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June 13, 2005 
 
 
TO: John Szerlag, City Manager 
 
FROM: Douglas J. Smith, Real Estate & Development Director 

Steven J. Vandette, City Engineer 
Mark F. Miller, Planning Director 

 
SUBJECT: AGENDA ITEM – PRELIMINARY SITE CONDOMINIUM REVIEW – 

Hidden Parc Site Condominium, north of Welling, west of John R, 
section 14 – R-1C 

. 
 
RECOMMENDATION 
 
At the May 10, 2005 Regular Meeting, the Planning Commission approved the 
following resolution:  

 
Resolution # PC-2005-05-081 
Moved by: Drake-Batts 
Seconded by: Littman 
 
RESOLVED, That the Planning Commission recommends to City Council, 
that the Preliminary Site Plan (Section 34.30.00 Unplatted One-Family 
Residential Development), as requested for Hidden Parc Site Condominium, 
including 35 units, located north of Welling on the west side of John R, 
Section 14, within the R-1C zoning district be granted, for the alternate plan 
which shows the cul-de-sac at Rosewood Court and a cul-de-sac at 
Honey Locust Drive.   
 
Yes: Drake-Batts, Littman, Schultz, Strat, Wright 
No: Khan 
Absent: Chamberlain, Vleck, Waller 
 
MOTION CARRIED 

 
City Management recommends approval of the applicant’s submitted layout, with 
interconnection and access to John R Road to the east (Hazelnut Lane), Welling 
to the south and a stub street to the north. 
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SUBMITTED (INTERCONNECTION) LAYOUT VS ALTERNATE (CUL-DE-SAC) 
LAYOUT 
 
City Management continues to support the City policy of neighborhood 
interconnection. 
 
City Management does not support the alternate version that was recommended 
for approval by the Planning Commission.  This alternate layout was originally 
submitted at the request of City Management, as is required for all single family 
residential developments.  This alternate version has both Rosewood Court and 
Honey Locust terminating in cul-de-sacs.   
 
The City of Troy Subdivision Ordinance requires that the maximum length of a 
cul-de-sac shall generally not exceed 500 feet.  For the alternate version, the 
length of the Rosewood Court cul-de-sac measured from Whitesell would be 
approximately 1,250 feet.  However the distance from the Rosewood cul-de-sac 
to a major thoroughfare would be approximately 5,600 feet to John R Road and 
4,100 feet to Long Lake Road.  This distance would significantly impact the 
length of time it would take police, fire or ambulance vehicles to respond to an 
emergency.  Honey Locust Drive would also terminate in a cul-de-sac at its 
southern terminus.  The length of this cul-de-sac would be approximately 1,100 
feet.   
 
The difference between the submitted layout and the alternate layout includes 
vehicular connection between Welling Drive and John R Road.  The distance 
from John R Road to the end of the Rosewood Court cul-de-sac under the 
submitted version is approximately 1,600 feet.  This is significantly closer to a 
major thoroughfare than the alternate version recommended for approval by the 
Planning Commission.  The submitted version would help to reduce traffic on 
Hamman, one of the City’s busiest residential streets, and would improve overall 
traffic management in this quarter section. 
 
If City Council approves the alternate layout with the cul-de-sacs on Rosewood 
and Honey Locust, it is recommended that the applicant provide Emergency 
Vehicle Access (EVA).  These EVA’s would be located between John R Road to 
Rosewood Court and between Luisa Drive and Honey Locust.  The EVA’s would 
be designed to City standards.  It should be noted that the submitted version and 
the alternate version both yield 35 units.  However, the applicant is required to 
design the development with the EVA’s and submit plans for review.  It is 
possible the unit count will be affected by the inclusion of the two EVA’s.     
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GENERAL INFORMATION 
 
Name of Owner / Applicant: 
The owner and applicant is Franco Mancini of Milano Development Co. Inc. 
 
Location of subject property: 
The property is located north of Welling, west of John R, in section 14. 
 
Size of subject parcel: 
The parcel is approximately 13.3 acres in area.   
 
Description of proposed development: 
The applicant is proposing a 35-unit site condominium, with access to both John 
R and Welling Drive.   
 
Current use of subject property: 
Six (6) single-family homes presently sit on the property.  The applicant proposes 
to remove 5 of the homes and retain one home (unit 26). 
 
Current use of adjacent parcels: 
North: Beer Barrel Party Store.   
South: Single family residential.  
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: R-1C One Family Residential. 
East: R-1C One Family Residential.  
West: R-1C One Family Residential. 
 
Future Land Use Designation: 
The property is designated on the Future Land Use Plan as Low Density 
Residential. 
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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.   
 
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:  Maximum permitted height is 2 stories or 25 feet. 
 
Setbacks: Front:  30 feet required.  30 feet provided. 
  Side (least one):  10 feet.  10 feet provided. 
  Side (total two):  20 feet.  20 feet provided.  
  Rear:  40 feet.  40 feet provided. 
 
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: 
The applicant has submitted a Tree Preservation Plan. 
 
A wetland determination was prepared for the site by S & R Environmental 
Consulting on December 20, 2004.  The report concludes that there are no 
regulated wetlands on the property. 
 
Stormwater detention: 
The applicant proposes to provide two storm water detention basins on the 
property, one on the east side adjacent to John R and one on the east side of 
Honey Locust. 
 
Natural features and floodplains: 
The Natural Features Map indicates there are woodlands located on the 
property.  
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Subdivision Control Ordinance, Article IV Design Standards  
 

Lots: All units meet the minimum area and bulk requirements of the 
Zoning Ordinance. 
 
Streets: The proposed development has direct vehicular access to John R 
and Welling.  The preferred layout reduces curb cuts on John R.  The 
number of curb cuts would be reduced from six curb cuts to one curb cut 
(unit 22) and one street entrance.  
  
Sidewalks: The applicant is proposing to construct an 8-foot wide sidewalk 
on the west side of John R.  The applicant is also proposing to construct a 
5-foot wide sidewalk on both sides of all interior streets.   
 
Utilities: The parcel is served by public water and sewer. 

 
 
Attachments: 
1. Interconnection Memo, dated June 13, 2005. 
2. Maps. 
3. Wetland report prepared by S & R Environmental Consulting dated December 

20, 2004. 
4. Minutes from May 10, 2005 Planning Commission Regular Meeting. 
5. Letters in opposition of development. 
 
Prepared by RBS/MFM 
 
cc: Applicant 
 File/Hidden Parc Site Condominium 
 
 
G:\SUBDIVISIONS & SITE CONDOS\Hidden Parc Site Condo Sec 14\CC Preliminary Approval Hidden Parc Site Condo 
06 20 05.doc 
 
 



 
June 13, 2005 
 
 
TO:  John Szerlag, City Manager 
 
 
FROM: Brian Murphy, Assistant City Manager / Services 
  Charles Craft, Police Chief 
  William Nelson, Fire Chief 
  Steve Vandette, City Engineer 
  Doug Smith, Real Estate and Development Director 
  Mark Miller, Planning Director 
  John Abraham, Deputy City Engineer/Traffic Engineer 
 
SUBJECT: Hidden Parc Site Condominium -  Interconnection Pros and Cons 

 
City staff was requested to provide the impact of the alternative layouts proposed 
for the Hidden Parc Site Condominium development.   
 
City management recommends a layout that connects the south and north 
sections of the proposed development, consistent with the policy of 
interconnecting neighborhoods.  Following are some pros and cons of this 
configuration: 
 

a. Interconnected streets is the preferred alternative for good emergency 
vehicle access.  Though EVAs provide reasonable access, there could be 
volunteer fire fighters, EMS drivers, police officers and other emergency 
respondents who may be delayed in their response times.  The EVA's 
also require that responding personnel know their location and factor the 
EVA into their response plan.  EVA's are intended to provide emergency 
access where it is difficult to provide otherwise.  These EVA's may be 
become cut-throughs themselves unless we put some type of gate / 
barrier to positively restrict access.  This will of course increase the 
complexity for the emergency responders. 

b. This configuration will bring the old and new portions of the neighborhood 
together and enhance a sense of community to both portions. 

c. This layout provides another access to John R from Long Lake Village.  
This will provide relief to Hamman Street, since a portion of the traffic will 
now use this John R access.  Other streets that may experience lower 
traffic with this configuration are Calvert and Chapel.  Hamman is one of 
our most heavily traveled residential streets in the City due to the fact that 
it provides the only access to John R Road for all Long Lake Village traffic 
and provides access to the Costello Elementary School.  A good 
percentage of the Shallowbrook subdivision also uses Hamman to access 
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John R.  Hamman is a residential public street, similar to Louisa, Calvert 
Chapel or Welling.  Looking at this square mile, overall traffic will be better 
distributed if the proposed new streets are interconnected with the 
existing Long Lake Village subdivision street. 

d. This configuration will provide easier access to John R from Gamber, 
Whitesell and portions of Calvert and Alton. 

e. In the alternate layout with two cul-de-sacs, residents of the south section 
of the proposed development will have to travel close to a mile to access 
John R using Welling, Calvert, Chapel and Hamman (as shown in the 
illustration). 

 
f. Interconnection will facilitate better operation for other 'services', such as 

school buses, garbage pick-up and other utilities, police patrol, snow 
plowing, mail service and others, by reducing travel time and travel 
distance while servicing this section of the City. 

It should also be noted that, all of the streets in question are public streets and 
maintained with public funds for public use, for the overall health safety and 
welfare of the people. 
 
JKA  
G:\Council Reports & Communications\hidden parc 2005.doc 
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CURRENT CITY OF TROY POLICY AND ORDINANCE THAT 
REQUIRE INTER-CONNECTION OF SUBDIVISIONS AND SITE 

CONDOMINIUMS 
 
 

ADVANTAGES DISADVANTAGES 
• ALLOWS FOR EFFICIENT 

DEVELOPMENT OF ADJACENT 
PROPERTIES 

• ALLOWS FOR "LOOPED" WATER 
MAINS 

• REDUCES NUMBER OF CURB 
CUTS ONTO MAJOR 
THOROUGHFARES.  MORE 
DRIVEWAYS UNDERMINE THE 
SAFETY AND EFFCIENCY OF 
THOROGHFARES. 

• PROVIDES ALTERNATE ROUTE 
FOR POLICE AND FIRE RESPONSE 

• COULD REDUCE RESPONSE 
TIMES FOR POLICE, FIRE AND EMS 

• CITY COUNCIL APPROVED A 
TRAFFIC HARMONIZATION 
PROGRAM TO ADDRESS 
NEIGHBORHOOD TRAFFIC 
PROBLEMS 

• PEDESTRIANS AND BICYCLISTS 
HAVE CONNECTION TO ADJACENT 
NEIGHBORHOODS 

• RESIDENTS DO NOT HAVE TO 
USE  ALREADY CONGESTED MAJOR 
THOROGHFARES TO GET TO THE 
NEXT SUBDIVISION, SCHOOL, PARK 
OR PLAYGROUND 

• REDUCES NEED FOR SCHOOL 
DISTRICTS TO BUS MORE CHILDREN 
(HEALTH, SAFETY BENEFITS) 

• ALLOWS FOR "CUT-THROUGH" 
AUTO TRIPS 

• GENERALLY, EXISTING 
RESIDENTS DO NOT WANT THEIR 
NEIGHBORHOODS CONNECTED TO 
NEW SUBDIVISIONS OR SITE 
CONDOS 

• CREATES DEAD-END STUB 
STREETS THAT REMAIN UNTIL 
ADJACENT PROPERTY IS 
DEVELOPED 

• PROVIDES MULTIPLE ROUTES 
FOR AUTOS BEING PURSUED BY 
POLICE 

• CREATES ISOLATED 
NEIGHBORHOODS AND POTENTIAL 
LOSS OF SENSE OF COMMUNITY 

 

 
 



JO
H

N
 R

C
R

O
O

K
S

WATTLES

AD
A

M
S

C
O

O
LID

G
E

LONG LAKE

D
EQ

U
IN

D
R

E

BIG BEAVER

LIV
E

R
N

O
IS

SOUTH BLVD

SQUARE LAKE

MAPLE

FOURTEEN MILE

ST
E

PH
E

N
S

O
N

M
A

IN R
O

C
H

E
ST

E
R

I75

MAPLE

CITY OF TROY

PREPARED BY CITY OF TROY PLANNING DEPT.

SITE PLAN REVIEW
PROP. HIDDEN PARC 
SITE CONDOMINIUM



JO
H

N
 R

WELLING

ALTON

CARR

C
A

LV
E

R
T

W
H

ITE
S

E
LL

G
A

M
B

E
R

D
O

U
G

LAS
 FIR

C
H

A
P

E
L BLUE SPRUCE

SC
O

TC
H

 PIN
E

SEQUOIA CT

LU
IS

A

±0 100 200 300 40050
Feet

SITE PLAN REVIEW
PROP.  HIDDEN PARC SITE CONDOMINIUM
W SIDE OF JOHN R, S OF LONG LAKE
SEC.  14  (R-1C  35 LOT/UNITS)

SITE PLAN REVIEW
HIDDEN PARC SITE CONDOMINIUM











PLANNING COMMISSION REGULAR MEETING - FINAL MAY 10, 2005 
 

12. SITE PLAN REVIEW – Hidden Parc Site Condominium, 35 units/lots proposed, 
North of Welling, West of John R, Section 14, Zoned R-1C (One Family 
Residential) District 
 
Mr. Savidant presented a summary of the Planning Department report for the 
proposed Hidden Parc Site Condominium.  Mr. Savidant reviewed the site plan 
as submitted and two alternate site plans that were provided by the petitioner.  
Mr. Savidant addressed the outlot that would be used as part of the development 
proposal with respect to the Open Space Agreement that was reviewed by the 
City Attorney’s office.  Mr. Savidant reported that City Management prefers the 
site plan layout with a connection on John R to the east, Welling to the south and 
a stub road to the north.  It is the recommendation of the Planning Department to 
approve the site plan as submitted.   
 
Mr. Motzny said he reviewed the Open Space Agreement and the plat at the 
request of the Planning Department.  He said the plat that was recorded and 
approved designates the outlot for future development.  There is no indication on 
the recorded plat that it is part of the open space that is covered by the 
restrictions mentioned in the Open Space Agreement.  Mr. Motzny said based on 
that review, it appears that the outlot could be used as part of the site 
condominium development. 
 
The petitioner, Franco Mancini of 47858 Van Dyke, Shelby Township, was 
present.  Mr. Mancini said the project engineer was present should there be any 
questions.  Mr. Mancini clarified the driveway access for the existing house.   
 
Chair Strat opened the floor for public comment. 
 
Barbara Upmeyer of 1928 Welling, Troy, was present.  Ms. Upmeyer said the 
proposed development would eliminate the 13.3 acres of woods directly across the 
street from her house.  Ms. Upmeyer is concerned about the increase in traffic and 
the cut-through traffic to John R.  She said she would favor the plan that provides 
for a cul-de-sac and would eliminate the potential cut-through traffic to John R.  
 
Bill Konitsney of 4773 Whitesell, Troy, was present.  Mr. Konitsney said he bought 
his home because of the beautiful view out of his front window.  Mr. Konitsney said 
the proposed development would kill trees and destroy the homes of wildlife.  He 
said the loss of trees would devalue the neighboring residents.  He addressed the 
construction noise and questioned the need for additional condominiums in the City 
when newly constructed condominiums remain on the market.   
 
Nancy Lakin of 4610 Luisa, Troy, was present.  Ms. Lakin lives in the Hidden Oaks 
subdivision that is south of the proposed development.  Ms. Lakin is not opposed to 
the proposed development.  She is opposed to the plan that would provide for 
access to John R.  Ms. Lakin expressed concerns with respect to the increase in 
traffic and its impact on the residents’ quality of life.  She said the subdivision 
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residents support the alternate plan that provides for no connection to John R.  Ms. 
Lakin cited several subdivisions where access to major roadways were eliminated; 
i.e., Woodside Manor, Rhode Island Estates, Cedar Crest (long extended cul-de-
sac), and Oak Forest South (blocked access to adjacent subdivision).   
 
Neal Harris of 4762 Whitesell, Troy, was present.  Mr. Harris addressed the 
wetlands.  His daughter who has a master degree in engineering says the area is 
definitely wetlands.  Mr. Harris questioned what would happen to the fragile plants 
in the area.  He said the loss of the woods would be equivalent to environmental 
rape.  Mr. Harris said the area is boggy, muddy, low, and wet all the time.  Solicited 
feedback from homeowners Mr. Harris contacted is that no one wants the proposed 
development to go in.   
 
Dave Lakin of 4610 Luisa, Troy, was present.  Mr. Lakin lives two houses away 
from the proposed project.  Mr. Lakin is a civil engineer with an approximate 30 
years of experience in the representation of municipalities in many areas of 
southeastern Michigan.  He expressed appreciation for the work done by City staff 
and Planning Commission members.  Mr. Lakin shared copies of a schematic plan 
that shows future development to the north of Hidden Oaks subdivision with no 
connection to John R.  Mr. Lakin said he met with City staff and the petitioner with 
respect to an alternative plan that would maintain the overall scope of the project 
and eliminate the John R access.  The result was the alternative site plan provided 
by the petitioner.  Mr. Lakin cited advantages to the alternative site plan:  (1) 
eliminates John R access; (2) results in no loss of number of lots; (3) creates 
premium lots on cul-de-sac; (4) provides access to Luisa that adds to continuity of 
residential area; (5) provides high profile access entrance to John R for marketing 
purposes; and (6) provides emergency vehicle access to Luisa from John R.  Mr. 
Lakin complimented the petitioner’s skills as a builder.  On behalf of the residents of 
Hidden Oaks subdivision, Mr. Lakin expressed support for the alternative site plan 
with no connection to John R and urged members to approve the alternative plan.   
 
Paul Fitzgerald of 4698 Whitesell, Troy, was present.  Mr. Fitzgerald expressed 
concern with the increase in traffic and cut-through traffic.  He said he has not seen 
a plan that would allow access only from John R.  Mr. Fitzgerald questioned if his 
two lots would be landlocked should the development be approved.   
 
Chair Strat said the Planning Department would be able to answer that question.   
 
Curtis Eves of 4736 Whitesell, Troy, was present.  Mr. Eves spoke with reference to 
the density of the project, the lack of continuity in the neighborhood and the trees 
that would be eliminated from the wooded area.   
 
Shirley Harris of 4762 Whitesell, Troy, was present.  Ms. Harris said putting 35 
large homes on small lots is not what one would call controlled growth.  She asked 
if the developer would agree to have the plantings rescued by Cranbrook or a 
greenhouse owner.  Ms. Harris also questioned the location of the open space.   
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Chair Strat encouraged Ms. Harris to contact the Planning Department during 
regular business hours for information relating to her questions.   
 
Rachel Leo of 1611 Welling, Troy, was present.  Ms. Leo asked the members to 
give consideration to not providing access to John R for the safety of the residents.  
She asked why the City would let a developer trump the desires, feelings and 
lifestyles of the residents.   
 
Donna Brokenshire of 1596 Welling, Troy, was present.  Ms. Brokenshire 
addressed concerns relating to density, traffic, congestion and safety for the square 
mile area in which the three proposed developments are under consideration.   
 
Doug Palmer of 1896 Welling, Troy, was present.  Mr. Palmer addressed concerns 
relating to traffic and safety of pedestrians.  He would support having no access to 
John R.   
 
The floor was closed. 
 
Resolution # PC-2005-05-079 
Moved by: Khan  
Seconded by: Schultz 
 
RESOLVED, That the Planning Commission recommends to City Council that 
the Preliminary Site Plan (Section 34.30.00 Unplatted One-Family Residential 
Development), as requested for Hidden Parc Site Condominium, including 35 units, 
located north of Welling on the west side of John R, Section 14, within the R-1C 
zoning district be granted, as recommended by the Planning Department.   
 
 
Discussion on the motion on the floor. 
 
Chair Strat asked for clarification on the Planning Department’s recommendation.  
 
Mr. Savidant said the Planning Department encourages interconnectivity.  He 
indicated it was the recommended layout of the Engineering and Traffic 
Engineering Departments after their review.  The plan provides better 
interconnectivity than the plan that utilizes the cul-de-sac. 
 
Ms. Drake-Batts said she would not support the plan for interconnectivity.  She 
said the members should listen to the residents.   
 
Mr. Khan said there should be more than one exit from the subdivision to avoid 
potential problems with emergency vehicle access.   
 
Mr. Littman said the City’s Environmental Specialist, whose comments are 
incorporated in the Planning Department’s report, reviews wetlands.  Mr. Littman 
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said Planning Commission members share the residents’ concern about 
wetlands. 
 
Mr. Schultz said he has a concern with the length of the cul-de-sac and agrees it 
could cause problems for emergency vehicle access.  Mr. Schultz said he 
empathizes with the residents on the loss of trees, but the only way to keep the 
trees is to own them.   
 
Vote on the motion on the floor. 
 
Yes: Khan, Schultz, Wright 
No: Drake-Batts, Littman, Strat 
Absent: Chamberlain, Vleck, Waller 
 
MOTION DENIED 
 
Resolution # PC-2005-05-080 
Moved by: Drake-Batts 
Seconded by: Wright 
 
RESOLVED, That Resolution # PC-2005-05-079 be reconsidered.   
 
Yes: Drake-Batts, Khan, Strat, Wright 
No: Littman, Schultz 
Absent: Chamberlain, Vleck, Waller 
 
MOTION CARRIED 
 
 
Resolution # PC-2005-05-081 
Moved by: Drake-Batts 
Seconded by: Littman 
 
RESOLVED, That the Planning Commission recommends to City Council, that 
the Preliminary Site Plan (Section 34.30.00 Unplatted One-Family Residential 
Development), as requested for Hidden Parc Site Condominium, including 35 units, 
located north of Welling on the west side of John R, Section 14, within the R-1C 
zoning district be granted, for the alternate plan which shows the cul-de-sac at 
Rosewood Court and a cul-de-sac at Honey Locust Drive.   
 
Yes: Drake-Batts, Littman, Schultz, Strat, Wright 
No: Khan 
Absent: Chamberlain, Vleck, Waller 
 
MOTION CARRIED 

 








































































