The first floor of each 2-story duplex unit includes a 2-car garage, mechanical equipment area, 
and stairs. The main door entrance is located on the side of the unit. The second floor includes 
the living room, kitchen, laundry area, two (2) bedrooms, and one (1) restroom. 
 
Multi-Unit ROW Homes/Townhouse: 
The first floor of these units is where the 19’ x 20’ garage, living room, dining area, kitchen, 
pantry, and one (1) restroom are located. The second floor includes three (3) bedrooms, two (2) 
restrooms, and a laundry room. One (1) restroom is located in a common area and the other is 
solely accessible through the primary bedroom. 
 
Elevations 
The maximum proposed height of all housing units is 30 feet tall. 
 
Building Materials 
Overall, the same general building materials are proposed for all housing types at this 
development. These materials include asphalt shingles, brick veneer, board and batten siding, 
painted wood trim, and insulated vinyl windows. The only notable differences in materials are 
that the ROW homes also contain limestone veneer and the ranch duplexes have a couple of 
small areas with metal roofing. Colored renderings indicate that all housing types shall have a 
similar color scheme, including shades of red, orange, brown, white, gray, and black. 
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We note that since the April 9th Planning Commission meeting, the applicant has revised aspects 
of the building design to address architectural concerns. The “snout nose” appearance of the 
ranch units has been reduced, and more windows and architectural details have been 
incorporated to enhance natural light and building appearance. See the latest colored renderings 
below. 

Rendering of Detached Ranch Unit, Dated May 14, 2024. 

Rendering of Ranch Duplex Unit, Dated May 14, 2024. 
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Rendering of 2-story Duplex Unit, Dated May 14, 2024. 

Rendering of Multi-Unit Townhouse, Dated May 14, 2024. 

In light of these changes, we recommend the Planning Commission evaluate the proposed 
architecture in accordance with Site Plan Review Design Standards of Section 8.06. 

Items to be Addressed: Planning Commission to evaluate proposed architecture in accordance 
with Site Plan Review Design Standards of Section 8.06. 

PUD STANDARDS 

As set forth in section 11.03, Standards for Approval, it should be demonstrated that the 
following standards will be met, as reasonably applicable to the site: 
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1. The applicant shall demonstrate that through the use of the PUD option, the development
will accomplish a sufficient number of the following objectives, as are reasonably
applicable to the site, providing:

2. A mixture of land uses that would otherwise not be permitted without the use of the PUD
provided that other objectives of this Article are also met.

3. A public improvement or public facility (e.g. recreational, transportation, safety and
security) which will enhance, add to or replace those provided by public entities, thereby
furthering the public health, safety and welfare.

4. A recognizable and material benefit to the ultimate users of the project and to the
community, where such benefit would otherwise be infeasible or unlikely to be achieved
absent these regulations.

5. Long-term protection and preservation of natural resources, natural features, and historic
and cultural resources, of a significant quantity and/or quality in need of protection or
preservation, and which would otherwise be unfeasible or unlikely to be achieved absent
these regulations.

6. A compatible mixture of open space, landscaped areas, and/or pedestrian amenities.
7. Appropriate land use transitions between the PUD and surrounding properties.
8. Design features and techniques, such as green building and low impact design, which will

promote and encourage energy conservation and sustainable development.
9. Innovative and creative site and building designs, solutions and materials.
10. The desirable qualities of a dynamic urban environment that is compact, designed to

human scale, and exhibits contextual integration of buildings and city spaces.
11. The PUD will reasonably mitigate impacts to the transportation system and enhance non-

motorized facilities and amenities.
12. For the appropriate assembly, use, redevelopment, replacement and/ or improvement of

existing sites that are occupied by obsolete uses and/or structures.
13. A complementary variety of housing types that is in harmony with adjacent uses.
14. A reduction of the impact of a non-conformity or removal of an obsolete building or

structure.
15. A development consistent with and meeting the intent of this Article, which will promote

the intent of the Master Plan or the intent of any applicable corridor or sub-area plans.  If
conditions have changed since the Plan, or any applicable corridor or sub-area plans were
adopted, the uses shall be consistent with recent development trends in the area.

16. Includes all necessary information and specifications with respect to structures, heights,
setbacks, density, parking, circulation, landscaping, amenities and other design and layout
features, exhibiting a due regard for the relationship of the development to the
surrounding properties and uses thereon, as well as to the relationship between the
various elements within the proposed Planned Unit Development.  In determining whether
these relationships have been appropriately addressed, consideration shall be given to the
following:

a. The bulk, placement, and materials of construction of the proposed structures and
other site improvements.

b. The location and screening of vehicular circulation and parking areas in relation to
surrounding properties and the other elements of the development.
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c. The location and screening of outdoor storage, loading areas, outdoor activity or
work areas, and mechanical equipment.

d. The hours of operation of the proposed uses.
e. The location, amount, type and intensity of landscaping, and other site amenities.

17. Parking shall be provided in order to properly serve the total range of uses within the
Planned Unit Development.  The sharing of parking among the various uses within a
Planned Unit Development may be permitted.  The applicant shall provide justification to
the satisfaction of the City that the shared parking proposed is sufficient for the
development and will not impair the functioning of the development, and will not have a
negative effect on traffic flow within the development and/or on properties adjacent to
the development.

18. Innovative methods of stormwater management that enhance water quality shall be
considered in the design of the stormwater system. 18. The proposed Planned Unit
Development shall be in compliance with all applicable Federal, State and local laws and
ordinances, and shall coordinate with existing public facilities.

SITE PLAN REVIEW STANDARDS 

Site Plan review standards provide the Planning Commission with direction when reviewing the 
proposed site plan and design features of this development.  

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.
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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. 

 
 
SUMMARY 

 
The Planning Commission has seen several revisions of the proposed project. We recommend 
the Planning Commission discuss whether the current proposal is consistent with the Master 
Plan, whether it meets the site plan design standards, and whether it meets the PUD standards.  
 
Sincerely,  
 

 
    
 



memorandum

Date: August 24, 2023

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

From: Stephen Dearing, PE, PTOE

Re: Village of Hastings – Mixed Residential
Site Review and Anticipated Traffic Impacts 

We have reviewed the preliminary site plan for the Village of Hastings, prepared by PEA and dated August 9, 
2023.  There are a variety of issues and concerns that should be addressed and revised plans submitted.

1. The plans already proposed improvements to Livernois Rd in support of the development, widening to
provide a center lane for left turns for SB movement into the site and a NB right turn lane.  The
geometry for the center lane needs to be changed for the width to be 11’, not 10’ as depicted.  The
right turn lane width needs to be dimensioned and should be at least 11’ wide.

2. The Telford Court ROW looks to overlap with the parcel corner to the northeast of Ranch No. 3.
Clarify this issue.

3. The developer should add sidewalk along the site’s Square Lake Rd frontage, as there's only a few
gaps remaining along that roadway.

4. Verify that emergency vehicles can navigate the proposed EVA to Square Lake by way of an AutoTurn
analysis.

5. The following points relate to the image below:

a. The aisle width of 20’ for the parking lot does not conform to zoning ordinance requirements.
b. Should have continuity of sidewalk, avoiding long transit of parking lot.
c. The relocated portion adjacent to parking stalls needs to be 7' wide to account for bumper

overhang.
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6. The following points relate to the image below:

a. All internal walks should be 5’ wide.
b. Dead end turnarounds must be a minimum of 5’ deep, not the 3’ depicted.

7. Five of the ranch homes have some of the worst ped access within the site. Add ped connectivity for
units #4-8.

8. The stub of pavement between Ranch #8 and Duplex #9 is problematic.  If the intent it to allow from
the future extension of the street to the east, then have the pavement extend to the property line.  If
not, then truncate / eliminate the pavement east of the driveway for Ranch #8.

9. Same issue for stub of pavement near Ranch # 3.  In this case, will not be extending into adjacent
property.  Truncate / eliminate the pavement east of driveway for Ranch #3.

10. The proposed driveway for the historic house that will remain adjacent to the new development access
is illogical.  The existing one car garage is orientated east-west with the door on the west side.  The
garage is not wide/deep enough to reorientate it to store vehicles north-south.  Do not retain the
existing driveway approach to Livernois; change to access the new site street.
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Anticipated Traffic Impacts

Usually, a traffic study is performed to identify any needed roadway improvements that would be required to 
support a proposed development.  In this case, the site plan already shows reasonable turn lane 
improvements for the site’s point of access.  But it may be considered appropriate to at least identify the trip 
generation that is likely to result from the proposed development.  

The proposed site development consisting of 2 existing single-family homes to remain, as well as 8 new ranch 
homes, 6 duplexes and 28 townhouses.  All but one existing home will be accessing Livernois with the site’s 
single street to Livernois.

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. For residential 
housing, traffic impacts are usually most noticeable during the peak hour of adjacent street traffic – that is, 
during morning and evening peak commuter periods, when traffic on the roads is most congested. 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 proposed Village of Hastings, based 
on the ITE Trip Generation Manual, 11th Edition, for various residential building types (ITE Land Use Codes 
#210 and 215). 

Number of Site-Generated Trips
AM Peak Hour PM Peak Hour DailyLand Use

No. 
of 

Units

ITE 
Land 
Use 

Code In Out Total In Out Total In Out Total
Single Family 

Detached 6 210 1 5 6 4 3 7 38 38 76

Single Family 
Attached 38 215 4 10 14 11 8 19 120 120 240

Site Totals – 44 Units 5 15 20 15 11 26 158 158 316

Single family detached is self-explanatory and includes the two existing historic houses.  The category of 
single family attached encompasses the four ranches that share a common wall, the six duplex units and the 
28 townhouse units.

During the morning (AM) peak hour, the proposed Village of Hastings development is expected to generate 20 
new trips:  5 inbound (entering the site), and 15 outbound (exiting the site).  During the evening (PM) peak 
hour, the proposed site is expected to generate 26 new vehicle trips:  15 inbound (entering the site) trips, and 
11 outbound (exiting the site).  This pattern coincides with residents typically leaving in the morning for work 
and returning home in the evening. 

Traffic volumes are closely correlated with the number of residential units. Essentially all the trips generated by 
the Village of Hastings development will be delivered directly to Livernois Road, an arterial roadway, which will  
increase slightly over current conditions.  The traffic generated by the proposed development would be 
minimal, adding less than 30 vehicle trips during the peak (“busiest”) hour. This equates to approximately one 
vehicle every 2-3 minutes during the peak hours.  The traffic impact of this site on the adjacent road network is 
negligible and would be imperceptible to the majority of road users. 
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From: Lynn Cronin 
To: Planning 
Cc: Larry Cronin 
Subject: Development 
Date: Wednesday, October 18, 2023 6:38:02 PM 
 
CAUTION: This email did not originate from within the City of Troy. Do not click 
links or open attachments unless 
you recognize the sender and know the content is safe. 
 
Dear Planning Commission, 
 
This letter is in regards to the potential development north of Square Lake Road 
and east of Livernois, Parcel ID88-20-03-301-088. We are OPPOSED to the 
developer wanting to rezone the R1B to a PUD. We are OPPOSED to any 
multi-level structures such as the ones near the southwest corner of Square Lake 
Road, the Tisbury Square Townhouses. 
We SUPPORT a development that maintains lot sizes consistent with Troy’s 
Master Plan that was approved by a previous Troy Planning Commission and City 
Council. 
Thank you for your consideration. 
 
Larry and Lynn Cronin 
130 Telford Dr. 
Troy, MI 48085 



CAUTION: This email did not originate from within the City of Troy. Do not click links or
open attachments unless you recognize the sender and know the content is safe.

From: Jeff W
To: Planning
Subject: Rezone Request Parcel Id: 20-03-301-088, -023, -024, -025, & 20-03-351-004
Date: Wednesday, October 25, 2023 12:42:15 PM

Hello Board Members....

I spoke last night at the Planning Commission meeting, 10-24-23....Non Agenda.  There is a
rezone request for the land near Troy Corners (Square Lake rd and Livernois) coming up on
November 28th.   I mentioned that, as one of the subdivision representatives,  I would like to
personally invite any and all Board Members to briefly stop by my house on 159 Telford Dr to
view the properties in question.  This rezone request is one of the largest for this corner in my
24 years living in  Telford Ridge.  My thoughts are that each of you could view the location
from a different perspective.  Instead of seeing the upcoming rezone request on paper, aerial
shots or driving by, come and get a feel for the neighborhood and the surroundings.  See
what's here and get an up close visual on what it would be if the rezone request gets approved.
Looking forward to meeting everyone....
Thanks for the consideration,
Jeff and Leasa Williams
159 Telford Dr
248 670 2020
kingwilly91@gmail.com

mailto:kingwilly91@gmail.com
mailto:planning@troymi.gov
mailto:kingwilly91@gmail.com


From: twig.teams-0v@icloud.com
To: Planning
Subject: “Village of Hastings”
Date: Tuesday, November 28, 2023 10:19:34 AM

[You don't often get email from twig.teams-0v@icloud.com. Learn why this is important at
https://aka.ms/LearnAboutSenderIdentification ]

CAUTION: This email did not originate from within the City of Troy. Do not click links or open attachments unless
you recognize the sender and know the content is safe.

Dear planning commission,

I am opposed to the village of Hastings project near Square Lake and Livernois. We should not be allowing
developers to demolish 100+ year old historic structures just like the houses proposed demolished for this project.
Historically, these four corners have been a population center; its own community called Troy Corners. I know
that’s long gone, but these old homes were a part of the original Troy Corners. Although, Troy has a bad reputation
for demolishing historic homes and buildings for projects like this one. The community of Big Beaver was wiped off
the face of the earth by bad suburban planning policies of previous Troy planning commissions. But all of you on
the planning commission have a chance to help save historic houses, and make progress towards a better reputation
for the city of Troy. It is my understanding that the developers plan calls for preserving two of four historic homes.
That’s not good enough. They have plenty of land behind the houses already, why are they being so greedy? The
planning commission should not allow this project in its current state. I’d support it without the demolition of two
(or more) historically significant homes.

I’d like to add that despite sharing concerns with members of an HOA, I think HOAs are bad and I encourage the
dissolution of each and every one.

I cannot make the meeting but want my voice heard. Thank you for your consideration.

Sent from my iPhone

mailto:twig.teams-0v@icloud.com
mailto:planning@troymi.gov
https://aka.ms/LearnAboutSenderIdentification


From: Lynn Cronin
To: Planning
Cc: Larry Cronin
Subject: Development
Date: Wednesday, October 18, 2023 6:38:02 PM

CAUTION: This email did not originate from within the City of Troy. Do not click links or open attachments unless
you recognize the sender and know the content is safe.

Dear Planning Commission,
This letter is in regards to the potential development north of Square Lake Road and east of Livernois, Parcel ID88-
20-03-301-088. We are OPPOSED to the developer wanting to rezone the R1B to a PUD. We are OPPOSED to any
multi-level structures such as the ones near the southwest corner of Square Lake Road, the Tisbury Square
Townhouses.
We SUPPORT a development that maintains lot sizes consistent with Troy’s Master Plan that was approved by a
previous Troy Planning Commission and City Council.
Thank you for your consideration.

Larry and Lynn Cronin
130 Telford Dr.
Troy, MI 48085

mailto:lynncro1@yahoo.com
mailto:planning@troymi.gov
mailto:larrycro@yahoo.com


From: Bob Bruner
To: Planning
Cc: Mark F Miller; Megan E Schubert
Subject: FW: Village of Hastings
Date: Monday, October 30, 2023 9:41:58 AM

FYI

-----Original Message-----
From: Nannette Gearhart <nannettegearhart@gmail.com>
Sent: Sunday, October 29, 2023 7:43 PM
To: City Council Email <CityCouncilEmail@troymi.gov>
Subject: Village of Hastings

[Some people who received this message don't often get email from nannettegearhart@gmail.com. Learn why this is
important at https://aka.ms/LearnAboutSenderIdentification ]

CAUTION: This email did not originate from within the City of Troy. Do not click links or open attachments unless
you recognize the sender and know the content is safe.

Hello I am emailing you tonight to make sure you are aware of the Village of Hastings development at Square Lake
Road and Livernois. This project will require rezoning and demolition of at least 2 100 year old homes on Livernois.
I live on the corner of Livernois and Aspinwall and myself and most of the neighbors are very upset with this project
and feel that this area is the last unique area of Troy that has several 100 year old houses that the owners have spent
many years and lots of money preserving these homes!!! This project does not belong in this area which includes 42
condominiums and 3 ranch houses. I plan on attending the Planning Commission Public Hearing on November 28th
and hope that we have support in not moving forward with this proposal. Thank you Nannette Gearhart 6197
Livernois for the past 27 years

Sent from my iPhone

mailto:Bob.Bruner@troymi.gov
mailto:planning@troymi.gov
mailto:Mark.Miller@troymi.gov
mailto:Megan.Schubert@troymi.gov
https://aka.ms/LearnAboutSenderIdentification


From: marv schoenherr 
To: Planning 
Subject: Proposed Village of Hastings Planned Unit Development PUD-020 
Date: Friday, October 13, 2023 9:48:38 AM 
 
Planning Commission, 
 
The Telford Ridge HOA met with this developer on May 15,2023 to discuss his proposed site 
plan for this development. After much discussion, he agreed to not make Telford Dr. a through 
street to Sq. Lake Rd., keep all buildings at two (2) stories, eliminate the pickle ball courts and 
put single family homes on the far east end of the proposed development. He further agreed 
to submit the revised plan to the Telford Ridge HOA prior to the planning meeting scheduled 
on October 24, 2023, which he has not done. So, his credibility is immediately in question. 
 
We totally understand progress, as we live in what used to be a 'pasture', but we also live in 
this city because it has 'sanctuary' neighborhoods such as Telford Ridge. However, Troy is 
turning into a multi-family building community. Greenspace and yards for families to enjoy 
are getting lost in three and four storied buildings with covered parking spaces and concrete 
lots while traffic is increasing at an alarming rate. 
 
We can agree to a rezoning IF this developer does exactly what he told us he would do, 
and we would have to see the site plan as submitted to the city for approval. However, if he 
does not, we are totally against this rezoning. He can build single family dwellings in 
accordance with the current zoning requirements. 
 
This type of construction/zoning is not in the spirit of why we moved to Troy. The city, in our 
opinion, has not placed the residents' interest over tax collection. 
 
We ask that you seriously consider this application, as well as those in the future, to keeping 
Troy a beautiful community and not a cluttered community. 
 
In conclusion, we are against this rezoning without the consensus of the Telford Ridge HOA to 
the proposed site plan as discussed with this developer on May 15, 2023. 
 
Respectfully, 
 
Marv & Cindy Schoenherr 
115 Telford Dr. 
Troy, MI 48085 



Ann Coleman 
6091 Livernois Road 

Troy, MI 48098 
City of Troy Planning Commission 
500 W Big Beaver Road 
Troy, MI 48084 
 
April 14, 2024 
 
Dear Planning Commission,        

I am writing to follow up on the topic of rezoning R1B to PUD that was discussed Tuesday April 9. 2024. 

It was not my, nor do I believe anyone’s intent, to create surprise among the commission.  I and my neighbors have 
put many, many hours of learning, exploring, and thought into the proposal to rezone the R1B at Square Lake and 
Livernois roads to PUD. 

 An either-or choice was presented to the Telford HOA by the developer.  The developer has not reached out to talk 
to me, or anyone on the west side of Livernois Road that I know of.  In addition, I have repeatedly heard at 
commission meetings that the developer has the right to build the 14 units on Square Lake because of past 
decisions, he is within his rights, unless the PUD development can go in.  So, I truly believe that we have an either-
or choice.  I respect the developer’s rights. 

In thinking about the loss of old/historic homes to build new single-family homes with adjacent unit development 
on Square Lake, vs keeping the homes and seeing unit development behind them, I would rather see the new 
homes in R1B.  For 3 reasons: 

1) The developer has not maintained the old/historic homes from the curb view.  The landscape has 
overgrown, a chopped wood fence has fallen apart (although on Sunday the 14th I saw a man repairing it 
after years), and mold/mildew covers the siding.  This tells me that he truly does not care about these 
homes as assets to the neighborhood.  I do not trust his words that say he will repair them.  I trust his 
previous actions.   And there is no guarantee that a new owner would maintain them as historic.  It would be 
a niche sale. 

2) The intent of this area has not changed, and I agree with the intent of the master plan for this area.  “The 
Master Plan recognizes that single-family residential neighborhoods are vital components of the City…. The 
R-1A through R-1E Districts are further intended to preserve and improve upon the quality of residential 
neighborhoods while permitting a limited number of other compatible uses which support residential 
neighborhoods.” 

3) If the precedent is set to increase density of housing this will lead to a ripple effect of widening the road and 
I will lose my house because it sits close it.  It is obvious that the properties on the east side of Livernois, 
south of Square Lake are likely going to be re-developed, along with the area to the east that the developer 
says he owns.  We have many more homes getting built.  Any density greater than R1B is concerning. 

I believe that community development, when there is conflict, ought to be worked out through discussion and 
compromise.  I believe I am a stakeholder.  If I am wrong about these things, I humbly ask for correction. 

Thank you, as always, for your service.   

 

Respectfully submitted, 

 

Ann Coleman 



CAUTION: This email did not originate from within the City of Troy. Do not click links or
open attachments unless you recognize the sender and know the content is safe.

From: Shelley Stenger
To: Hirak Chanda; David Hamilton; Ellen C Hodorek; Mark A Gunn; Ethan Baker; Planning; Rebecca A. Chamberlain-

Creangă; Theresa Brooks
Subject: PUD and Troy Corners
Date: Monday, May 13, 2024 8:43:21 PM

Some people who received this message don't often get email from shellsellshomes1@gmail.com. Learn why this
is important

Dear Planning Commision and City Council members, 

I am out of town so I wanted to send this to be included in the public remarks at the
next meeting.  I will keep this short and sweet.

My mom and I live on 437 E Hurst Drive near historic Troy Corners.  My mom has
lived here for 62 years after my dad built our house.  We love our neighborhood but
we do not like what has been happening in our area in the last handful of years....
beginning with the townhouses next to Peppy's Pizza.  

I have attended the previous planning and council meetings and am afraid that we are
not being heard.  I believe there is some confusion about what the residents want and
I want to be clear.  
I know that there are other townhomes already approved on Square Lake Road by
John's party store.  But we are very opposed to the PUD that is proposed for the
northeast corner of the intersection.  We would much rather only have the
townhouses on Square Lake Road ~ but with a larger setback than the buildings next
to Peppy's.  The PUD does not meet the requirements, plain and simple.  Please hear
our plea and do not approve the PUD.

We also agree with the majority of the neighbors regarding our Node, no high density,
no three- story, etc.  Please, please keep any more large developments off of our 2
lane road.  Too much traffic already.  And we need to keep property values up in
Troy! We are not a low income neighborhood. 

Thank you for all of your time and effort in this matter.  We really do appreciate your
hard work! 

Shelley Stenger & Shirley Hardwick

_____

Certified Pricing Strategy Advisor
Certified Real Estate Negotiation Expert

     
Website:  Shellsellshomes1.com
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From: Jen Gillie
To: Planning
Subject: Re: Stop Rezoning of Troy Corners Development
Date: Monday, April 22, 2024 7:21:26 PM

[You don't often get email from jenniferrobingillie@gmail.com. Learn why this is important at
https://aka.ms/LearnAboutSenderIdentification ]

CAUTION: This email did not originate from within the City of Troy. Do not click links or open attachments unless
you recognize the sender and know the content is safe.

I am newer to the neighborhood and live at 212 Booth Rd. It took my family 5 years to find a house in this
neighborhood. We choose this neighborhood because we love the big yards and not having neighbors so close. We
moved from Royal Oak. We chose this neighborhood because of the community, we have over 10 families with kids
around my son’s age of 9, some younger. My son didn’t learn to ride a bike until this past summer because the
streets of Royal Oak, the houses were so congested you never knew if someone would be backing out of their
driveway!

My biggest concern is the safety of my child and the children who ride their bikes and scooters in the street, if the
builder ends up connecting our neighborhood to his multi family home plan this could  increase the traffic on our
streets by more than 68 cars based on his 34 unit development. 68 more cars driving our streets.

My next concern is our infrastructure, my yard is partially under water now, I feel this could cause more problems
for our area adding that kind of density.

I understand that Troy Corners will at some point be developed. Let’s keep the same look and feel of our
community. Single family homes on 1/2 acres lots! We moved to this area for a reason!! Less congestion and more
room for our family and our children to stay safe!

My other concern is possible redevelopment of our beautiful neighborhood. If Gary gets his way and connects our
neighborhood through 400 Ottawa. Family’s could start moving out and selling and then our beautiful ranches could
all turn into multi family homes. Living in Royal Oak the last 18 years was a sad site to see all of the big foot homes
moving in as they tore down the small ranches. When I first moved here I would stare out my back kitchen window
and watch the sunrise! The most beautiful and relaxing view I had ever seen! And I have it here in Troy and didn’t
need to be on vacation to have such a beautiful view. Something I had not seen in years living in royal oak. All I
could see were houses! Please let’s keep our community in tact and keep the same feel that I am sure is the reason
why we all live here. We do not want to live on top of each other and would like a safe place for our kids to grow
up!

It would be a win for everyone if Gary would do single family homes, he would still make money as that’s all he
truly cares about! And it would keep the families of Troy Corners happy and this long drawn out fight would be
over.

Sincerely,
Jennifer Gillie

> On Dec 9, 2023, at 12:22 PM, Jen Gillie <jenniferrobingillie@gmail.com> wrote:
>
> ﻿I am a resident on Booth Rd, just north of the Troy corners site. I am not ok with this being zoned for PUD. This
area needs to stay single family homes to maintained the integrity of our neighborhoods we love so much!
>
> We recently moved from the Royal Oak area for the quiet neighborhood with a small town feel. We do not
approve or desire to have high rise buildings. This will add unnecessary congestion to our area and the need to do
future upgrades of our roads that we do not need today!
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>
> Keep our small town feel, please do not approve this to be rezoned!
>
> Jennifer Gillie
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Brent Savidant

From: Rosemarie Thommes <rthommes@aol.com>
Sent: Sunday, May 12, 2024 11:09 AM
To: Planning
Cc: Ethan Baker
Subject: Strong Opposition to Proposed PUD at Livernois Rd and Square Lake Rd

 

To: City of Troy Planning Commission 
 
I am writing to reiterate my strong opposition to the proposed Planned Unit Development (PUD) near 
the Neighborhood Node at Livernois Rd and Square Lake Rd. This letter serves as a continuation of 
my previous communications on this matter. 
 
My opposition is based on several key concerns: 
    • Traffic Congestion: Livernois Rd and Square Lake Rd are only two-lane roads, and I, along with 
many other residents, believe the traffic studies underestimate the significant impact this PUD will 
have. These roads cannot handle the additional traffic generated by a high-density development. 
    • Neighborhood Character: This proposal disrupts the established character of our neighborhood. 
The existing single-family homes, many over 100 years old, contribute significantly to the charm of 
the area. A PUD with multi-family units would be a stark contrast and not a welcome addition.  It 
would disrupt the look and feel of the community, similar to the negative impact of the 3-story 
townhomes built on Livernois. 
    • Inaccurate Comparisons: The builder's argument referencing other approved PUDs is irrelevant. 
Those developments were situated on major roads with multiple lanes, unlike the narrow, local roads 
surrounding this proposed site. 
    • Unaffordable Housing: GFA's claim of providing affordable housing solutions is misleading. With 
starting prices of $600,000 for homes and $350,000 for townhomes, these units will be out of reach 
for most residents seeking affordability.   
 
Alternative Solutions: 
Instead of this ill-suited PUD, I urge the Commission to consider alternative locations for such 
developments: 
    • Vacant Office Buildings: There are numerous vacant office buildings in Troy that could be 
repurposed for multi-family housing. 
    • Demolished Hotel Site: The vacant site at Crooks Rd and I-75, where a hotel once stood, 
presents another perfect opportunity for a PUD with existing infrastructure already in place. 
    • Long Lake Rd and Crooks Rd PUD: The proposed PUD at this location seems like a much better 
fit and makes far more sense, with existing infrastructure capable of supporting additional traffic. 
 
The entire community surrounding the proposed PUD at Livernois Rd and Square Lake Rd strongly 
opposes this development. We urge the Commission to maintain the current zoning and protect the 
character of our neighborhood. 
 

  You don't often get email from rthommes@aol.com. Learn why this is important  

  CAUTION: This email did not originate from within the City of Troy. Do not click links or open attachments 
unless you recognize the sender and know the content is safe.  
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Thank you for your time and consideration. 
 
Sincerely, 
Rosemarie Thommes 
335 Ottawa Drive 
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Subject: FW: PUD Project: August 12th Council Meeting
Date: Tuesday, July 9, 2024 2:16:07 PM
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Jackie Ferencz
Office Manager |
City of Troy Planning Dept
O: 248.524.3364

     
 
 

From: Dylan J Clark <Dylan.Clark@troymi.gov> 
Sent: Tuesday, July 9, 2024 12:36 PM
To: Planning <planning@troymi.gov>
Subject: Fw: PUD Project: August 12th Council Meeting
 
 
 
Best,
 

 

Dylan Clark, M.P.A.
Management Analyst   

Troy City Manager's Office

O: 248-524-1087

   
 

From: Rosemarie Thommes <rthommes@aol.com>
Sent: Monday, July 8, 2024 8:50 AM
To: Ethan Baker <Ethan.Baker@troymi.gov>; Ethan Baker <ethan@ethandbaker.com>; City Council
Email <CityCouncilEmail@troymi.gov>
Subject: PUD Project: August 12th Council Meeting
 

Some people who received this message don't often get email from rthommes@aol.com. Learn why this is
important
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CAUTION: This email did not originate from within the City of Troy. Do not click
links or open attachments unless you recognize the sender and know the content
is safe.

 
To the Esteemed City Council Members of Troy,
 
We are writing to express our strongest opposition to the proposed Planned Unit
Development (PUD) located near Square Lake Road and Livernois, which is
scheduled to be presented at the August 12th council meeting.  This development
poses a number of serious concerns that threaten the well-being of our community.
 
Traffic Gridlock: The most pressing issue is the single access point planned for this
development. This already congested intersection, with its single lane in each
direction, will be overwhelmed by the influx of traffic, especially during peak hours.
The current traffic study fails to accurately reflect the true impact this PUD will have.
 
Incompatible Development: This PUD is entirely out of character for the existing
neighborhood. The area is already a mishmash of developments, further burdened by
the poorly planned 3-story townhouses built near Peppi's. This PUD adds to the
haphazard nature of the area, straining resources and infrastructure.
 
Environmental Destruction: The proposed development disregards the sensitive
environmental aspects of the land. Claims by developer Gary Abitheria of GFA
Development regarding his commitment to the community ring hollow when
considering his threat to demolish classic homes and his wetland destruction activities
on Ottawa Drive, which violated EGLE regulations.
 
Unnecessary Rezoning: The PUD necessitates the rezoning of property from R1-B,
a move vehemently opposed by surrounding residents. Troy has numerous other
locations far better suited for such high-density developments. Areas like the Long
Lake and Crooks Road project or vacant office buildings and empty properties near
the I-75 and Crooks Road exit possess existing infrastructure that can accommodate
the increased traffic and noise associated with multi-family units.
 
Loss of Green Space: The PUD will result in the destruction of valuable green
space, impacting local wildlife and further straining our already strained storm water
management systems. This quadrant of Troy is particularly susceptible to flooding,
and this development will only exacerbate the problem.
 
Unwanted by Residents: The overwhelming sentiment among residents surrounding
this proposed PUD is one of opposition. This project is simply not wanted by the
people who call this area home. The Troy City Council should prioritize the desires of
its current residents.
 
Alternative Solutions: Troy can achieve necessary development goals without
sacrificing the character of established neighborhoods and the environment. Focusing
efforts on revitalizing underutilized office buildings and vacant properties near major



roadways presents a far more responsible approach.
 
We urge you to reject the proposed PUD at Square Lake Road and Livernois. This
development prioritizes profit over the well-being of our community and environment.
Troy deserves better.
 
Sincerely,
 
Rosemarie Thommes
Dave Sicheneder
Residents and Voters residing at 335 Ottawa Drive
 
 
 



CAUTION: This email did not originate from within the City of Troy. Do not click links or
open attachments unless you recognize the sender and know the content is safe.

From: Brad Sheppard
To: Ethan Baker; Theresa Brooks; Hirak Chanda; Rebecca A. Chamberlain-Creangă; Mark A Gunn; David Hamilton;

Ellen C Hodorek; City Manager External Contact; Brent Savidant; Planning
Subject: Development near Square Lake and Livernois
Date: Wednesday, June 26, 2024 4:38:56 PM

Some people who received this message don't often get email from bradshep1@gmail.com. Learn why this is
important

Dear City Council and Planning Committee,

This note is in regards to the development north of Square Lake Road and East Livernois,
Parcel ID 88-20-03-301-088.  As a long time Troy resident, I wanted to express my concern
and opposition to the developer's desire to rezone this area from R1B to a PUD.  One reason I
do NOT support this development effort is due to lot sizes that will not be consistent with
Troy's Master Plan.  I am opposed to a PUD at this location.  Overall, my biggest concern with
this development is related to the increase in traffic around this area that will be associated
with a large development being added on this corner.  The traffic is already heavy around this
area especially during school start/end times.  A development planned in the way this PUD is
being considered is very concerning to me that it will become unbearable.  I live in the Sylvan
Glen subdivision and increased traffic will greatly impact the quality of my daily life.  So
please consider my concern and deny the PUD as the first step to help quality of life for long-
term Troy residents.

Thank you,
Brad Sheppard
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From: Lynn Cronin 
To: Planning 
Cc: Larry Cronin 
Subject: For your consideration 
Date: Tuesday, January 2, 2024 3:29:50 PM 
 
CAUTION: This email did not originate from within the City of Troy. Do not click links or open 
attachments unless you recognize the sender and know the content is safe. 
 
To: The Troy Planning Commission 
From: Larry and Lynn Cronin 
Date: January 2, 2024 
 
As long time residents (37 years) of Troy we are opposing the rezone request from a R-1B to a 
PUD in the historic Troy Corners area of Square Lake and Livernois. 
Before you make your decision, please consider: 
1. This area does not qualify for a PUD per the Zoning Ordinance. 
2. This would not be a good transition and is not the correct application for a PUD. 
3. This does not follow the Old or New Master Plan which specifically asks for limited 
residential in the Neighborhood Nodes. 
4. This is not equal to or compatible with the neighboring properties. 
 
We hope you will consider the well being and quality of life issues of an established Troy 
neighborhood surrounding this zone as you make your decision. 
 
Respectfully, 
Larry and Lynn Cronin 
130 Telford Dr. 
Troy, MI 

  



From: Danielle Vozel 
To: Planning 
Subject: Stop Rezoning of Troy Corners Development 
Date: Sunday, December 17, 2023 8:46:07 AM 
 
CAUTION: This email did not originate from within the City of Troy. Do not click links or open 
attachments unless you recognize the sender and know the content is safe. 
 
Hello, 
I am writing about my concern for the proposed new development at the northeast corner of 
square lake and Livernois. I live on Hurst just a couple streets north of this area with my husband 
and our 2 young children. We moved into this neighborhood last year because we fell in love 
with how quiet and welcoming this area is. This development would drastically increase traffic 
and noise in this area. Especially with the elementary school just ½ a mile down the street on 
Livernois, this would cause more issues for quite a lot of people. Please consider helping 
us keep our historical, warm, welcoming small neighborhood in the great city of Troy and do not 
approve this rezoning. 
 
Thank you, 
Danielle Loiselle 

  



From: Danielle Favret 
To: Planning 
Subject: Square Lake and Livernois development 
Date: Thursday, December 21, 2023 10:51:45 AM 
You don't often get email from daniellefav44@gmail.com. Learn why this is important 
 
Hello Planning Commission, 
 
My name is Danielle Favret and I have lived in Troy at 6390 Montclair Dr, Troy, MI 48085 
for the last 27 years. I have seen a lot of change over the years and understand the desire for 
growth and the appeal of living in Troy. I have so many good things to say about our city and 
our community and our schools. I could go on at length about wonderful experiences we have 
had in this community with such amazing people. 
 
I am writing to you today to voice my opinion regarding the proposed development for square 
lake and Livernois. I am very opposed to this high density project. It does not fit in with our 
current neighborhood structure of single residences and in my specific neighborhood primarily 
ranch style homes. The intersection at square lake and Livernois is narrow and cannot handle 
the increased traffic such a large development will bring. If you look at the condos that were 
built on the south side of square lake and Livernois you can see a development that clearly 
doesn't fit aesthetically. Please do not allow this to happen again. 
 
I appreciate the opportunity to share my opinion with you and am very hopeful that you will 
listen to the Troy citizens who feel strongly about this and are doing the research to protect 
and preserve the integrity of Troy as a residential community for the very long term view. 
Thank you, Danielle Favret 

  



From: Wendy Dingwall 
To: Planning 
Subject: Proposed development at Troy Corners (Livernois and Square Lake) 
Date: Sunday, December 10, 2023 1:17:45 PM 
 
You don't often get email from wendydingwall@live.com. Learn why this is important 
 
I am writing in opposition to the proposed development in the area referred to as "Troy 
Corners" (Square Lake and Livernois). 
 
I live at 5638 Folkstone, near this area. I frequently walk/run in the area. The proposal to 
increase population density in this area will likely result in increased traffic and congestion. 
Square Lake often backs up all the way from Rochester to Donaldson during rush hour periods, 
making is dangerous to cross on foot. 
 
In addition, the development along Livernois on the other side of Square Lake has already 
increased density in the area and does not fit with the surrounding area. Buildings 3 or more 
stories tall should be along Big Beaver or Crooks (former Northfield Hilton site is available and 
desperately in need of development). 
 
Please do not grant permission for the proposed development in this area. 
 
Respectfully, 
 
Wendy Dingwall 
Michael Dingwall 

  



From: Jen Gillie 
To: Planning 
Subject: Stop Rezoning of Troy Corners Development 
Date: Saturday, December 9, 2023 12:22:06 PM 
 
[You don't often get email from jenniferrobingillie@gmail.com. Learn why this is important at 
https://aka.ms/LearnAboutSenderIdentification ] 
CAUTION: This email did not originate from within the City of Troy. Do not click links or open 
attachments unless you recognize the sender and know the content is safe. 
 
I am a resident on Booth Rd, just north of the Troy corners site. I am not ok with this being 
zoned for PUD. This area needs to stay single family homes to maintained the integrity of our 
neighborhoods we love so much! 
 
We recently moved from the Royal Oak area for the quiet neighborhood with a small town feel. 
We do not approve or desire to have high rise buildings. This will add unnecessary congestion to 
our area and the need to do future upgrades of our roads that we do not need today! 
 
Keep our small town feel, please do not approve this to be rezoned! 
 

Jennifer Gillie 

  



From: Ryan Loiselle 
To: Planning 
Subject: Stop Rezoning of Troy Corners Development 
Date: Sunday, December 17, 2023 8:51:09 AM 
 
You don't often get email from ryan.loiselle1@gmail.com. Learn why this is important 
 
Hello, 
I am writing about my concern for the proposed new development at the northeast corner of 
square lake and Livernois. I live on Hurst just a couple streets north of this area with my wife 
and our 2 young children. We moved into this neighborhood last year because we fell in love 
with how quiet and welcoming this area is. This development would drastically increase traffic 
and noise in this area. Especially with the elementary school just 1/2 a mile down the street on 
Livernois, this would cause more issues for quite a lot of people. Please consider helping us keep 
our historical, warm, welcoming small neighborhood in the great city of Troy and do not approve 
this rezoning. 
 
Thank you, 
 

Ryan Loiselle 

  



From: Brenda Seldon 
To: Planning 
Subject: Rezoning and development for Troy Corners 
Date: Sunday, December 10, 2023 8:26:06 AM 
 
You don't often get email from brendaseldon@gmail.com. Learn why this is important 
 
Dear Planning Commission, 
Im writing to express my concerns as a resident and owner of property of 51 Aspinwall regarding 
the proposed rezoning development east of livernois and North of square lake (also known as 
Troy Corners). I attended the planning meeting on November 28th and expressed my concerns 
regarding this proposal for this development however, thought I would reiterate my concerns 
again in writing. 
1) it will no doubt add more traffic on my street with people cutting through to avoid traffic 
backed up at the light. 
2) cars cutting through and drive too fast on my street when cutting through 
3) cars regularly turn on my street but backup in my driveway since I am the first house deciding 
that they need to turn around 
4) I have noise concerns for additional traffic, additional neighbors and construction that would 
come with this development. 
5) I have plumbing and sewer concerns. Since I have lived here, I have had at least 3 sewage 
backups iny basement. I approached the city on one occasion with them telling me it is not a city 
issue . I replaced all the plumbing in the floor of mybasement as a result. I have a concern of the 
new plumbing and sewer load that this new development would cause and of the 
city could even handle this development. I know if I get another backup in my basement I will be 
pissed (pardon my language) and I will look into taking action against the city. 
6) in my eyes, this new development and the proposed structures are an eyesore. They are not 
what I would like to see in my direct neighborhood. I brought here for the nice size lot, because 
there is openness behind me and I like the quiet and nature it provides. I like to see the deer in 
my backyard. If this development goes through, it will take away from that and change the look 
and feel of this neighborhood. 
7) Who would buy these new homes on the new development anyway? I feel they are overpriced 
and the setup of this development is not conducive to the amount of proposed units or structural 
integrity for this area. 
 
I am confident that the planning commission will take all of my pain points and come to the right 
decision. 
 
This development should not go through and instead of moving Troy forward, I feel it will put us 
in a position that you will lose residents in this area for the very reason. 
 
Thank you for your consideration and hearing my concerns. 
 

Regards, Brenda Seldon 

  



From: Stephanie Heidt 
To: Planning 
Subject: Troy Corners Rezoning 
Date: Saturday, December 16, 2023 7:53:37 AM 
 
[You don't often get email from steph_klo@hotmail.com. Learn why this is important at 
https://aka.ms/LearnAboutSenderIdentification ] 
 
CAUTION: This email did not originate from within the City of Troy. Do not click links or open 
attachments unless you recognize the sender and know the content is safe. 
 
Dear Committee, 
 
I kindly request that you deny to PUD request at Troy Corners as a resident of the neighborhood. 
The planning is the single family homes is one thing but the condos is another. Our 
neighborhood is known for having large lots and space, it’s one of the things that attracted us to 
the area and we would like to keep this precedence for our neighborhood. 
Square Lake and Livernois are not set up to absorb any more traffic than they already have. If a 
PUD was to go in the streets, would need to be widen to help with the traffic flow. Traffic 
already backs up at the lights and it has become a very busy intersection. I also fear this will 
cause even more traffic on the neighborhood side streets and cars already use the neighborhood 
as a cut through going 50+ mph endangering our children please don’t add to 
that. 
 
Please vote not to the rezoning. 
 
Sincerely, 
Stephanie Heidt 

  



From: Walenda Green 
To: Planning 
Date: Thursday, December 21, 2023 2:18:15 PM 
 
You don't often get email from greenwalenda@gmail.com. Learn why this is important 
 
Development at Sq. Lake and Livernois on West side. 
I am opposed to 3 story Condo's. Homes or 2 story Condo's aren't bad. 
 

Walenda Green 

  



From: Walenda Green 
To: Planning 
Date: Saturday, December 16, 2023 10:03:24 AM 
 
You don't often get email from greenwalenda@gmail.com. Learn why this is important 
 
Property on Livernois North of Sq. Lake. 
As someone who has lived in Troy all her life. I wonder what Troy is doing to this once 
beautiful city? We are looking like Southfield. Once a great and beautiful city now has turned 
into a ugly city. No more Condo's. The city wants to destroy Troy. Why do you think people 
are moving out of Troy? Troy is into destroying a once beautiful place. I am totally against 
building more Condo's and destroying wet lands. 
Walenda Green 

  



From: Jay Welch 
To: Planning 
Subject: Development, Livernois and Square lake 
Date: Thursday, December 7, 2023 9:04:28 PM 
 
You don't often get email from jaysusr@gmail.com. Learn why this is important 
 
Greetings, planners 
I am emailing you tonight to express my opposition for the new development Being proposed 
at the corner of Livernois and Square Lake Roads, by builder, Gary Abetheria. We do not need 
any more multifamily housing in this area coupled with the fact that he is planning on tearing 
down historic homes, and changing the face of Troy corners – the original Troy. If you have 
any questions, you can contact me at 248-709-4285. Thanks, Jay Welch. 
 
Sent from mobile platform 
Please excuse and typos & brevity 

  



From: Jennifer Bruns 
To: Planning 
Subject: proposed development at Square Lake and Livernois 
Date: Friday, December 8, 2023 10:07:07 AM 
 
You don't often get email from jenkbruns@gmail.com. Learn why this is important 
 
To Whom It May Concern: 
 
I am writing to express my opposition to the proposed rezoning at the corner of Square Lake 
and Livernois. Please do not allow this developer to build high rise condos on that land. I live 
close to this intersection and I have concerns about how this will impact traffic and noise. 
Please leave this area for only the building of single family homes. 
 
Thank you, 
 
Jennifer Bruns 
5964 Donaldson Dr 
Troy 

  



From: Theresa Clancy 
To: Planning 
Subject: Save Troy Corners! 
Date: Friday, December 8, 2023 11:04:36 AM 
 
You don't often get email from signuptheresa@gmail.com. Learn why this is important 
 
Hi, 
 
As a 29+ year resident of Troy, I am usually in favor of most things the Planning Commission 
approves. However, the proposed plan at Troy Corners is just wrong for the area. Too much 
density in buildings that are much too tall for that area. I urge you to not approve this as 
proposed! 
 
Thank you, 
Theresa Clancy 

  



From: C Cof 
To: Planning 
Subject: Troy Corners 
Date: Friday, December 8, 2023 7:18:32 AM 
 
[You don't often get email from colorcc.222@gmail.com. Learn why this is important at 
https://aka.ms/LearnAboutSenderIdentification ] 
 
CAUTION: This email did not originate from within the City of Troy. Do not click links or open 
attachments unless you recognize the sender and know the content is safe. 
 
Please stop building PUD properties! Please save the character of our city! Troy Corners should 
not be affected by this type of building. 
 
Thank you. Cari Coffer 
198 Aspinwall 

  



From: Lucas, Linda 
To: Planning; Ethan Baker 
Subject: 11/28 meeting 
Date: Thursday, November 30, 2023 9:53:01 AM 
Some people who received this message don't often get email from 
linda.lucas@tenneco.com. Learn why this is important 
 
Good Morning 
I would like to put in my 2 cents about the building proposal that was spoken at the public 
meeting on 11/28 I am a resident in Troy at 99 E Lovell. You may think this doesn’t affect me 
since I am further north of this area but it does. I feel like this building proposal does not “fit” 
our area. It is a homey, country like feel now and that is what brought us to the area 22 years 
ago. 
I think the homes are too closely mashed in according to the slides that were shown. I also was 
completely shocked about the “emergency entrance” that only ambulance and other 
emergency traffic could go through on Square Lake Rd, it sounds like the residents would be 
trapped , only one way in and one way out. Very strange way of designing this. Also It sounds 
like the level of traffic will be ridiculous morning and night. There is already a large jam up in 
traffic, you add 42 more homes in the area multiply that by the average of 4 people per home 
that is an additional 168 people on the road at any given time. I also didn’t like the builders 
suggestion of there could be a fire at the rentals he has ( the 4 old houses on Livernois). That 
remark was ominous and sounds like a threat of sorts. 
I also do not like the lack of green space. I didn’t see ANY green on the slides. 
The builder suggested that these would be affordable, when asked how affordable with the 
ranch homes he said approx. 650k. That’s affordable? I don’t know of a soul who would be 
interested in an area for 650k that has basically no backyard and trapped in a one way in one 
way out street. 
Please reconsider any approval of this mess above, it doesn’t fit the area, and I would think that 
the City of Troy should be conscious of the feelings of the citizens. I too was shocked of the 
Townhomes built next to Peppy’s and in other areas of Troy. Honestly they are eyesores. I 
cannot imagine how the new building proposal would look. Also consider that a lot of these 
homes will basically be in the backyards of folks that have lived in this area for years. This is not 
fair. 
 
Thank you 
 
Sincerely 
Linda Lucas 
99 E Lovell 
Troy MI 48085 
Phone: 248-709-6978 
CONFIDENTIALITY WARNING: 
This email may contain privileged or confidential information and is for the sole use of 
the intended recipient(s). 



Any unauthorized use or disclosure of this communication is prohibited. If you believe 
that you have received this email in error, please notify the sender immediately and 
delete it from your system. 
https://disclaimer.tenneco.com/ 
For more information regarding our company, please visit www.tenneco.com 
© Copyright Tenneco Inc. and/or its affiliates. All rights reserved. 

  



From: Erin Thompson 
To: Planning 
Subject: Proposed development NE corner SQ Lake and Livernois 
Date: Thursday, December 7, 2023 9:44:27 PM 
 
[You don't often get email from emthompson29@gmail.com. Learn why this is important at 
https://aka.ms/LearnAboutSenderIdentification ] 
 
CAUTION: This email did not originate from within the City of Troy. Do not click links or open 
attachments unless you recognize the sender and know the content is safe. 
 
To whom it concerns 
 
Please do not allow more obnoxious multi-story, multi-family homes to be built at this corner of 
Troy. This corner has historical value. There are homes over 100 years old. It’s already overly 
congested. We don’t want this is our community. Residents, current residents that appreciate the 
city, need to be valued and heard. Stop the overdevelopment of our city! 
 
If you should need any further follow up, please reach out. 
 
Erin Ciaciuch 
Troy Resident 
 

Sent from my iPhone 



CAUTION: This email did not originate from within the City of Troy. Do not click links or
open attachments unless you recognize the sender and know the content is safe.

From: Walenda Green
To: Planning
Date: Saturday, December 16, 2023 10:03:24 AM

You don't often get email from greenwalenda@gmail.com. Learn why this is important

Property on Livernois North of Sq. Lake.
As someone who has lived in Troy all her life. I wonder what Troy is doing to this once
beautiful city? We are looking like Southfield. Once a great and beautiful city now has turned
into a ugly city. No more Condo's. The city wants to destroy Troy. Why do you think people
are moving out of Troy? Troy is into destroying a once beautiful place. I am totally against
building more Condo's and destroying wet lands.
Walenda Green

mailto:greenwalenda@gmail.com
mailto:planning@troymi.gov
https://aka.ms/LearnAboutSenderIdentification


CAUTION: This email did not originate from within the City of Troy. Do not click links or
open attachments unless you recognize the sender and know the content is safe.

From: Wendy Dingwall
To: Planning
Subject: Proposed development at Troy Corners (Livernois and Square Lake)
Date: Sunday, December 10, 2023 1:17:45 PM

You don't often get email from wendydingwall@live.com. Learn why this is important

I am writing in opposition to the proposed development in the area referred to as "Troy
Corners" (Square Lake and Livernois).

I live at 5638 Folkstone, near this area. I frequently walk/run in the area. The proposal to
increase population density in this area will likely result in increased traffic and congestion.
Square Lake often backs up all the way from Rochester to Donaldson during rush hour periods,
making is dangerous to cross on foot. 

In addition, the development along Livernois on the other side of Square Lake has already
increased density in the area and does not fit with the surrounding area.  Buildings 3 or more
stories tall should be along Big Beaver or Crooks (former Northfield Hilton site is available and
desperately in need of development).

Please do not grant permission for the proposed development in this area. 

Respectfully,

Wendy Dingwall
Michael Dingwall

mailto:wendydingwall@live.com
mailto:planning@troymi.gov
https://aka.ms/LearnAboutSenderIdentification


From: Lynn Cronin
To: Planning
Cc: Larry Cronin
Subject: For your consideration
Date: Tuesday, January 2, 2024 3:29:50 PM

[You don't often get email from lynncro1@yahoo.com. Learn why this is important at
https://aka.ms/LearnAboutSenderIdentification ]

CAUTION: This email did not originate from within the City of Troy. Do not click links or open attachments unless
you recognize the sender and know the content is safe.

To: The Troy Planning Commission
From: Larry and Lynn Cronin
Date: January 2, 2024

As long time residents (37 years) of Troy we are opposing the rezone request from a R-1B to a PUD in the historic
Troy Corners area of Square Lake and Livernois.
Before you make your decision, please consider:
1.  This area does not qualify for a PUD per the Zoning Ordinance.
2.  This would not be a good transition and is not the correct application for a PUD.
3. This does not follow the Old or New Master Plan which specifically asks for limited residential in the
Neighborhood Nodes.
4. This is not equal to or compatible with the neighboring properties.

We hope you will consider the well being and quality of life issues of an established Troy neighborhood surrounding
this zone as you make your decision.

Respectfully,
Larry and Lynn Cronin
130 Telford Dr.
Troy, MI

mailto:lynncro1@yahoo.com
mailto:planning@troymi.gov
mailto:larrycro@yahoo.com
https://aka.ms/LearnAboutSenderIdentification


From: Lynn Cronin
To: Planning
Cc: Larry Cronin; Jeff W
Subject: Rezoning Considerations
Date: Wednesday, January 3, 2024 8:17:52 PM

[You don't often get email from lynncro1@yahoo.com. Learn why this is important at
https://aka.ms/LearnAboutSenderIdentification ]

CAUTION: This email did not originate from within the City of Troy. Do not click links or open attachments unless
you recognize the sender and know the content is safe.

Dear Planning Commission,
Upon further consideration we had a few more thoughts regarding the development north of Square Lake and east of
Livernois, parcel Id 88-20-03-301-088. We are opposed to the developer wanting to rezone the RB1 to a PUD as
this location does not meet the nine points needed to qualify for a PUD. We are opposed to any 3 story structures
such as the ones on the southwest corner of Square Lake.

Here are a few more factual impacts this change would bring to our community for you to consider:
1. Are there storm water impacts that would be realized?
2. What about impacts on local school enrollment?
3. Can our fire and police departments provide adequate protection for the proposed development?
4. Is there adequate water and sewer infrastructure available to meet the new demand without compromising the
current residents in this vicinity?
5. Are there traffic implications to consider as this corner is the corridor to three Troy schools which currently
provide high volume traffic?

Again we respectfully request you consider the multiple impacts the rezoning of this site would have on your current
residents and their quality of life.

Sincerely,
Larry and Lynn Cronin
130 Telford Dr.
Troy, MI 48085

mailto:lynncro1@yahoo.com
mailto:planning@troymi.gov
mailto:larrycro@yahoo.com
mailto:kingwilly91@gmail.com
https://aka.ms/LearnAboutSenderIdentification


CAUTION: This email did not originate from within the City of Troy. Do not click links or
open attachments unless you recognize the sender and know the content is safe.

From: Walenda Green
To: Planning
Date: Thursday, December 21, 2023 2:18:15 PM

You don't often get email from greenwalenda@gmail.com. Learn why this is important

Development at Sq. Lake and Livernois on West side. 
I am opposed to 3 story Condo's. Homes or 2 story Condo's aren't bad.

Walenda Green

mailto:greenwalenda@gmail.com
mailto:planning@troymi.gov
https://aka.ms/LearnAboutSenderIdentification


CAUTION: This email did not originate from within the City of Troy. Do not click links or
open attachments unless you recognize the sender and know the content is safe.

From: Jay Welch
To: Planning
Subject: Development, Livernois and Square lake
Date: Thursday, December 7, 2023 9:04:28 PM

You don't often get email from jaysusr@gmail.com. Learn why this is important

Greetings, planners
I am emailing you tonight to express my opposition for the new development Being proposed
at the corner of Livernois and Square Lake Roads, by builder, Gary Abetheria. We do not need
any more multifamily housing in this area coupled with the fact that he is planning on tearing
down historic homes, and changing the face of Troy corners – the original Troy. If you have
any questions, you can contact me at 248-709-4285. Thanks, Jay Welch. 

Sent from mobile platform 
Please excuse and typos & brevity 

mailto:jaysusr@gmail.com
mailto:planning@troymi.gov
https://aka.ms/LearnAboutSenderIdentification


CAUTION: This email did not originate from within the City of Troy. Do not click links or
open attachments unless you recognize the sender and know the content is safe.

From: Jennifer Bruns
To: Planning
Subject: proposed development at Square Lake and Livernois
Date: Friday, December 8, 2023 10:07:07 AM

You don't often get email from jenkbruns@gmail.com. Learn why this is important

To Whom It May Concern:

I am writing to express my opposition to the proposed rezoning at the corner of Square Lake
and Livernois.  Please do not allow this developer to build high rise condos on that land.  I live
close to this intersection and I have concerns about how this will impact traffic and noise. 
Please leave this area for only the building of single family homes.

Thank you,

Jennifer Bruns
5964 Donaldson Dr
Troy

mailto:jenkbruns@gmail.com
mailto:planning@troymi.gov
https://aka.ms/LearnAboutSenderIdentification


CAUTION: This email did not originate from within the City of Troy. Do not click links or
open attachments unless you recognize the sender and know the content is safe.

From: Theresa Clancy
To: Planning
Subject: Save Troy Corners!
Date: Friday, December 8, 2023 11:04:36 AM

You don't often get email from signuptheresa@gmail.com. Learn why this is important

Hi,

As a 29+ year resident of Troy, I am usually in favor of most things the Planning Commission
approves. However, the proposed plan at Troy Corners is just wrong for the area. Too much
density in buildings that are much too tall for that area. I urge you to not approve this as
proposed!

Thank you, 
Theresa Clancy 

mailto:signuptheresa@gmail.com
mailto:planning@troymi.gov
https://aka.ms/LearnAboutSenderIdentification


From: C Cof
To: Planning
Subject: Troy Corners
Date: Friday, December 8, 2023 7:18:32 AM

[You don't often get email from colorcc.222@gmail.com. Learn why this is important at
https://aka.ms/LearnAboutSenderIdentification ]

CAUTION: This email did not originate from within the City of Troy. Do not click links or open attachments unless
you recognize the sender and know the content is safe.

Please stop building PUD properties!  Please save the character of our city!  Troy Corners should not be affected by
this type of building.

Thank you.  Cari Coffer
198 Aspinwall

mailto:colorcc.222@gmail.com
mailto:planning@troymi.gov
https://aka.ms/LearnAboutSenderIdentification


CAUTION: This email did not originate from within the City of Troy. Do not click links or
open attachments unless you recognize the sender and know the content is safe.

From: Lucas, Linda
To: Planning; Ethan Baker
Subject: 11/28 meeting
Date: Thursday, November 30, 2023 9:53:01 AM

Some people who received this message don't often get email from linda.lucas@tenneco.com. Learn why this is
important

Good Morning
I would like to put in my 2 cents about the building proposal that was spoken at the public meeting
on 11/28
I am a resident in Troy at 99 E Lovell.  You may think this doesn’t affect me since I am further north
of this area but it does. I feel like this building proposal does not “fit” our area.  It is a homey,
country like feel now and that is what brought us to the area 22 years ago. 
I think the homes are too closely mashed in according to the slides that were shown.  I also was
completely shocked about the “emergency entrance” that only ambulance and other emergency
traffic could go through on Square Lake Rd, it sounds like the residents would be trapped , only one
way in and one way out.   Very strange way of designing this.  Also It sounds like the level of traffic
will be ridiculous morning and night.   There is already a large jam up in traffic, you add 42 more
homes in the area multiply that by the average of 4 people per home that is an additional 168
people on the road at any given time.  I also didn’t like the builders suggestion of there could be a
fire at the rentals he has ( the 4 old houses on Livernois). That remark was ominous and sounds like a
threat of sorts. 
I also do not like the lack of green space.  I didn’t see ANY green on the slides. 
The builder suggested that these would be affordable, when asked how affordable with the ranch
homes he said approx. 650k.  That’s affordable? I don’t know of a soul who would be interested in an
area for 650k that has basically no backyard and trapped in a one way in one way out street.
Please reconsider any approval of this mess above, it doesn’t fit the area, and I would think that the
City of Troy should be conscious of the feelings of the citizens. I too was shocked of the Townhomes
built next to Peppy’s and in other areas of Troy. Honestly they are eyesores.  I cannot imagine how
the new building proposal would look.  Also consider that a lot of these homes will basically be in the
backyards of folks that have lived in this area for years. This is not fair.
 
Thank you
 
Sincerely
Linda Lucas
99 E Lovell
Troy MI 48085
Phone: 248-709-6978
 
CONFIDENTIALITY WARNING: 
This email may contain privileged or confidential information and is for the sole use of the intended
recipient(s). 
Any unauthorized use or disclosure of this communication is prohibited. If you believe that you have
received 

mailto:Linda.Lucas@tenneco.com
mailto:planning@troymi.gov
mailto:Ethan.Baker@troymi.gov
https://aka.ms/LearnAboutSenderIdentification
https://aka.ms/LearnAboutSenderIdentification


this email in error, please notify the sender immediately and delete it from your system.

https://disclaimer.tenneco.com/

For more information regarding our company, please visit www.tenneco.com 
© Copyright Tenneco Inc. and/or its affiliates. All rights reserved.
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From: Erin Thompson
To: Planning
Subject: Proposed development NE corner SQ Lake and Livernois
Date: Thursday, December 7, 2023 9:44:27 PM

[You don't often get email from emthompson29@gmail.com. Learn why this is important at
https://aka.ms/LearnAboutSenderIdentification ]

CAUTION: This email did not originate from within the City of Troy. Do not click links or open attachments unless
you recognize the sender and know the content is safe.

To whom it concerns

Please do not allow more obnoxious multi-story, multi-family homes to be built at this corner of Troy. This corner
has historical value. There are homes over 100 years old. It’s already overly congested. We don’t want this is our
community. Residents, current residents that appreciate the city, need to be valued and heard. Stop the over-
development of our city!

If you should need any further follow up, please reach out.

Erin Ciaciuch
Troy Resident

Sent from my iPhone

mailto:emthompson29@gmail.com
mailto:planning@troymi.gov
https://aka.ms/LearnAboutSenderIdentification


CAUTION: This email did not originate from within the City of Troy. Do not click links or
open attachments unless you recognize the sender and know the content is safe.

From: Brenda Seldon
To: Planning
Subject: Rezoning and development for Troy Corners
Date: Sunday, December 10, 2023 8:26:06 AM

You don't often get email from brendaseldon@gmail.com. Learn why this is important

Dear Planning Commission, 

Im writing to express my concerns as a resident and owner of property of 51 Aspinwall regarding the proposed rezoning
development east of livernois and North of square lake (also known as Troy Corners).  I attended the planning meeting on
November 28th and expressed my concerns regarding this proposal for this development however, thought I would reiterate
my concerns again in writing.

1) it will no doubt add more traffic on my street with people cutting through to avoid traffic backed up at the light.
2) cars cutting through and drive too fast on my street when cutting through
3) cars regularly turn on my street but backup in my driveway since I am the first house deciding that they need to turn around
4) I have noise concerns for additional traffic, additional neighbors and construction that would come with this development.
5) I have plumbing and sewer concerns.  Since I have lived here, I have had at least 3 sewage backups iny basement.  I
approached the city on one occasion with them telling me it is not a city issue .  I replaced all the plumbing in the floor of my
basement as a result.  I have a concern of the new plumbing and sewer load that this new development would cause and of the
city could even handle this development.  I know if I get another backup in my basement I will be pissed (pardon my
language) and I will look into taking action against the city.
6) in my eyes, this new development and the proposed structures are an eyesore.  They are not what I would like to see in my
direct neighborhood.  I brought here for the nice size lot, because there is openness behind me and I like the quiet and nature it
provides.  I like to see the deer in my backyard.  If this development goes through, it will take away from that and change the
look and feel of this neighborhood.
7) Who would buy these new homes on the new development anyway?  I feel they are overpriced and the setup of this
development is not conducive to the amount  of proposed units or structural integrity for this area.

I am confident that the planning commission will take all of my pain points and come to the right decision.

This development should not go through and instead of moving Troy forward, I feel it will put us in a position that you will
lose residents in this area for the very reason.

Thank you for your consideration and hearing my concerns.

Regards, Brenda Seldon 

mailto:brendaseldon@gmail.com
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CAUTION: This email did not originate from within the City of Troy. Do not click links or
open attachments unless you recognize the sender and know the content is safe.

From: Danielle Favret
To: Planning
Subject: Square Lake and Livernois development
Date: Thursday, December 21, 2023 10:51:45 AM

You don't often get email from daniellefav44@gmail.com. Learn why this is important

Hello Planning Commission,
My name is Danielle Favret and I have lived in Troy at 6390 Montclair Dr, Troy, MI 48085
for the last 27 years. I have seen a lot of change over the years and understand the desire for
growth and the appeal of living in Troy. I have so many good things to say about our city and
our community and our schools. I could go on at length about wonderful experiences we have
had in this community with such amazing people. 

I am writing to you today to voice my opinion regarding the proposed development for square
lake and Livernois. I am very opposed to this high density project. It does not fit in with our
current neighborhood structure of single residences and in my specific neighborhood primarily
ranch style homes. The intersection at square lake and Livernois is narrow and cannot handle
the increased traffic such a large development will bring. If you look at the condos that were
built on the south side of square lake and Livernois you can see a development that clearly
doesn't fit aesthetically. Please do not allow this to happen again. 

I appreciate the opportunity to share my opinion with you and am very hopeful that you will
listen to the Troy citizens who feel strongly about this and are doing the research to protect
and preserve the integrity of Troy as a residential community for the very long term view.
Thank you, Danielle Favret 

mailto:daniellefav44@gmail.com
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From: Danielle Vozel
To: Planning
Subject: Stop Rezoning of Troy Corners Development
Date: Sunday, December 17, 2023 8:46:07 AM

[You don't often get email from daniellevozel@yahoo.com. Learn why this is important at
https://aka.ms/LearnAboutSenderIdentification ]

CAUTION: This email did not originate from within the City of Troy. Do not click links or open attachments unless
you recognize the sender and know the content is safe.

Hello,

I am writing about my concern for the proposed new development at the northeast corner of square lake and
Livernois. I live on Hurst just a couple streets north of this area with my husband and our 2 young children. We
moved into this neighborhood last year because we fell in love with how quiet and welcoming this area is. This
development would drastically increase traffic and noise in this area. Especially with the elementary school just 1/2
a mile down the street on Livernois, this would cause more issues for quite a lot of people. Please consider helping
us keep our historical, warm, welcoming small neighborhood in the great city of Troy and do not approve this
rezoning.

Thank you,
Danielle Loiselle

mailto:daniellevozel@yahoo.com
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From: Jen Gillie
To: Planning
Subject: Stop Rezoning of Troy Corners Development
Date: Saturday, December 9, 2023 12:22:06 PM

[You don't often get email from jenniferrobingillie@gmail.com. Learn why this is important at
https://aka.ms/LearnAboutSenderIdentification ]

CAUTION: This email did not originate from within the City of Troy. Do not click links or open attachments unless
you recognize the sender and know the content is safe.

I am a resident on Booth Rd, just north of the Troy corners site. I am not ok with this being zoned for PUD. This
area needs to stay single family homes to maintained the integrity of our neighborhoods we love so much!

We recently moved from the Royal Oak area for the quiet neighborhood with a small town feel. We do not approve
or desire to have high rise buildings. This will add unnecessary congestion to our area and the need to do future
upgrades of our roads that we do not need today!

 Keep our small town feel, please do not approve this to be rezoned!

Jennifer Gillie

mailto:jenniferrobingillie@gmail.com
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CAUTION: This email did not originate from within the City of Troy. Do not click links or
open attachments unless you recognize the sender and know the content is safe.

From: Ryan Loiselle
To: Planning
Subject: Stop Rezoning of Troy Corners Development
Date: Sunday, December 17, 2023 8:51:09 AM

You don't often get email from ryan.loiselle1@gmail.com. Learn why this is important

Hello,

I am writing about my concern for the proposed new development at the
northeast corner of square lake and Livernois. I live on Hurst just a couple
streets north of this area with my wife and our 2 young children. We
moved into this neighborhood last year because we fell in love with how
quiet and welcoming this area is. This development would drastically
increase traffic and noise in this area. Especially with the elementary
school just 1/2 a mile down the street on Livernois, this would cause more
issues for quite a lot of people. Please consider helping us keep our
historical, warm, welcoming small neighborhood in the great city of Troy
and do not approve this rezoning.

Thank you,

Ryan Loiselle

mailto:ryan.loiselle1@gmail.com
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From: Stephanie Heidt
To: Planning
Subject: Troy Corners Rezoning
Date: Saturday, December 16, 2023 7:53:37 AM

[You don't often get email from steph_klo@hotmail.com. Learn why this is important at
https://aka.ms/LearnAboutSenderIdentification ]

CAUTION: This email did not originate from within the City of Troy. Do not click links or open attachments unless
you recognize the sender and know the content is safe.

Dear Committee,

I kindly request that you deny to PUD request at Troy Corners as a resident of the neighborhood.

The planning is the single family homes is one thing but the condos is another. Our neighborhood is known for
having large lots and space, it’s one of the things that attracted us to the area and we would like to keep this
precedence for our neighborhood.

Square Lake and Livernois are not set up to absorb any more traffic than they already have. If a PUD was to go in
the streets, would need to be widen to help with the traffic flow. Traffic already backs up at the lights and it has
become a very busy intersection. I also fear this will cause even more traffic on the neighborhood side streets and
cars already use the neighborhood as a cut through going 50+ mph endangering our children please don’t add to
that.

Please vote not to the rezoning.

Sincerely,
Stephanie Heidt

mailto:steph_klo@hotmail.com
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CAUTION: This email did not originate from within the City of Troy. Do not click links or
open attachments unless you recognize the sender and know the content is safe.

From: Jeff W
To: Planning; Ethan Baker
Subject: Troy Corners NO PUD Rezone
Date: Monday, April 15, 2024 10:01:03 AM

Dear Planning Commission,
 

I wanted to follow up on the many topics and comments
made during last Tuesday night’s Planning Commission
meeting on April 9th, 2024. I believe the meeting started
off very productively. The Neighborhood Node review for
the Troy Corners location was a bit hard to follow and
understand. I am concerned that this changed to
attached residential.  Which might make it denser.  I did
like that multiple commissioners made mention how
unique, quiet, and special our node is, especially the
Northeast corner. We were very encouraged that we
were all on the same page.
 

When it came to addressing the PUD, that’s when things
got very confusing. The entire community was back (in
person or with representation) to address another re-
application for a PUD, when there were only (2) units
removed from the last meeting. This is a lot of time and
effort spent on another meeting when there was almost
zero change from the last application.
 

Our team of representatives spoke about the only two
options that have ever been presented. Option #1 is the
PUD or Option #2 By-Right development. We have had
many HOA meetings with the developer, and he has only
given us (2) options. He has made it crystal clear that we

mailto:kingwilly91@gmail.com
mailto:planning@troymi.gov
mailto:Ethan.Baker@troymi.gov


need to support the PUD, or he will put up 3 story
condos. He also leverages that he will attach our Telford
Ridge subdivision to Square Lake Rd or at the very least
attach it to his new development. That is upsetting for
everyone who lives in Telford Ridge. He said he would
do this just because he could unless we support his
PUD. He is leveraging properties he has not closed on.
These are the two properties to the east of Plan A.  We
accept that these are likely to be developed; this is what
makes us so focused on traffic.  If you approve PUD
now, there becomes an argument for more changeover
into denser construction.
 

The decision from Previous Planning Commissioners
approving the 3 story condos, is pushing the support of
the PUD to get past the 3-story approval.  This is very
upsetting.  On top of that, there have been 3
questionable extensions. Why would extensions be given
if the 3 story condos are not even an option and highly
disliked by the Planning Commission.
 

As a community, we DO NOT like the 3 story condos.
BUT we have weighed the pros and cons of Option A
and Option B. We found that R-1B is what the vast
majority of all the surrounding neighbors are open to
supporting vs the mass of condos in the center of the
PUD. We have over 90%+ of all Telford Ridge residents
supporting NO PUD. We have a petition with over 92
neighbors that are within 1000 linear feet from this
development that are NO PUD.
 

The developer was in good faith given the extensions



over and over. But the developer is using the extensions
as a means to leverage and frighten everyone involved.
We are all on the same team, all stakeholders that care
for the interest of Troy as a whole.  The developer is
dividing us by the choices we must make due to only
having two choices to choose from.
 

Gary has full control to not build 3 story condos. It is not
up to the residents to negotiate a solution that was set in
motion by a previous planning commission and now a
continuation of extensions.  
 

As was mentioned previously, everyone has to give a
little to get a little and no one is fully going to like what
they end up with.
 

We DO NOT support a PUD above everything else.
 

Regards,
Jeff Williams
HOA President
Telford Ridge Subdivision
159 Telford Dr
248 670 2020
 



CAUTION: This email did not originate from within the City of Troy. Do not click links or
open attachments unless you recognize the sender and know the content is safe.

From: Fred Eckhout
To: Planning
Subject: Troy Development Concerns
Date: Monday, March 11, 2024 3:30:48 PM

You don't often get email from feckhout@gmail.com. Learn why this is important

Commissioners:

I am writing to express my concern about excessive development in Troy. Every little parcel
of land, every small stand of woods, every green space (outside of the Civic Center) is being
replaced by a building. Troy will soon look like Birmingham--a city with no undeveloped land
and a very unfavorable circumstance.

Over my forty years of residing in Troy, I have watched corn fields turn into subdivisions,
roads change from small two-lane pathways to four-lane boulevards, and wooded corners
evolve into small shopping centers. It seems like enough has been done. Overdevelopment is
now characterized by a lack of architectural cohesion to the detriment of aesthetics. Many
instances can be cited but a couple stand out: small tear downs being replaced by stand-alone
big-foots and a 7-11 totally mismatched with the neighboring apartments (Wattles and Crooks;
the kiddie corner apartment proposal should be rejected and the much ballyhooed housing
shortage addressed through vacant office space conversion).

Great care should be taken with developing the vacant KMart site. It doesn't matter how long
it takes to get the concept right. Somerset Mall was well-done and has stood the test of time;
Somerset Apartments, not so much. Aesthetics, green space, and continued professional
property management will go a long way to making the property a lasting treasure.

Thank you for your service and attention to these matters.

Fred Eckhout
Troy Resident
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CAUTION: This email did not originate from within the City of Troy. Do not click links or
open attachments unless you recognize the sender and know the content is safe.

From: Dr Claudia
To: Planning
Subject: Master Plan concerning the Wattles/Crooks neighborhood node
Date: Sunday, March 10, 2024 4:21:56 PM

You don't often get email from drdaude@mindspring.com. Learn why this is important

To Whom It May Concern,

 

I understand you will be discussing the master plan regarding the Wattles and Crooks
neighborhood node.  I am aware that the same developer from a couple years ago
will propose a new, yet very similar complex in that area.  I wish to voice our
opposition to this and our support of changing this neighborhood node.  

Quite frankly, if this new proposal is even allowed before the commission, we find it a
slap in the face to the HUNDREDS of neighbors who showed up in opposition the last
time this was brought before you.  Hundreds of hours, dedicated volunteers, emails
rallying neighbors, money spent....this was all done to show Troy what is important to
us and what we are willing to fight against.  We do not need multiplexes of singe
family apartments that will congest the area and increase the population at our
schools.  Our son's class now sits at 27 students, too many students for one teacher
to adequately educate. Continuing to allow these complexes to be built will overcrowd
and have an affect on the current fabulous reputation of the Troy School District. 

 

Please show the residents of Troy, specifically in the area of Wattles and Crooks, that
you not only appreciated and heard our concerns but that you will act accordingly for
our future. 

Thank you,

Scott and Claudia Leman

1075 Fountain Dr

Troy, MI 48098  

mailto:drdaude@mindspring.com
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From: Nannette Gearhart
To: Planning; Nannette Gearhart
Subject: Troy
Date: Tuesday, March 12, 2024 6:20:39 PM

[You don't often get email from nannettegearhart@gmail.com. Learn why this is important at
https://aka.ms/LearnAboutSenderIdentification ]

CAUTION: This email did not originate from within the City of Troy. Do not click links or open attachments unless
you recognize the sender and know the content is safe.

I’m in total agreement with the last 2 articles in the Troy Times!!! I support approving single family homes over
rezoning for multi family buildings especially in areas that are not appropriate such as the Square Lake and
Livernois “Hastings Village” proposal and the 400 Ottawa proposal. We don’t need any additional developers
disrespecting or disrupting our current neighborhoods in Troy!!! Please leave our wildlife ie deer and wild turkeys
alone!!!

Thank you, Nannette Gearhart 6197 Livernois Road, Troy

Sent from my iPhone

mailto:nannettegearhart@gmail.com
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From: Karen Shaw
To: Planning
Cc: treasurer@woodlandsoftroy.com; mlipinski@advtechnologies.com
Subject: Wattles & Crooks Node Deveopment
Date: Sunday, March 10, 2024 1:06:30 PM

[You don't often get email from kshawmi@comcast.net. Learn why this is important at
https://aka.ms/LearnAboutSenderIdentification ]

CAUTION: This email did not originate from within the City of Troy. Do not click links or open attachments unless
you recognize the sender and know the content is safe.

I am writing to you as a concerned citizen living in the Woodlands Sub-division.  Once again the residents of the
area must band together to fight the over-development of our main intersection, Wattles & Crooks.  Two to three
years ago we fought to prevent a multi-dwelling housing project just north of Wattles on the west side of Crooks
proposed by the same developer.  Lengthy research was submitted by several residents that convinced the
commission that this was not a good thing for those living in the immediate area. After months of fighting, the
residents won their case and the development was denied.

Nothing has changed so For all of the same reasons that existed then, the addition of either a daycare center or an
apartment complex is NOT wanted now.  Why do you continue to entertain plans such as this for that corner?  Take
a look at the previous case and you have all the reasons this development should not take place.  And, by the way,
why hasn’t the zoning for this node been updated to reflect what the area citizens want?

I, for one, voted for the mayor & city council members because their campaign platforms supported a change to the
Master Plan concerning the nodes.  Nothing has been done to change our node since those elections.  These officials
do not seem to be listening to the residents adjacent to the Wattles and Crooks node. I think it’s about time they did.
I am VERY UNHAPPY with the performance of my city’s officials at this time.

Karen Shaw
4040 Glencastle Dr.
Troy, MI 48098
Sent from my iPad
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CAUTION: This email did not originate from within the City of Troy. Do not click links or
open attachments unless you recognize the sender and know the content is safe.

From: Chuck Shepherd
To: Planning
Subject: Comment for PUD at Livernois and Square Lake
Date: Monday, April 8, 2024 8:42:08 PM

You don't often get email from jcs621@gmail.com. Learn why this is important

Hello Planning Commission,

I am writing today in support of the PUD at Livernois and Long Lake. I will start by saying I
regularly drive through this intersection multiple times per week on my way to and from work
and have been doing so for the last 8 years. I genuinely do not understand the comments
relating to traffic. No matter what time I drive through, rush hour or not, I never wait more
than 1 light cycle and I never have. Given all the development in the surrounding areas, I don't
see how 32 more units will increase traffic markedly when it hasn't changed in the previous 8
years.

I support this project because it includes the types of housing both that residents are asking for
(ranches) and that will be affordable compared to the $600k+ houses you see elsewhere in the
city. This commission has several times discussed affordability, but when types of housing
that are affordable are proposed and discussed there are many trifling objections that are rarely
if ever made in discussions about purely single family development.

Lastly, I am disappointed there was no discussion about the benefit to local businesses. There
are quite a few in the NW plaza and a couple others nearby. Having customers within walking
distance is always good for our local businesses. 

Please support the community and local businesses by approving this project.

Thanks,
Chuck Shepherd
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From: J M 
To: Planning 
Cc: Ethan Baker; Jeff W. 
Subject: Opposition to the PUD proposal at Square Lake and Livernois 
Date: Saturday, May 25, 2024 10:55:04 AM 
 
Dear Troy Planning Commission, 
 
Thank you for your service. I know it is not easy serve on a committee such as yours 
weighing what is best for Troy AND the immediate surrounding areas in each proposal. 
As I have written previously, my wife Terri and I have been residents of Troy since 
1987. We currently live in the Telford Ridge subdivision in the Troy Corners area, 
having moved here in 1999. We picked it for its quiet residential feel with a bit of small 
town mixed in. Most all of our neighbors in Telford Ridge and the surrounding areas feel 
much the same way. I know this because I have gone door to door speaking directly with 
many of them regarding the proposed development north of Square Lake Rd and east of 
Livernois, Parcel Id’s 
88-20-03-351-004 
88-20-03-301-023 
88-20-03-301-024 
88-20-03-301-025 
88-20-03-301-088 
I believe this is currently being called ‘The Village of Hastings’ scheduled to be 
discussed in the Planning Commission meeting on May 28, 2024. 
As a Troy Corners area resident, I am strongly OPPOSED to the developer wanting to 
rezone these R1B areas to any other type of zoning such as a PUD. Additionally, I am 
OPPOSED to any 3 story structures, such as the ones near the southwest corner of 
Square Lake Rd, the Tisbury Square Townhouses, or any multi-unit structures of any 
kind on parcels currently zoned as R1B. As I indicated, I have spoken to many of the 
Troy Corners area residents, I can say the overwhelming majority of those I have talked 
to also OPPOSE this proposal. 
Changing the zoning for these currently zoned R1B areas will forever negatively affect 
the area’s historical significance by inserting an overly dense condominium development 
that does not fit with the surrounding R1B zoned neighborhoods. Moreover, it will 
present unwanted potential utility, drainage, traffic and safety concerns along with 
significantly negatively impacting residents and wildlife in the area. 
If there is to be any development on these parcels, I would support a residential 
development of single (NOT attached) individual residential homes only, consistent with 
the current R1B zoning such as those in the Telford Ridge subdivision. However, I am 
strongly OPPOSED to any such development connecting to the Telford Ridge streets in 
any way. 
At the last Planning Commission meeting the commission seemed to be a ‘leaning’ 
toward approving the PUD proposal as a preference to the so-called ‘by rights’ proposal. 



It seemed as though this was to avoid a previous Planning Commission mistake where 3 
story condos were approved on the single parcel behind John’s Market. Why recommend 
this PUD proposal that so many are against in order to avoid a previous mistake? It 
would seem the more prudent and forthright approach would be to work with the 
developer on the original ‘by rights’ proposal to make it more acceptable. This PUD 
proposal would be an even bigger mistake by affecting many more residents in the area. 
As you know, many Troy Corners area residents have publicly spoken out against this 
PUD. Unfortunately, I will not have the opportunity to publicly voice my opposition to 
this proposal on May 28. Please consider this letter to be my strong OPPOSITION to this 
PUD. 
In all the previous meetings regarding this PUD proposal, and I suspect on May 28, you 
will have heard MANY of those local residents affected by this PUD proposal voice and 
write their objections to it. Thank you for hearing us. The question is; have you 
really LISTENED? 
Once again, thank you for your service and for taking the time to read through my 
concerns. 
 
Sincerely, 
 
John Malott 
72 Telford Court 
Troy, MI 48085 
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