
 

 

 
 
DATE: February 16, 2011 
 
TO: John Szerlag, City Manager 
 
FROM: Mark F. Miller, Acting Assistant City Manager/Economic Development Services 
 R. Brent Savidant, Acting Planning Director 
 
SUBJECT: Preliminary Site Condominium Approval (Extension) – Oak Forest South Site 

Condominium, East side of Willow Grove, South of Square Lake Road, Section 11 – R-1C  
 
Background 
 

City Council approved the Preliminary Site Condominium Plan for Oak Forest South Site 
Condominium on January 26, 2009.  City Council granted a one year extension for Preliminary Site 
Condominium Approval on January 25, 2010.  No changes to the development are proposed.  The 
applicant seeks a one-year extension for Preliminary Site Condominium Approval.  During this 
time, the applicant may submit a Final Site Condominium Plan to City Council for Final Site 
Condominium Approval. 
 
The applicant is proposing a 25-unit site condominium on a 10.03-acre parcel.  The development 
will utilize the Lot Averaging Option (Section 34.10.00) which provides for up to a 10 percent 
reduction in lot areas and widths.  The Planning Commission recommended a one-year extension at 
the February 8, 2011 Regular meeting. 
 
Recommendation 
 
The application meets all relevant regulations, including complying with Zoning Ordinance 
requirements.  City Management recommends approval of Preliminary Site Condominium Plan for 
Oak Forest South Site Condominium. 
 
Attachments: 
1. Maps.  
2. Report prepared for Planning Commission dated December 3, 2008. 
3. Minutes from January 25, 2010 City Council Regular meeting. 
4. Minutes from the February 8, 2011 Planning Commission Regular meeting. 
 
Prepared by RBS/MFM 

 
cc: Applicant 
 File/Oak Forest South Site Condominium 
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DATE: December 3, 2008 
 
TO: The Planning Commission 
 
FROM: Mark F. Miller, Planning Director 
 R. Brent Savidant, Principal Planner 
 Ronald Figlan, Planner 
 Paula Preston Bratto, Planner 
 
SUBJECT: PRELIMINARY SITE CONDOMINIUM REVIEW – Oak Forest 

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

 
 
GENERAL INFORMATION 
 
Name of Owner / Applicant: 
The owner and applicant is Dale Garrett of Ladd’s Inc. 
 
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 25-unit site condominium.  The applicant proposes a 
layout with a future road stubbing at the northern property line.   
 
This project received Preliminary Approval from City Council on April 18, 2005, 
and was granted a one-year extension on June 5, 2006.  Preliminary Approval 
expired on April 18, 2007.  Note that the original application included only 23 
units. 
 
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. 
 
Master Plan Designation: 
The property is designated on the Master Plan as Single Family Residential. 
 
 
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. 



Storm water detention: 
The applicant is proposing two storm water detention basins.  One will serve the 
11 units on the east side of the drain, one will serve the 14 units on the west side 
of the drain. 
 
Natural features and floodplains: 
The Natural Features Map indicates there are wetlands, woodlands and a drain 
on the property.  The applicant is required to receive a permit from the MDEQ 
prior to commencing any construction activity such as dredging, filling, or draining 
within a regulated wetland.   
 
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 20.   
 
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 a 5-foot wide sidewalk on both 
sides of the proposed interior roads and a 5-foot wide sidewalk on the east 
side of Willow Grove Road.  There is an opportunity for a pedestrian 
connection between the development and Jaycee Park to the south, 
through the conservation easement located between units 13 and 14. 

 
Utilities: Detention ponds are proposed on each side of the Fetterly Drain. 

 
 
CITY MANAGEMENT RECOMMENDATION 
 
City Management recommends approval of the Oak Forest South Site 
Condominium, subject to the following condition: 
 

1. Provide a public pathway connection between the Brookwood Street 
sidewalk and Jaycee Park, through the conservation easement located 
between units 13 and 14.   

 
 
 
cc: Applicant 
 File/Oak Forest South Site Condominium 
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CITY COUNCIL MINUTES - Final  January 25, 2010 
 
 
H-5 Preliminary Site Condominium Approval (Extension) – Oak Forest South 

Site Condominium, East Side of Willow Grove, South of Square Lake Road, 
Section 11 – R-1C 

 
Resolution #2010-01-024 
Moved by Kerwin 
Seconded by Fleming 
 
RESOLVED, That Troy City Council hereby APPROVES the Preliminary Site 
Condominium Plan (Extension), as submitted under Section 34.30.00 of the Zoning 
Ordinance (Unplatted One Family Residential Development) for the development known 
as Oak Forest South Site Condominium, located on the east side of Willow Grove, 
south of Square Lake Road, in Section 11, including 25 units on 10.03 acres within the 
R-1C zoning district, with the following conditions:  
 

A. A public meeting will be held with Engineering and surrounding residents 
to review the final engineering plans before final site condominium plan is 
submitted to City Council; and  

B. MDEQ approval will be obtained with all necessary assessment and 
permit documents prior to the final site condominium plan is submitted to 
City Council; and  

C. The Oakland County Water Resources Commissioner shall approve the 
site condominium plan prior to the final site condominium plan submittal to 
City Council. 

 
Yes: Fleming, Howrylak, Kerwin, McGinnis, Slater, Schilling 
No: None 
Absent: Beltramini 
 
MOTION CARRIED 
 



PLANNING COMMISSION REGULAR MEETING – DRAFT FEBRUARY 8, 2011 
  
 
 

SITE CONDOMINIUM PRELIMINARY SITE PLAN 
 

5. PRELIMINARY SITE CONDOMINIUM APPROVAL (EXTENSION) – Proposed 
Oak Forest South Site Condominium, 25 units/lots, South of Square Lake Road, 
East Side of Willow Grove, Section 11, Zoned R-1C (One Family Residential) 
District 
 
Chair Hutson and Mr. Ullmann requested to be recused from discussion and 
action on the item.  Chair Hutson stated he is in partnership with the petitioner on 
another project.  Mr. Ullmann indicated he resides in the near proximity of the 
proposed development.   
 
The petitioner, Dale Garrett of 5877 Livernois, Troy, requested to have the item 
considered after the arrival of Mr. Strat.   
 
 

5. PRELIMINARY SITE CONDOMINIUM APPROVAL (EXTENSION) – Proposed 
Oak Forest South Site Condominium, 25 units/lots, South of Square Lake Road, 
East Side of Willow Grove, Section 11, Zoned R-1C (One Family Residential) 
District 
 
Chair Hutson and Mr. Ullmann recused themselves and exited the meeting. 
 
Vice Chair Maxwell chaired the meeting. 
 
Mr. Edmunds disclosed that he resides in the residential subdivision adjoining the 
proposed development.  He indicated he is comfortable discussing and taking 
action on the item if there are is no objection from the Board. 
 
The Board agreed there is no reason to recuse Mr. Edmunds. 
 
Mr. Savidant reviewed the history of the application and renewal request.  He 
provided a brief description of the proposed development and explanation of a 
site condominium development.  Mr. Savidant announced that the Planning 
Department received correspondence in opposition of the proposed development 
from Ann Bonnelli of 5612 Willow Grove. 
 
Mr. Savidant said it is intent to forward the same Resolution to City Council that it 
granted on January 25, 2010. 
 
The petitioner, Mr. Garrett, addressed the Board.  He indicated nothing has 
changed on the site plan and offered to answer any questions.   



PLANNING COMMISSION REGULAR MEETING – DRAFT FEBRUARY 8, 2011 
  
 
 

Mr. Tagle asked the petitioner to address the neighbor’s concern relating to water 
discharge and flooding.   
 
Mr. Garrett said the correspondence is from the neighbor who backs up to Units 
20 through 25, along the northern border stormwater line.  He said all the water 
from the proposed development would be captured for storage in the pond next 
to the drain.  Mr. Garrett said he would work with the City Engineering 
Department during the construction phase to assure all water is discharged 
appropriately with no runoff to adjacent residential.  He indicated construction 
plans would be the next phase for final approval.   
 
Mr. Motzny confirmed that it would be appropriate for the Commission to 
incorporate in the Planning Commission Resolution the conditions stipulated in 
the City Council Resolution approved on January 25, 2010. 
 
Vice Chair Maxwell opened the floor to the public. 
 
There was no one present to speak.   
 
Vice Chair Maxwell closed the floor. 
 
Resolution # PC-2011-02-008 
Moved by: Schultz 
Seconded by: Sanzica 
 
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 Oak Forest South Site Condominium, including 25 
units, located south of Square Lake Road on the east side of Willow Grove, Section 
11, within the R-1C (One Family Residential) zoning district, be granted in 
accordance with Council Resolution #2010-01-024. 
 
Yes: All present (6) 
Absent: Vleck 
 
(Note:  Messrs. Hutson and Ullmann recused from meeting.) 
 
MOTION CARRIED 
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