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DATE:  April 11, 2005 
 
 
TO: John Szerlag, City Manager 
 
FROM: Brian Murphy, Assistant City Manager/Services 

Douglas J. Smith, Real Estate and Development Director 
Steve Vandette, City Engineer 
Mark F. Miller, Planning Director 

 
SUBJECT: AGENDA ITEM – PRELIMINARY SITE CONDOMINIUM REVIEW – 

Oak Forest South Site Condominium, east side of Willow Grove, 
south of Square Lake Road, Section 11 – R-1C. 

 
RECOMMENDATION 
 
At the March 8, 2005 Regular Meeting, the Planning Commission recommended 
approval of the Oak Forest South Site Condominium, with the following 
conditions:  

 
1. Submission of the landscaping information required by the Landscape 

Analyst in the Planning Department report dated March 3, 2005 (prior 
to Final Approval). 

 
2. The applicant must receive appropriate permits from the MDEQ prior to 

dredging, filling, or completing any other improvements within a State-
regulated wetland. 

 
3. The applicant must receive appropriate permits from the Oakland 

County Drain Commissioner and the City of Troy prior to completing 
any improvements to the Fetterly Drain. 

 
The petitioner can submit landscape information prior to Final Approval.  MDEQ 
permits and permits related to the Fetterly Drain are required prior to Final 
Approval.  City Management concurs with the Planning Commission 
recommendation and recommends approval of the Oak Forest South Site 
Condominium. 
 
 
GENERAL INFORMATION 
 
Name of Owner / Applicant: 
The owner and applicant is Dale Garrett of Ladd’s Inc. 
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Location of subject property: 
The property is located on the east side of Willow Grove, south of Square Lake 
Road, in Section 11. 
 
Size of subject parcel: 
The parcel is approximately 10.03 acres in area. 
 
Description of proposed development: 
The applicant is proposing a 23-unit site condominium.  The applicant proposes a 
layout with a future road stubbing at the northern property line.  This layout is 
consistent with the City ‘s policy of inter-connection whenever feasible. 
 
The City received a Petition for Temporary Street Barricade signed by 211 
residents of the Golf Trail Subdivision (see attached).  The petition requests the 
City place a temporary diagonal (NW to SE) street barricade at Trevino and 
Willow Grove.  The petition requests that the barricade be removed when Oak 
Forest and Oak Forest South developments are inter-connected by planned stub 
roads and Willow Grove is black topped.  See attached memorandum for City 
Management’s response to the petition. 
 
Current use of subject property: 
The property is presently vacant. 
  
Current use of adjacent parcels: 
North: Single family residential. 
 
South: Jaycee Park (City of Troy). 
 
East: Single family residential. 
 
West: Single family residential. 
 
Current zoning classification: 
The property is currently zoned R-1C One Family Residential. 
 
Zoning classification of adjacent parcels: 
North: R-1C One Family Residential. 
 
South: E-P Environmental Protection.  
 
East: R-1C One Family Residential. 
 
West: R-1C One Family Residential. 
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Future Land Use Designation: 
 
The property is designated on the Future Land Use Plan as Low Density 
Residential and Open Space. 
 
 
ANALYSIS 
 
Compliance with area and bulk requirements of the R-1C One Family Residential 
District: 
 
Lot Area:  Minimum lot area in the R-1C district is 10,500 square feet.  However, 
the applicant is utilizing the Lot Averaging Option, which permits a 10 percent 
reduction in lot area to 9,450 square feet with lot sizes averaging 10,500 square 
feet.   
 
Lot Width:  The minimum required lot width is 85 feet.  The applicant has utilized 
the lot averaging option, which permits a 10 percent reduction in lot widths, to 
76.5 feet.  
 
Height:  2 stories or 25 feet. 
 
Setbacks: Front:  30 feet. 
 Side (least one):  10 feet. 
 Side (total two):  20 feet.  
 Rear:  40 feet. 
 
Minimum Floor Area:  1,200 square feet. 
 
Maximum Lot Coverage:  30%. 
 
The applicant meets the area and bulk requirements of the R-1C One Family 
Residential District. 
 
Off-street parking and loading requirements:  
The applicant will be required to provide 2 off-street parking spaces per unit. 
 
Environmental provisions, including Tree Preservation Plan: 
A Tree Preservation Plan was submitted as part of the application. 
 
Stormwater detention: 
The applicant is proposing two storm water detention basins.  One will serve the 
9 units on the east side of the drain, one will serve the 14 units on the west side 
of the drain. 
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Natural features and floodplains: 
The Natural Features Map indicates there are wetlands, woodlands and a drain 
on the property.  The applicant has provided a Preliminary Environmental Impact 
Statement.  The applicant has provided a Wetland Determination Report 
prepared by Holloway Environmental Planning, Inc., dated December 8, 2004.  
The applicant has provided a Wetlands Assessment Report prepared by the 
MDEQ on December 28, 2001.  The report indicates that there are a number of 
wetlands regulated under Part 303 of PA 451 of 1994, however the findings are 
not binding after October 17, 2004.  Any construction activity such as dredging, 
filling, or draining within a regulated wetland will require a permit from the MDEQ 
prior to the activity commencing.   
 
Subdivision Control Ordinance, Article IV Design Standards  
 

Blocks: The applicant proposes an approximately 1,100-foot road that 
ends in a cul-de-sac.  A stub road is proposed to the north east of unit 18.   
 
Lots: All units meet the minimum area and bulk requirements of the 
Zoning Ordinance. 
 
Streets: The paved portion of the street will be 28 feet wide, located within 
a 60-foot wide public right-of-way. 

 
Sidewalks: The applicant is proposing an 8-foot wide sidewalk along John 
R and Square Lake Roads.  The applicant also proposes a 5-foot wide 
sidewalk on both sides of the proposed interior roads.   

 
Utilities: The applicant is proposing to extend the sanitary sewer line under 
the drain to units 9 through 17. 

 
 
Attachments: 

1. Maps. 
2. Preliminary Environmental Impact Statement. 
3. Petition for Temporary Street Barricade. 
4. Memorandum - Oak Forest South Traffic Concerns and Request to 

Close Trevino at Willow Grove Using Temporary Barricades. 
5. Public comment. 

 
 
cc: Applicant 
 File/Oak Forest South Site Condominium 
 
Prepared by RBS/MFM 
 
G:\SUBDIVISIONS & SITE CONDOS\Oak Forest South Site Condominium Sec 11\Prelim CC Approval Oak Forest South 
Site Condo 04 18 05.doc 
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April 13, 2005 
 
 
 
TO:  John Szerlag, City Manager 
 
 
FROM: Brian Murphy, Assistant City Manager / Services 
  Steve Vandette, City Engineer 
  Charles Craft, Police Chief 
  William Nelson, Fire Chief 
  John Abraham, Deputy City Engineer/Traffic Engineer 
 
 
SUBJECT: Oak Forest South Traffic Concerns and Request to Close Trevino 

at Willow Grove Using Temporary Barricades.  
 
 

This is in response to some traffic concerns raised by the residents of the Golf 
Trail Subdivision regarding the new Oak Forest South development proposed 
near the south end of Willow Grove.  We have also received a petition from the 
homeowners in Golf Trail Subdivision requesting to close Trevino at Willow 
Grove by temporary barricades arranged in a diagonal fashion as shown in the 
diagram below.  The request is that the temporary barricades stay until Willow 
Grove is paved and the proposed Oak Forest and Oak Forest South 
developments have interconnection. 
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The proposed Oak Forest South site condominium is a small residential 
development that will have 23 units on the proposed Brookwood Street.  Per the 
Institute of Transportation Engineers’ Trip Generation Manual, 23 homes may 
generate around 220 vehicle trips in a day.  The Golf Trail homeowners are 
concerned that all of the 220 trips will “cut-through” streets in their subdivision to 
access major roads, since Willow Grove is unpaved.  The homeowners also feel 
that if the developer can pave Willow Grove to Square Lake, majority of the traffic 
from the development may use Willow Grove rather than the existing subdivision 
streets.  Therefore, they request that Trevino be closed off temporarily. 
 

a. In estimating the 220 trips from the new development the manual includes 
trips by school buses, police patrol, mail service, snow plows, garbage 
pick-up and other utilities, who may already be using and serving the Golf 
Trail subdivision streets.  The estimated peak hour traffic is around 18 
trips in the morning and around 22 in afternoon peak hour from the new 
development; the remaining trips are spread over the rest of the day.  
Further, regarding construction traffic, it has been City policy to restrict the 
use of existing residential streets by heavy construction vehicles. 

b. The Golf Trail homeowners consider all traffic from the new development 
to be "cut-through" traffic.  In general, the definition of "cut-through" traffic 
is: vehicles that traverse residential streets to get from one Major Street to 
another Major Street to avoid delays due to traffic congestion.  Traffic 
within a residential mile section is still considered "neighborhood traffic", 
and does not fit the most popular definitions of “cut-through” traffic.   

c. Traffic volumes on Golf Trail streets range between 600 and 1600 trips in 
a day. Traffic volumes on Troy residential streets range between 300 and 
5000 trips in a day.  The Troy Police Department and City staff take their 
role in addressing traffic concerns very seriously, yet the ultimate burden 
of children’s safety rests on the motorists and parents in the City of Troy. 
Thankfully in Troy, largely due to diligent parents & drivers, and effective 
enforcement of traffic laws, we do not see many pedestrian related 
crashes. An analysis of all crashes reported in 2003 indicates that out of 
the total 3196 crashes reported, 6 were pedestrian related. Out of which 
only one crash occurred on a residential street, and involved a parent 
backing from their driveway striking their own child. This is not to discount 
the concerns of the parents in the Golf Trail subdivision, but as information 
that even though we have residential streets with traffic much higher than 
the streets in question, traffic crashes involving pedestrians are very few. 

d. Ordinances and the development standards do not require the developer 
to pave an existing street all the way to a major road. Normal process for 
paving the street is the Special Assessment District, where residents on 
the street petition and pay for the paving of the street.  It should be noted 
that whenever the street is paved, related utility work would also have to 
be completed such as sewers.  The developer is required to pave their 
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portion of the existing street frontage, which is currently shown on the 
development plans.  As information, paving Willow Grove with 9 inch 
asphalt would cost approximately $300,000 (inclusive of engineering 
design, inspection, paving, drainage work and exclusive of sanitary and 
storm sewers) 

e. It is the Fire Department’s position that any kind of closure of Trevino at 
Willow Grove will affect their response times when attending to 
emergencies.  The closure would result in a single access to homes on 
Willow Grove, in other words, create a half-mile long dead end street.  
Presently, fire apparatus responding to homes on Trevino have access 
from Willow Grove.  Any blockage on the street would result in slower 
response times of emergency vehicles to gain access to anything past the 
blockage.  The closure would also result in single access to the homes on 
Trevino east of Casper.  Once again, any blockage on the existing access 
points would result in the inability to reach the houses east of the 
blockage.  The Police and EMS also share similar concerns on the 
potential for delayed response in case of emergencies. 

f. The petition proposes to close Trevino off at Willow Grove using 
temporary barricades.  It was suggested that they could be movable, by 
the petitioner, to address some of the Fire Department concerns.  From 
our experience, if the temporary barricades are movable, they will more 
likely be moved often than necessary for emergency services.  This poses 
a concern with maintenance of the closure.  Therefore if the purpose of 
the closure is to prevent traffic from entering/exiting Trevino, the 
barricades have to be somewhat semi-permanent. 

g. Even though a temporary barricade is proposed, during winter months, 
snow will have to be plowed to the barricade on both Trevino and Willow 
Grove creating large snow accumulation that may make the street 
impassable at the barricade.  This would have the effect of a permanent 
closure at the end of these streets, heightening the emergency access 
concerns. 

h. Placing a barricade at Trevino may adversely affect all of the 'services' 
mentioned earlier, such as, school buses, garbage pick-up and other 
utilities, police patrol, snow plowing, mail service and others. 

i. Our Police Department and City staff have worked with the Golf Trail 
Subdivision on many occasions in the past to enhance residential area 
traffic safety and will continue to do so. 

For the above reasons, City staff recommend that the temporary barricade not be 
placed at the end of Trevino at Willow Grove.  It should also be noted that, all 
streets in question in the Golf Trail subdivision and Willow Grove are public 
streets, maintained by public funds, for public use. 
 
JKA  
G:\Council Reports & Communications\Oak Forest South.doc 






















































