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CHARTER TOWNSHIP OF COMMERCE
PLANNING COMMISSION
MEETING AGENDA

Commerce Township Hall

H 2009 Township Drive
MMERC
Commerce Township Ml 48390
Monday, June 1, 2026 at 7:00pm
Call to Order

Approval of the Meeting Agenda for June 1, 2026

Approval of Regular Meeting Minutes from May 4, 2026

Update of Activities in Commerce Township

Public Discussion on matters for which there is no Public Hearing scheduled

Tabled Items — NONE

Old Business — (1)

G1. Text Amendment Discussion
Discussion on waterfront accessory structures.
Scheduled Public Hearings — (1)
H1. PCZ#26-02 — WINGATE PRESERVE — CONDITIONAL REZONING - PUBLIC HEARING

Conditional Rezoning Petition for 2 parcels totaling approx. 75-acres. Proposed to be
conditionally rezoned from R-1A (Large Lot One Family Residential) to R-1D (One Family
Residential) on the north side of Commerce Road, east side of Carey Road.

PIN#'s: 17-04-300-066 and 17-04-300-068

New Business — NONE

Other Matters to Come Before the Planning Commission

Planning Director’s Report

Adjournment

Next Regular Meeting Date: July 6, 2026




CALL TO ORDER



APPROVAL OF AGENDA



APPROVAL OF MEETING MINUTES



DRAFT
CHARTER TOWNSHIP OF COMMERCE
PLANNING COMMISSION MEETING
Monday, May 4, 2026
2009 Township Drive
Commerce Township, Michigan 48390

A. CALL TO ORDER: Chairperson Parel called the meeting to order at 7:00pm.

ROLL CALL: Present: Brian Parel, Chairperson
Brian Winkler, Vice Chairperson
Joe Loskill, Secretary
George Weber
Brady Phillips
Caitlin Bearer
Mickey McCanham

Also Present: Dave Campbell, Township Planning Director

Paula Lankford, Senior Planner
Bethany Miller, Associate Planner
Robert Long, Township Trustee

B. APPROVAL OF AGENDA

MOTION by Loskill, supported by Phillips, to approve the Planning Commission Regular

Meeting Agenda of May 4, 2026, with an amendment to swap Item 1.1. with Item 1.2.

Discussion =

Parel — We anticipate some of the folks may be here to discuss data centers, so we

thought we would move that closer to the top of the docket to accommodate that.
MOTION CARRIED UNANIMOUSLY

C. APPROVAL OF MINUTES

MOTION by Phillips, supported by Loskill, to approve the Planning Commission Regular
Meeting Minutes of April 13, 2026, with corrections to Page 22, replacing occurrences of
“tracker” with “tractor”. MOTION CARRIED UNANIMOUSLY

D. UPDATE OF ACTIVITIES
Caitlin Bearer — Zoning Board of Appeals
e We have not had a ZBA meeting since our last Planning Commission meeting.

Dave Campbell — We did not have any petitioners for our May 28™" ZBA meeting, so we
are cancelling that meeting for lack of any agenda items.

Brian Winkler — Downtown Development Authority
e A summary from the April 215t DDA meeting, which was an informational
meeting, is as follows.
e The Insite Commercial Report — 5 & Main:
o Aikens is pursuing lease deals for the gourmet market, in lieu of the land
purchase deal that was moving ahead previously.
o Itis hoped that the shoppette going vertical this year will result in
additional interest in the remaining outlots.
o The shoppette has tenants for each spot, although not all leases are
signed.
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e Regarding Parcel H, at the northwest corner of Pontiac Trail and M-5, there are
two interested parties exploring options on the site, which can accommodate a
4,500 square foot building with a drive-through.

e Regarding the Asset and Liability report; the Township Board approved $1.8
million advance to the DDA, which was less than the $2 million advance
anticipated.

e The Attorney’s Report; ongoing discussions include acquiring the deed for Pad A,
and discussions between Walmart and LaFontaine Automotive Group regarding
the shared easement and access road between the two properties.

Chairperson Parel inquired about the gourmet market. Winkler explained further that
Aikens had gone through most of the necessary process with a purchaser who intended
to buy the property for the gourmet market, which would be just southeast of the former
library site. However, about a month ago negotiations with that particular market
developer stopped due to personal issues. So now there are two other market tenants
that might explore leasing, versus actually purchasing the site as the previous market
developer had intended.

Chairperson Parel — Dave, is there an advantage to the Township to have a tenant
leasing property, as opposed to selling it off?

Dave Campbell — | don't know if there is an advantage to the Township necessarily,
other than to say that | think the developer’s intent was to take the revenue from actually
selling the property to the market developer and immediately buy the library parcel from
the Township. | don't know if the economics of that will still be in place if the tenant is
now looking to lease rather than buy it. | suppose that could have been the advantage
to the Township, is there would have been more cash flow for the developer to buy the
library parcel outright.

Chairperson Parel — It sounds like we will find out more in the next few weeks.

Dave Campbell — Well, and maybe Mr. Weber is going to touch on this, but the
Township Board did grant a 12-month extension to the developer on his option to buy
the library parcel.

Chairperson Parel — Thank you both.

George Weber — Township Board of Trustees
e Our last Township Board meeting was on Tuesday, April 28™. It was a quarterly
discussion meeting, which primarily have a lighter agenda to allow the Trustees
to deep dive and actually discuss some of the items that are coming forward.
¢ One of the items, as Dave alluded to, was the 5 & Main project.

o 5 & Main is the downtown that we are still working on having built at Martin
Parkway and Pontiac Trail. After roughly 10 years, it has now gone from a
concept to a plan. Things are getting built.

o We did provide an extension to the developer to buy the old library parcel,
which is owned by the Township. It's near the first roundabout north on
Martin Parkway. We did that because, as Brian alluded to, one of the
primary tenants, which will be a gourmet or upscale market, was going to
buy a prominent piece of that, and a lot of the bars, restaurants, salons
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and shops, and the rest of the retail that’s going in there, some of those
were predicated upon where this specific store would be located, how
large it would be, et cetera. So, we got pushed back a little bit. As Brian
mentioned, there are two other national, high-end markets that are vying
for that, and we hope that will happen shortly.

o The first piece that’s going up is actually a credit union that has gone
vertical now, at Walnut Lake and Pontiac Trail.

o And right next to that is going to be roughly a 15,000 square foot retail
building that is expected to be completed by the end of the year. That will
have a café on one end, a large national coffee shop on the other end,
along with | think a bakery, a salon, and a dog grooming facility. So, we’re
finally starting to see some progress on that.

The next item we discussed were criteria for special assessment districts (SADSs).

o An example of an SAD would be if you lived on a private dirt road and you
wanted it paved, it might cost $1 million to do so. The Township provides a
mechanism where, if more than half the residents approve it, we will bond
that. So, we will pay the upfront costs for that, then each resident would
get charged their portion of what that paving would be over a 10-year
period. It helps get the job done, and helps make it more affordable to
residents. We do the same things with water and sewer projects as well.

o In this particular discussion, we wanted to reeducate the Board, and also
have our attorney describe to us what the criteria is for accepting the SAD
proposal. Somebody within the development has to get a petition, get
signatures, which have to be more than 51% of the people, and is that
based on frontage, the lineal feet that the lot has, or is it based on parcel
size. There are State laws that provide boundaries for what we can and
cannot do.

Next we discussed a Pathway Millage.

o The Board has approved letting the residents make the decision on
whether we extend the nonmotorized pathway system within Commerce.
Many of those primarily trying to get to schools, parks, the library, our local
businesses, and the Michigan Airline Trail. So, this November, that will be
on the ballot.

o The plan is we would bond for this up front. So, it would be a 10-year
millage, and rather than waiting for 10 years to collect funds and then start
building the pathways, we would actually bond for it and pay the bonds
back from the millage. This way, in theory, we could get started and get a
shovel in the ground by the end of next year, and hopefully have
everything finished within a 48-month time period. This is a plus for
everybody. One, it gets finished sooner, and two, it gives us a little more
certainty on what the costs will be. It’s pretty hard to project what
construction costs are going to be 10 years from now. If anybody wants to
know, it's roughly $1.4 million per mile to pave the pathway. It's insane,
but that's what it is.

The final item was our initial discussion on data centers. So, | thought maybe |
would take a few minutes and provide an update. The turnout tonight is probably
80% more people than we generally have attending a Planning Commission
meeting, and I'm assuming most of you are here to hear about and maybe speak
on data centers.
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o

o

First, no one has contacted us about putting a data center in Commerce
Township.

We have enacted a six-month moratorium on any data centers within the
Township. We've done this so that, one, we could educate ourselves and
we could study the issue. What are the pros and cons? Obviously we've
heard a lot about the cons on social media, but we really need to
understand what the best course of action should be to best protect the
Township.

We want to make sure we take a proactive approach. We don't want to get
stuck playing defense if something gets pushed on us because we haven't
properly updated our ordinances or our zoning. We've seen what's
happened in South Lyon, Saline, or on the western side of the State on if
you don't take a proactive approach. So, we've got the moratorium in
place so that we can review what we have.

For now, we know that we're reasonably protected against any hyper data
center. We don't have any significantly large parcels of land within the
Township that are not zoned residential. Even Mr. Long’s farm is zoned
residential, and in residential zoning, you could not put a data center. So,
we know short term we've got some protections from that.

No one on the Board wants a hyper data center in Commerce Township.
Maybe | shouldn't speak for every Board member, but | feel very confident
that that is everybody’s view. Now, having said that, based on present
definitions, Huron Valley Hospital, Homedics World Headquarters on
Walnut Lake Road, Williams International, and heck, even this building,
could be defined as a data center. Any building that has a large server
room that’s doing large data processing, technically could be classified as
a data center by our present definition.

At last week's Township Board meeting, as | mentioned, we took our first
cut at opening the discussion on this, and | will say and | will give credit to
Bethany, Paula and Dave from the Planning Department. They put
together a great document for us. Not only viewing what's happening
elsewhere in the states, but generally defining and understanding what
exactly a data center is. If you think about it, five years ago, nobody would
have thought about having to define a data center. So, we want to make
sure what we're doing doesn'’t just fit what a data center is today, but we
want to make sure that we're broad enough that we can understand
potentially what might happen in the future that we have not even thought
about, and how we protect for that.

At the Board, there was some very good discussion on how we might
segment this. Again, this building, versus what's being proposed in South
Lyon, are two ends of the spectrum. So how do we define what a data
center is and how do we put the guardrails on this? The discussion
centered initially on size, and whether that size is square feet, or whether
that size is kilowatt usage that's required of a data center. Those are
things that we need to understand, and we need to help better define so
we can segment this out properly. We don't want to go change zoning or
an ordinance that all of a sudden tells Homedics that they can't have their
office building here anymore, or Huron Valley Hospital. So, we have to do
some logical segmentation in this.
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o The other big hot button is obviously water. We had a good discussion,
saying that with anything of a certain size, it probably doesn’t make sense
for anybody to say that you can pull water out of the ground for the cooling
required of it. Nor do we think that using city water is a great option for
that, because all of that water has to go someplace. We know we have a
world class wastewater treatment plant here in Commerce, but we don't
want to put an extra burden on that. So, anything maybe above a certain
size, maybe it should be a closed loop system so we don't have any of
those issues. And obviously, we're in a lake’s community. The last thing
that we're going to see happen is anything that could impact or
compromise any of the aquifers that we presently have.

o And probably finally, the third consideration that was discussed was noise.
So, we have decibel levels. We don't have a specific noise ordinance, but
within our ordinances, we have certain levels of decibel at certain ranges
that are acceptable and not acceptable. So, we should probably relook at
those. What does a data center sound like, and what kind of effect might
that have?

o So, there are a lot of things that we need to educate ourselves on, discuss
and come to a rational and reasonable solution on how we define this.
And finally, how we define it and move forward so that we are, again, not
just looking at today but looking at tomorrow and how we best protect our
residents and our existing business partners that we already have. So,
that is a little bit of a preamble or an update on where we are, prior to us
getting into the discussion.

o Maybe one other thing. So, | saw one of the posts online where somebody
had given Brian Parel, our Chairman, a new business card and | think a
promotion. There was a concern on it, and | think it was centered around a
conflict of interest. He was identified as a global international real estate
developer. | know that Brian has worked for an international auto parts
supplier and he is responsible for their facilities in real estate, but | don't
think he gets a new business card on being a developer. With that, 1 will
turn it back to you.

Chairperson Parel — | wish | was that important, George. | appreciate it. Thanks for that.
| think that was a great lead-in.

E. PUBLIC DISCUSSION ON MATTERS FOR WHICH THERE IS NO PUBLIC
HEARING SCHEDULED

Chairperson Parel opened to Public Discussion on matters for which there is no
public hearing scheduled.

Chairperson Parel — As George mentioned, | think a lot of people are here to discuss
this. That’'s why we’re here and that’'s why you’re here. We've shifted some things
around on the meeting agenda to have this conversation tonight. | think the next step is
that we’re going to have public discussion on matters for which there is no public
hearing scheduled this evening. There is no public hearing scheduled, so we will give
everybody here an opportunity to come up.
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We have some ground rules.

e We appreciate everyone being respectful.

e We are going to limit comments to 2 minutes, which | think is fair. We have a
stopwatch, so | apologize if | cut you off, but we want to be respectful to
everyone.

e We ask anyone that comes up to please give your name and address.

e Please come up to the podium and speak clearly into that microphone.

e Please try not to repeat what has already been said. We hear you. Understand
that it’s part of the public record.

e Unfortunately, it's not meant to be a back and forth, so we may not have the
opportunity to address everything. You will have the opportunity to talk, and we
will have the opportunity to listen. We will try to answer questions the best we
can, whether it's here or later. We will give you opportunities to utilize some of
the resources of the Township.

e Again, we don’t want to tolerate disrespect toward anybody in the room, so no
cheering, shouting, booing, clapping, et cetera.

e So, with that, we will open the public discussion.

Dave Campbell — Yes, we do have a full house and the air conditioning unit is cranking.
We all want to take advantage of our microphones so that everybody can hear what is
being said. | will echo some of what Mr. Parel said, which is we want to be respectful to
each other. We're all grownups here, well, | did see one baby. We want to be respectful
to one another, and we want it to be orderly. So, we want everybody to be heard. We
want to avoid shouting, clapping, hooting, hollering, booing; the things that we've seen
on YouTube. That doesn’'t do anyone any good to have a meeting like that. We do ask
that one person talks, and everyone else listens. Based on the number of folks that are
here, we are going to try to keep it to that two minute limit.

Chairperson Parel — With that, | welcome up the first person who would like to speak.

Alan Dean, Cardinal Street, Commerce Township — George, | really appreciate what
you said, and you too, Brian. It's good to know that you guys are planning ahead,
because my wife and | are not happy about a data processing center. All we've heard is
bad. We’ve already got big construction going on at Pontiac Trail and M-5. That’s a big
thing. We’'re just happy to hear that you guys are really trying, and we just need some
more information maybe about how you guys are going to move ahead with changing
the data center sizes and so on. Thank you.

Sarah Grever, Ponderosa Street, Commerce Township — Thank you for all of your
consideration when defining everything that we need to control when the opportunity
comes for someone to build a data center. Things | have noticed with other communities
is that there's not a lot of transparency because the companies that want or propose a
data center might have a non-disclosure agreement that is proposed for the Board or
the city to sign. | know, at some point, there has to be some sort of confidentiality within
the business and the Township, but | feel like that's something that should be
considered. How would we, as a community, address it if the company that wanted the
data center wanted an NDA signed? That is something that really worries me because |
really don't want it in this area.
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Weber — I'm going to break protocol as it is not supposed to be a back and forth
discussion, but | can’t fathom it. | know exactly what you're talking about. | don't know
how that could happen, to be honest, and | can’t see anything like it in Commerce
Township. First of all, any decision we make, we are bound by the Open Meetings Act,
meaning decisions affecting the community have to be made in public, and it is a public
vote by the Board. | don't know how that worked, and I think that was in Saline. | don't
know how they could possibly legally have a decision to rezone something for a data
center and have an NDA, and not have that on public record. But | feel extremely
confident that nothing like that would ever happen here.

Sarah Grever — Thank you. | do feel confident in all of you.
Chairperson Parel — Thank you. | appreciate the comment.

Taya Lyons, Waterford Township — I'm actually across the border in Waterford, but | am
here all the time at the library with my daughter. It's a great place. First, | would like to
thank you all for taking proactive steps to protect our communities from the harmful
impacts of data centers. | know that Michigan State law won’t allow you to outright ban
data centers, so | would like to recommend the following policies instead.
1. Only allow data centers in heavy industrial areas
2. Prohibit data centers within 2,000 ft of parcels zoned for residential, K-12,
daycares, hospitals, nursing homes, public parks, or mapped prime farmland
3. Ban use of municipal potable water and groundwater for evaporative cooling
4. Require closed-loop systems using non-potable/reclaimed water
5. Require independent grid-impact studies, executed utility upgrade agreements,
and developer funding for all necessary transmission/distribution upgrades
6. Limit diesel generator testing to a maximum of 4 hours/year per generator
(daytime windows only); require battery storage or low-emission backups and
continuous emissions monitoring if fossil fuels are used; set numeric limits to
noise pollution with pre-project acoustic modeling and ongoing monitoring plus
automatic mitigation triggers
7. Require fully shielded lighting and vibration studies showing no perceptible
impacts
8. Limit impervious surface to 40%, require LIDBMPs, off-site mitigation for net
runoff increases, and 20-year maintenance covenants with surety
9. Require independent wetland/floodplain/endangered-species assessments and
prohibit development in regulated wetlands and floodways
10.Require Traffic Impact studies, a binding Traffic Management Plan, restrict heavy
truck deliveries to 9 AM-3 PM weekdays, and prohibit use of residential streets
for heavy vehicles
11.Require native landscaping buffers, visual-screening, and low-profile security
fencing and equipment placement to reduce community impacts; require a
decommissioning plan and an escrow/performance bond equal to 150% of
estimated restoration costs
12.Require deed restrictions and maintenance covenants for storm water and
monitoring infrastructure
13. Allow denial or conditioning where regional studies show unacceptable
cumulative impacts; require contributions to regional impact studies if multiple
centers exist within a 10-mile radius
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14.Require continuous/periodic public monitoring (noise, emissions, groundwater),
annual certified compliance reports, civil penalties, stop-work authority, and
conditional-user revocation for repeated violations
15.Require site plan plus independent technical studies (water, noise, air, grid,
traffic, stormwater), community benefit agreement, decommissioning bond, and
utility commitment letters; approval only if all numeric standards and mitigation
are met
16.Only allow minor variances only with independent technical justification; do not
allow buffer reductions
17.Provide administrative appeal process and require ordinance reviews every five
years with updated findings
My last note would be, if a data center does come up, be really transparent. Put it on
your social medias and let people know. Don’t label it as “project cannoli” as we’ve seen
in the past. Call it a data center and let people know.

Weber — Taya, if you want to email that, you might make Deb’s life a lot easier. Maybe
email it to Dave in the Planning Department.

Chairperson Parel — Thank you so much for the comments. Anyone else?

Aaron Wood, 8604 Palomino Drive, Commerce Township — She basically outlined
everything, but | just want to make you aware. | don't know if you know, the temperature
also rises like 16 degrees within 6 miles of certain data centers, especially if they’re
large. Also, there is a lot of air pollution that comes out of those because they have
independent generators that they have to have because the grid cannot support them
alone. | just want to make people aware that these are other factors that are negatives
from data centers. They kind of create their own negative ecosystem around them, not
just the water. That’s all | have. Thank you.

Weber — Aaron, if you have time after this meeting, could you hang around? I'd like to
talk to you about a post that you made a couple of months ago.

Aaron Wood — Oh, sure.

Jennifer Russell, Watuga St., Commerce Township — Before | really get started, | want
to say, full disclosure, | am the one who raised the conflict of interest concern.

Weber — So you gave him the promotion?

Jennifer Russell — Well, | cut and pasted from his LinkedIn. I'm new to this area. So,
there we go. I'm grateful that you’re on the same page that most of us are. | am here
tonight because we are vehemently opposed to data centers anywhere in Michigan, but
especially in this beloved Township we call home. Michigan is the epicenter of the
largest freshwater source in the world. Many of our waterways have already been
polluted by PFAs, which are forever chemicals that cannot be removed from the
environment.

Data centers are a disaster waiting to happen. According to an MIT study released in
January 2025, the building of data centers to power generative Al is incompatible with
environmental sustainability. People who live near data centers report unbreathable air,
undrinkable water, noise pollution so loud people cannot sleep, and light pollution that
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illuminates the night sky so much that it appears to be day. And forget about bird
migration.

Add to that the government contracts being signed to Al companies like OpenAl which
owns and operates ChatGPT, Meta, Palantir and the like, we are signing up for a
surveillance state every single time we generate an Al search. Palantir and OpenAl just
signed massive contracts with the government last Friday using surveillance technology
for everything from our financial information to our social media presence.

Data centers are also driving up household utility costs. My household bill last month
was more than $450 and we keep our thermostat extremely regulated. According to the
Brookings institution, there are two main reasons new data centers can push up
residential electricity prices. First, data centers are power hungry, requiring the
development of new generation. Despite the massive new generation buildout being
undertaken, there is still a projected shortfall of 49 gigawatts, roughly 5% of the total
generation in the U.S. through 2028.

Second, in addition to new generation, data centers necessitate the construction of
improvements for electricity transmission and distribution, such as new high voltage
lines and substations. The cost of this new infrastructure is passed on to us through
changing rate designs and deferred from data center operators through special
contracts or incentive packages, as corroborated by a recent Harvard Law School
review.

This is not why we love and live in Commerce Township. We moved here from Detroit
because of the natural beauty, the quiet, and the connection to the water. We moved
here for our dream home. As a resident of this Township, and | plan to be here the rest
of my days, please, say no to data centers. Their economic impact is minimal, usually
creating less than three dozen permanent jobs. And frankly, | would not trade any
amount of money generated by Al data centers in exchange for clean drinking water,
breathable air and soil that is safe to grow food in. Thank you.

Chairperson Parel — Thank you very much.

Brett McDonald, Commerce Road, Commerce Township — I live right across from the
wonderful fire station. | might be a little different. | actually worked at, on or with data
centers for 43 years. It may be news to everyone in this room, but if you think data
centers are new, they're not. And if you think surveillance started with Al and data
centers, it didn't. It started about 30 years ago. It's funny because most people here
went through Facebook, and Facebook is one of the biggest data grabbers of your life.
So, | just wanted to say that, number one, | think you've all made some good points.
There's not going to be a hyper data center in Commerce. It's not going to happen
because there's no place big enough. The only thing | was concerned about, and you
addressed, is Long's Farm, and if that's residential, then we can fight when somebody
tries to rezone it.

The next thing is, everyone's upset about water and so forth. There has not been an
open water system data center built in a while, and it would not be economical anyways,
so they're all closed. And basically, you might as well outlaw pools if you're going to
restrict people that much water, because basically that's what you're talking about. As
far as the light and the sound, that is very debatable because it's not happened in most
of the data centers. They're talking about very exclusive data centers that are actually in
the middle of nowhere, and there's like one resident that's complaining.

So, I'd say, as you've already identified, that you will reclassify a lot of places as data
centers if you're not careful. And just so you know, a lot of places you may not even
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know would be data centers because they have lots and lots of service and lots and lots
of space. And the biggest thing for everyone to understand is data centers aren't Al.
Data centers are everything. Everything that they're running on their phones is running
in a data center somewhere.

The last thing | just wanted to say is, again, think about the fact if you're one of the
people that doesn't want everything to go to different states and different countries, we
have to have data centers in the United States. They’ve got to be somewhere, and |
understand nobody wants anything in their back yard, but if it's zoned, then don't move
in next to industrial. I'd rather have a data center next to me than a plant, and that’s
what industrial is. Thanks.

Chairperson Parel - Thank you. | appreciate the comments.

Philip Hoyt, Kenicott Dr., Commerce Township — In reference to how you guys all put
that together, thanks for the proactive approach of what it classified as a data center.
You brought up the Homedics building and | want to give the comparison of the 123.Inet
building at the corner of Lahser and the Lodge. Nobody knew it was a data center for
eons until Crain’s put it out there, and it's not necessarily Al and generating like that. But
in August, | visited my uncle Bill in Virginia. He lives in a Del Webb subdivision,
$800,000 or more, so it doesn’t really matter what the value was. But | walked every
day, 3 miles in the morning and 3 miles at night. | came back two nights later and | said,
what's the big white stuff that's down the hill? He goes, it's a data center. He said, we're
the biggest data center state. | go, oh, | never knew that. | never heard a buzz. | never
heard a hum. | didn't see the night glow because | walk in the morning and walk at night
because | have three herniated discs.

So, that kind of fear is there, but my biggest fear is the data centers that are allowed,
whether they're hyper or whatever, and if Homedics converts to it, is the alternative or
new power, because our conglomerates, our big boys out there, are trying to create
small modular nuclear systems, and their justification is to take the grief off the grid or
the power outage. So, it's an alternative and it's good for everybody. But is it really good
for everybody? So, when you build those proactive things, the alternative power needs
to be addressed long before it comes to fruition and it's there. Thank you very much for
having our backs.

Chairperson Parel — Thank you for the comment.

Cynthia Weaver, Glengary Rd., Commerce Township — I'm don't want to talk about data
centers. I'm the executor for my dad’s estate. The Parcel #17-20-101-017. | don't live
here, but | sort of live here because I'm doing a whole bunch of stuff. | want to hand this
to you and Mr. Campbell. (Approached and provided copies)

Okay, so how it goes is, the May 1st Planning Commission ... If you refer, you know
there's a whole bunch of notes in it, so let's just jump directly to what | want to refer to.
Please turn to Page 27. The item that | have highlighted there is the adjoining parcel to
the west, #17-20-101-019, their last name is Bliss. Their lawyer states that this pole
barn, that in my eyes is a monstrosity, and the lawyer states it's in a hole. So, if you
could please go to the first page of the pictures, it shows my red car at my dad's, who is
since deceased in August of 2022. My car is looking directly at this beautiful commercial
pole barn, because it's huge and it's way out of character in an R-1A zoned district.
Okay, so if it's in a hole, it doesn’t look like it's in a hole. It stands glaringly out every
single day and night of the year. Okay, so, if we could go to Page 28. Again, there's a
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line that’s highlighted, and it says that this particular pole barn, for which a permit was
not issued, is going to be given conditional approval. And the conditional approval is
based on item #4. Item #4 basically says they are to remove their 7 semi-trailers, which
they have done. By the way, the conditional approval is based upon certain things
happening by December 1st of 2023.

So, when I'm out there working my tail off to clean off my dad's property, | look over
there in January of 2025 and those trailers are still there. So, | think, well, this is a bunch
of baloney. | used to be a State regulator, and | know rules are rules, but they also need
to be abided by at some point in life, right. So, | hoofed it over to this Township building
and | talked to the Building Inspector. | sent an e-mail, | sent documentation. They're still
there.

Shortly thereafter, they vanished. Thank you. So, part of Page 28, #4, remove the
trailers by December 1st of 2023, as well as all of the equipment that seems to be a
shell game. Some of it does a shell game; they move it here, they move it there, they
use it. About maybe 10% is moved around and used. All of it is supposed to exist in this
huge ... nobody would want it in their backyard or in their visual eyesight as they're
driving up. Nobody.

Weber — Ms. Weaver, I'm not sure what you're asking us to do.

Cynthia Weaver — Okay, so, continue. So, at the very bottom of that same page, the
guestion is brought up, what's the penalty for not doing it by December 1st of 2023?
Page 29, at the very top, something about, their approval for the structure becomes void
and we will be back to tearing down the unlawful building. I'm not saying anything other
than what is written there and I'm pointing out that I've provided 3 examples of
equipment that was there in 2022 that has remained there for four years, and it's there
today.

Weber — Okay, so | think | understand.

Cynthia Weaver — The equipment does not move. The compliance is not there. Can you
please be fair? My dad's property has been in violation and we've worked our tail off to
remove this mess. I'm asking for fairness, that's all.

Weber — Dave, can we get this to Jay and the Building Department?

Cynthia Weaver — | didn’t know who to go to. All | know is | saw the notes and | thought
| might as well just show up.

Dave Campbell — The answer to your question is yes.

Cynthia Weaver — It’s going to take time. The stuff that’s out there has been there
historically. There's not going to be any magic wand that’s going to come along.

Weber — But if there were deadlines agreed to, then we will follow-up on that.
Cynthia Weaver — Three years ago.

Chairperson Parel — We appreciate you bringing it here. Dave has a note, and you have
Dave’s information.



Page 12 of 48 Monday, May 4, 2026
Planning Commission Meeting Draft Minutes

Cynthia Weaver — Okay.

Stacie Joseph, Treyborne Cir., Commerce Township — So, | wasn't actually going to say
anything because | thought all the comments were really addressed, especially by two
of the women. However, | want to point out that it used to be long ago that when we had
computers, they were in huge rooms. And now we have them on our watch and our
rings. And so, when you're looking at making rules, | would also consider the fact that
what we envision as a data center, which is large and uses lots of resources, could at
some point become small and still use a lot of resources. So, please keep that in
consideration.

Chairperson Parel — Thank you so much. Is there anyone else that would like to speak
on any matter?

Colin MacKenzie, Welch Rd., Commerce Township — Data centers, | mean we all kind
of don’t like them. Clearly, we've had two very great articulate women explain some
great points on the whole matter. And we've had some points on traditional data
centers. | do very much so appreciate the Township taking a proactive approach on the
whole topic.

| do want to clarify the difference between a traditional data processing center and these
hyper Al centers. | mean the processing power and the capabilities of modern Al
technology is something that, | mean, I'm 27, | can barely even fathom it. | would
truthfully encourage everybody on this board to learn as much about Al as a whole
before making any major decisions on the topic itself. Because | mean, the center is the
technology, everything related to that is going to be completely different than your
traditional server hosting processing center. | mean the computing power required for Al
programs is absurd. | won't harp on it too long. It seems that the Township people and
Board are kind of on a similar approach to this.

| would just encourage, like Taya said, to look into those potential restrictions to protect
our water and our citizens’ rights and property, and property values. | mean, Commerce
is mostly residential. Let's be honest. | know we have the 5 & Main, for better or for
worse, going on up there. I'd love to see more small business in there than car
dealerships, but hey.

Going on to kind of ... | wasn't even really planning on talking about this either. A million
dollars a mile for walkways is crazy. | do construction. | own a local construction
company. | talk to Jay and Lisa at the Building Department on a regular basis. That's
absurd. | don't know who our contractor is, if it's State, if it's Oakland County. | mean, |
do have some, you know, connections at the County I've spoken to.

Weber — If you would like to bid on it, we would love to get that.

Colin MacKenzie — You know like, very much seriously, that's absurd, because what are
we talking, asphalt sidewalks?

Weber — Well, that also includes easements, that includes ...

Colin MacKenzie — | mean a million dollars a mile is absolutely diabolical. That’s so
crazy it's not even funny. | mean I'm getting $40 to $50 per square foot for a patio, and
that’s high-end quality, hand cut, hand laid, brick. You know what I'm saying? Like,
that's crazy.
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So, jJumping in on all that, I think as a Township, we have some priorities to focus on
before Al even enters the scope of topic. We have infrastructure that needs to be dealt
with. We have septic fields that have been around since the 80s that are in failure all
over the Township. | mean, | try to build a deck or a patio anywhere, that's all | run into.
We have genuine issues with personal property and infrastructure in this town,
especially with all of the private residential and commercial that we've added. | think we
need to address those issues before we even consider letting something like an Al data
center into the Township.

Chairperson Parel — We appreciate it.
Weber — Please bid.

Colin MacKenzie — | will. I'll give you guys my information, whether it's myself or | find
somebody that’s reasonable. | mean, that’s crazy.

Anne Rzadca, Walled Lake — | lived in Commerce for 30 years and then | moved to
Walled Lake, but | can walk a few steps and be in Commerce again, in Wolverine Lake.
My comment is, even though | don't live in Lyon Township, | attended the meetings
against the Al centers and | learned a lot. Yes, we've had data centers for many, many
years, but what | learned at the Lyon Township meeting is that prior past data centers,
they said they're an industrial Level 1. That's much different, and what they call the Al
data centers is industrial Level 3, which they said was similar to the Rouge plant. Yeah,
so that was an eye opener for me and | want to educate as many people as | can.
People think, oh, Al centers; we’ve had data centers forever. But not like this. So, to me,
capturing it as the Rouge plant was a nice aha moment to help me comprehend how
these are.

| think we're all learning about them. In Lyon Township, there were many smart people
there that tried to educate the Board, which unfortunately was too late, and they're
recalling the whole Board now because it's an unfortunate situation. So, appreciate your
proactiveness. | think that's great. | really do appreciate that. And | loved when | lived in
Commerce Township.

Weber — You can always move back.
Chairperson Parel — Would anyone else like to speak? Sir?

Andrew Sowinski, 5059 Elkin St, Commerce Township — When you look at the data
centers and the cooling required, groundwater is an extremely efficient way to provide
the massive cooling that these centers need. It's not just groundwater for Commerce,
it's the entire watershed that becomes at risk. It's not when everything goes right, it's
when something goes wrong, and when you look at the watershed with the Huron River,
it is pretty extensive. (Holding up a map) That's the watershed. The red line is the main
waterway of Huron, which starts north of Commerce, works its way all the way over to
Ann Arbor, and all the way to Lake Erie. So, that's a lot to risk.

Closed loop systems; yes, if everything goes right, that's fine. But they're going to have
a cooling pond, right? And if that leaks, if a bad storm happens, again, you're putting the
watershed at risk. Looking at the data, half of the residents in Commerce Township are
on wells, and that water is going to leach right into that water.
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The other thing | wanted to say if you're looking for ... | don't know how you construct a
data center, because the BTUs, the watts per square foot, don't meet the current
Michigan Energy Code. Newly passed, you're only allowed so many watts per square
foot for lighting, and only so many BTUs per square foot, either in cooling or heating.
So, how do you build that? How does that data center get around that energy code that
everyone else has to comply with? | appreciate that you guys are looking at this very
carefully with a lot of consideration. Thank you.

Chairperson Parel — We truly appreciate it. Thank you.

Megan Blackmer, Sanderson Ct., Commerce Township — | have kids. This is part of my
talking point. (Holding her infant) I'm kind of winging it because | thought someone might
actually address this a little bit more. | didn’t grow up in this area, and one of the things
that was definitely new to me about this area is the community that is in this area. It's
hard for me to see ... | would ask for you to consider how a data center, even a small
one, adds beneficial qualities to our community because we're focused on the people as
the community. You can even see with like 5 & Main; we’re trying to bring people to this
community. Is a data center in an industrial area adding benefit to our community, and
to our infrastructure?

That’s just something | would ask you to consider. | couldn't really catch everything, but
if a data center is added to our community, it could greatly lower the value of our
homes, depending on where it’s located, but it doesn’t lower our taxable value as far as
I'm aware. So, you’re talking about people who have invested in this community, and
we’re being taxed for the things that are being added to our community that we would
love to appreciate here. So, is adding a data center going to add an additional cost to
our residents that is not beneficial, and could those areas where this data center could
be located be better suited to something that’s directly giving to our community rather
than a data center that’s just sitting there? I'm not exactly sure what it's doing.

As someone who is directly influenced by this, in Van Buren Township, my parents live
next to a parcel of land that has been zoned and they had intended to put it data center
in there for between 6 to 10 years, and it's just now in the process of them looking to put
it in. It is massive and it is way bigger than anything that they intended to put in there.
Somehow, people didn't hear about it in the meetings because there was no
transparency. There are not many preventative things put in place as far as protecting
the water, protecting the noise and health risks associated with this. | have a special
needs sister who lives next door to that parcel of land and we're looking at how it could
potentially affect her and my family. | heard from someone who was here who said data
centers could be any range of things, and | know I'm slightly repeating what other
people have said, but we're not talking about small data centers. We're talking about
large data centers that have potential health risks and that's what we're asking for you
to consider, whether or not that is beneficial for our community here. If that's what
everyone who's moved here years ago was intending for this community to be, because
as someone who was just a couple of cities away, Commerce Township is SO unigue in
the community. | would really be disappointed to have my kids live in an area where
there is a data center and it's not giving to the community and the infrastructure in the
way that maybe my in-laws, who have lived here for over 30 years, they didn't see it
functioning that way. | appreciate you guys being transparent and | know you've said
we've heard a lot of cons about data centers, so | would ask you to please focus on
what are the pros and do they outweigh the cons, because there are, very clearly to a
lot of us, way more cons than pros.
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Chairperson Parel — Thank you so much. We appreciate it.

Stefanie Schmitz, Roselawn St., Wolverine Lake — I've lived in this area since | was a
freshman at Walled Lake Northern. | brought my boyfriend over here, and we bought
our house here. He loved it so much, | convinced this strange man from Midland, MI, to
move here with me.

I've seen a lot of phases of Commerce, of Walled Lake, of Wolverine Lake, all the
surrounding areas, and it has been exciting to see the last 20 years of development.
Obviously, thank you for being proactive and being aware of what we're trying to
protect. I've just been kind of listening to everybody's points. | hear the point from the
gentleman who has worked in the data center. | hear what you're trying to say, that data
centers can be a lot of different things. They can be rooms, the size of this room, with a
couple computers, and that's fine. That's one thing. But as the lady mentioned, we're not
talking about rooms this size. We're talking about thousands, hundreds of thousands of
acres of land that are being taken up for things that we never agreed to. We didn't know
what data centers could look like.

We didn't know when we were getting our computers in 1998 that it would envelop this
giant internet that we have now, and every single device that we touch is collecting data
points; our TV's, our computers, our watches, everything. | think that's the biggest point,
is that we are getting involved in all of these stories that we are reading now, because
our eyes are opening up to what the potential is, what the loss could be, and what we're
trying to protect.

We are in a unique position here in Michigan to protect so much, and in our community
here in Commerce, because we have one of the most beautiful watersheds, we have,
well water, because we are afforded that luxury. That is a luxury that most places in the
country do not have, and we are the stewards of our land, and that is ours to protect.
The only other thing I'll add is, you brought up a lot of great points and considerations
you're making. | would ask that we consider groundwater impact and also our official
wildlife. It's a big part of our ecosystem around here. | know we have a lot of fishers and
a lot of hunters around here. So, that’s going to impact all of that. And, in regards to the
Airline Trall, yes, that cost is astronomical, but if we could get some sidewalks to
connect the Wolverine Lake portion, that would be appreciated. Thank you.

Chairperson Parel — Thank you.

Weber — By the way, Wolverine Lake is included in the pathway system.

Chairperson Parel — So they’ll have an opportunity to vote on it.

Weber — Yes.

Chairperson Parel — Would anyone else like to come up and speak on this matter, or
any other matter? Okay, with that, we will close the public discussion and we will move

onto our discussion of the topic that a lot of folks came to talk about and listen to.

Chairperson Parel closed Public Discussion on matters for which there is no
public hearing scheduled.

F. TABLED ITEMS
None.
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G. OLD BUSINESS
None.

H. SCHEDULED PUBLIC HEARINGS
None.

. NEW BUSINESS

>> Note: Item I.1. Commerce Lake Market, Optional Preliminary Review, was moved
down to follow Item I.2. on the agenda.

ITEM 1.2. Data Center Discussion
Potential series of Zoning Ordinance amendments relative to data centers.

Dave Campbell — So, what was included in your packet was a memo that is effectively a
recycling of a memo that the Planning Department provided to the Township Board for
the quarterly discussion meeting that Mr. Weber referenced last week Tuesday. We
wanted to get any insights the Board might have in that discussion forum last week and
see if the Township Board felt the Planning Department was on the right track with how
we want to pursue any changes to our Zoning Ordinance as they pertain to data
centers. | think the Township Board felt, for the most part, that the Planning Department
was on the right track, and wanted to have the Planning Commission continue this
discussion and see what sort of insights this group might have.

As Mr. Weber mentioned, we are about at the midpoint of a six-month moratorium for
any action on any data center. In other words, if any developer were to come to the
Township during the six-month moratorium with any kind of an application or petition for
development of the data center, we would not accept that application while we're in that
moratorium. The purpose of the moratorium is to have meetings, conversations and
discussions such as this, to have an opportunity to research data centers and all the
impacts that some of the folks have expressed concerns about, and amend our Zoning
Ordinance accordingly.

We want to try to do that within that six-month moratorium. The intent of a moratorium is
not just to call a timeout and not do anything. The intent of a moratorium is to have an
opportunity to do research and do work to hopefully come to a conclusion. In this case,
the conclusion would be in the form of a series of amendments to our Zoning
Ordinance. And what those amendments most likely are going to be is where data
centers could be allowed within Commerce Township, if ever one were to be proposed,
and to what standards they would be held.

One of the questions that we've been asked recently, and including during a lot of
phone calls today, was why can’t the Township just simply ban or prohibit data centers
and just zone them out? The answer is, that would be what’s called exclusionary
zoning, and that is unlawful. It's unlawful for a community to ban a use. It's something
that's been tried with other land uses. There was a point in time where Michigan
communities tried to outlaw mobile home parks. There's a landmark case where the City
of Detroit tried to ban adult movie theaters, and it went all the way to the United States
Supreme Court. So, what we cannot do is exclusionary zoning to zone out any
particular land use.

What we can do though is come up with reasonable and appropriate standards for
where and how a land use can operate. Another point that Mr. Weber made that | think
is relevant is, one, no one has approached the Township currently proposing a data
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center. No one has made any kind of formal proposal, or even an informal proposal.
Number two, it's probably a fair speculation to say that there's not a lot of land still
available in Commerce Township for a data center of the size and the scale that's
currently being considered or approved in some of the other communities, such as
Saline Township, Van Buren, Lyon and Howell Township, and some other communities
over on the west side of the state. There are not a lot of sites that are available that
would be zoned and are otherwise not already developed. That is why we keep saying
we're being proactive with this rather than reactive. Some of these communities have
found themselves having to be reactive, or as Mr. Weber says, you're playing defense.
That's the position that the Township wants to avoid finding ourselves in.

When we talk about amending the Zoning Ordinance, | think there are two particular
zoning districts that we would want to look at within the Zoning Ordinance. One is our
industrial zoning district, and the other is our technology and light manufacturing zoning
district, what we call TLM. Those would be the two zoning districts that, from the
Planning Department’s perspective, would be most appropriate for where a data center
is most consistent with the other land uses that are already allowed within those zoning
districts. But then what we’ve talked about with the Township Board and what we can
talk about more tonight is potentially establishing tiers for those data centers based on
their size. When we talk about size, there's different ways to define size; the actual
square footage of the facility, versus the amount of energy and electricity that they
would utilize. The Township Board felt that looking at it from a square footage
standpoint was the more reasonable way to establish these tiers. So, once we have
those tiers established, then we could say, these tiers are allowed in this zoning district,
and these bigger tiers are allowed in that zoning district. Again, those zoning districts
most likely being industrial and TLM.

What the Board talked about was the smaller data centers could potentially be a
principal permitted use in TLM zoning district and in the industrial, but the larger data
centers, what are often called the hyperscale data centers, would only be permitted and
only as a Special Land Use within the industrial district. Then, within the process of
reviewing and potentially approving data centers, there would be criteria that would
have to be met. Again, those criteria might be different depending on whether it's the
smaller tier versus the larger tier. But those criteria could be relative to things like water
usage, whether or not the data center is connected to a municipal water supply versus
whether they’re proposing to install a private well. Those criteria could be relative to
electricity usage and where they are location-wise compared to the electrical grid and
what, if any, electrical upgrades would need to be made to accommodate the demand
for the facility.

We could require things, and a lot of them were mentioned tonight, like a noise and
vibration study, an emissions study, because from what our research says, these data
centers do have to have these backup diesel generators that have to be operated on
something of a regular basis to make sure they're operational. With those large
generators, and with the heating and cooling equipment, and more so the cooling and
humidity control equipment that data centers typically need, there is going to be an
impact relative to noise, vibration and emissions. So, we could make a requirement for
an impact study relative to those factors to be submitted.

For what it's worth, I'm trying to cover a good amount of information in a relatively short
amount of time, so feel free to jump in and ask any questions you might have. The other
challenge with data centers in general right now is that it's something of a moving target
relative to the State of Michigan. So, the State of Michigan has legislation that's
currently being proposed, and your guess is as good as mine whether it's going to go
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anywhere, but the State of Michigan has legislation putting a statewide moratorium on
data centers. | think the State of Michigan is hearing a lot of these concerns from its
constituents and from its community leaders. So, how the State is treating these data
centers is something of a moving target as well.

Where this would all be leading to is changes to our Zoning Ordinance. Anytime we
change the Zoning Ordinance, whether it's for something small or for something very,
very important, such as data centers, by State law, we do have to have a public hearing
with this Planning Commission. So, this is certainly not going to be the last conversation
we have on this topic. The public hearing would have to be noticed in the Oakland
Press, and we’d have to go through proper noticing requirements. If and when the
Planning Commission is prepared to take any formal action on any amendments to our
Zoning Ordinance that pertain to data centers, that action would come in the form of a
formal recommendation to the Township Board. So, if and when the Planning
Commission is prepared to do so, you would make a formal recommendation on those
Zoning Ordinance amendments, and then those amendments would proceed to the
Township Board who would have the authority to take final action.

So, there would need to be a series of several meetings with both the Planning
Commission and with the elected officials of the Township Board before any
amendments to the Zoning Ordinance could be formally adopted. To get to the point
where we're actually writing a series of amendments to our Zoning Ordinance,
somewhere in there we would need consultation from the Township Attorney, and
probably the Township Engineer, and there's a cost that goes along with that. So,
before we get to that point in the process, we wanted to start with this informal
discussion tonight, similar to what we had with the Township Board last week Tuesday,
to again, ask if the Planning Commission feels that what we're outlining in our memo is
on the right track, if there's any suggestions, revisions or things that you would like us to
research further, so that when we come back to you sometime within the next couple of
months, we have Zoning Ordinance amendments that are more fleshed out and getting
close to a point where you as a Planning Commission would be ready to make a
decision whether to make a formal recommendation to your Township Board.

So, with that, I'll take a pause and see what questions there are for me, and certainly
give the Planning Commission an opportunity to have a discussion amongst yourselves.
And by the way, | do appreciate all the public input. Mr. Parel was right, this is the most
full we've seen this room in a long time. | do appreciate that everybody is passionate
and interested in this topic, and | appreciate that everybody, for the most part, followed
the rules in terms of how we handle public comments. Again, we’ve seen where public
meetings can get a little out of hand sometimes, so | appreciate that everybody was on
their best behavior.

Commission Comments:

Weber — Dave, you mentioned, and | guess | was not aware, whether the Senate, or the
House or the State was discussing a ban of data centers, which is exactly 180 degrees
from what the State did where they created a tax incentives specifically to lure data
centers to Michigan.

Dave Campbell — So, if you're asking me to rationalize how they do things in Lansing, |
don’t know. But you are correct, on the one hand, there are significant incentives being
offered at the State level for these data centers, and | think that a lot of those incentives
are what were applied to the facility that’s now currently under construction in Saline
Township. But, on the other hand, yes, there is legislation that has been introduced. |
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don't know how seriously it’s going to be taken, or whether it will ever find its way out of
committee. But there is bipartisan legislation that has been introduced for a statewide
moratorium on data centers.

Bearer — Dave, when you were meeting with the Board, was there any discussion based
around a hybrid version of the tiers based on square footage and resources? Or was it
exclusively based on square footage or resources?

Dave Campbell — | don't think any formal decision was made necessarily. | mean it was,
again, an informal discussion kind of like we're having tonight. The thought was that
asking the development team of a data center how much electricity they are going to
use, there's potential there that they could maybe use some funny math perhaps.
Whereas if you base it on how big your buildings are going to be, that's harder to do
funny math with. They would have to submit a site plan; here are our buildings, here’s
our parking lot, here’s our driveways and so forth. That, | think from the Board’s
perspective, was more of a straightforward way of defining the tiers, how big the facility
is going to be from a square footage standpoint.

Chairperson Parel — We're trying to be proactive here. We understand that technology
changes fast. In that scenario, though, could there be a scenario in which the buildings
get smaller, but the intensity and use of resources gets larger?

Dave Campbell — There could be, so that’s where this is a worthwhile discussion of how
you define the tiers, or whether you want to establish tiers. That was one idea, and |
think it was a decent idea to have tiers and maybe base where they could be located
based on those tiers. As we’ve discussed, there are data centers that are relatively
small, and some which already exist. We don't want to zone out the data centers that
may already exist. So, there is some logic to defining small, medium and large or
something like that.

Chairperson Parel — And we also don't want to zone out other development that we
want for the Township.

Dave Campbell — We would never want to do that.
Chairperson Parel — We have to be conscious about it.

Weber — Caitlin, | think there was discussion on both. So, intensity and size. | think
maybe some of the size discussion was thought about because of the horror stories that
we’re hearing in Van Buren and Lyon, Howell, et cetera. But I still think there needs to
be, and maybe it's not an either/or, maybe it's an and; maybe if we do look at tiering,
maybe it’s size and intensity, because with the usage, with the electrical, or whatever
the power usage, it’'s going to have a direct correlation to what’s going to be required to
cool it. And then that gets into the whole discussion on water and closed systems, et
cetera.

Bearer — I'd like to see some type of hybrid here. The woman who brought up that
computers used to be a room, and now they’re a watch; that's a great point. Just seeing
how far Al has come in two years, | know we'’ve reviewed our zoning laws, but who
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knows what next year is going to bring. We could say we're going to review it in five
years, and that may be too late. So, I'd like to see some type of hybrid tier situation.

McCanham — As for that statewide moratorium, the governor has said publicly that she
would veto that bill because of economic issues. Over 50 communities have
moratoriums in place right now in Michigan.

Dave Campbell — | had not heard that part about the governor, but as I've said, it's a
moving target.

Weber — So, | think as we're moving forward, we're going to have our crack staff in the
Planning Department help to create the guardrails for what we’re talking about.

Dave Campbell — I'm going to quote you on that one when we get to budget season,
crack staff.

Weber — | think we’ve talked about the need to tier, and whether that’s two-tier or three-
tier, | think we need to understand our existing businesses that we don't want to tier out,
or we don’t want to create undue regulations which would lead to undue cost. So, | think
we need to understand what that criteria is to tier. And then for each of those criteria, we
need to understand what the impacts are, whether you call it environmental impact or if
it's more centered on water and cooling. What are the requirements for different tiers in
order to do that? So, whatever this building is, or whatever this business is, it is
reasonably functional with whatever the standards are that we want to adhere to.

Then, just our overall normal due diligence, which | think we’re probably fine on, but we
should just understand lighting, noise, vibration, versus some of the other requirements,
whether it’s a diesel generator. My question is, | guess | don't know enough, and maybe
Mr. Long can educate me later on the efficiency of a diesel generator versus a natural
gas generator, which would be much cleaner. Those are my thoughts to start
developing guardrails.

Loskill — To answer your question, natural gas generators are only good to a certain
size.

Dave Campbell — Was that Mr. Loskill’s turn?
Loskill — Yes. Everything else has pretty much already been mentioned.

Phillips — We've talked a lot about the operating characteristics of these data centers.
We've talked about acreage, power usage, water usage, noise and light pollution. My
concern is, to put something in place, we have to quantify it. | don't know that we have
anybody on this Commission or within our organization that is qualified to set those
parameters and actually quantify what it means to each of us. So, | agree, | think we
should undertake this and it's necessary, but we need to do it right. | think we need to
get some other brain power to help us.

Dave Campbell — Agreed, and we’re already doing so. There's a lot of information out
there, and more comes out on a daily basis. So, part of what we're doing during the six-
month moratorium is collecting as much of that information as we can. Our Township
Engineer, Giffels Webster, who works for a lot of client communities throughout
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Southeast Michigan, that has a planning team that works on the data center issue has
been sharing a lot of great information with us as well. | agree with what you're saying
and it's something that we're actively working on, trying to get as much expert analysis
and information as we can compile.

Winkler — One thing that has come to mind is, the biggest concern we’ve heard here
was the power consumption that the data center will take. Is it worthwhile to explore
maybe requiring in our ordinance language that the building has solar power and it has
geothermal power to offset even a minute amount of the power of the data centers
might use.

Chairperson Parel — | think that would be such a minute amount.

Winkler — | don't know. | have no idea how much energy those sources would produce
compared to the energy that the data center would use.

Chairperson Parel — I'm fairly confident ...

Weber — I'm pretty sure | have this correct, but in order to ring all of the bells for the
State tax abatements, and the bells and whistles from the State, | believe it's within six
years of opening, the data center must acquire 90% of its energy utilization from
renewable sources, which | think sounds like an unachievable, impossible number. I'm
pretty sure | read that in the State language.

Chairperson Parel — But, those renewable resources aren’t necessarily on the site.

Weber — No, not on the site, but whatever they are using has to be 90% renewable in
order to get their tax benefits.

Chairperson Parel — So, it might be coming from a hydro project in a different part of
Michigan.

Weber — I'm sure they will massage the data.

Chairperson Parel — Yes to try to take advantage of the tax credits. | just know from my
experience, you’re not going to run even 1% of the data center putting solar panels on
the entire property and running geothermal. You would be lucky to heat and cool an
office, and maybe some LED lighting, which a lot of these data centers | don't believe
use that much lighting. Just my experience and my opinion.

McCanham — A companion bill to that statewide moratorium is legislation that would
prevent the Michigan Public Safety Commission, which regulates energy and all those
types of things, from getting involved during the moratorium periods and such. So, there
are two different bills there that they’re involved in.

Chairperson Parel — They’re trying to cut them out.

Dave Campbell — That's where | keep using the term moving target. It's a challenge.
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Chairperson Parel — Dave, just for my own clarification, this tiered system that’s being
suggested, can you describe it a little clearer? | guess I'm not very clear on how the
tiered system would work and maybe you could put an example against it.

Dave Campbell — | can try to make up an example on the fly. If what we're saying is that
data centers are allowed in specific zoning districts, and what | think makes sense is
those specific zoning districts for Commerce Township would be our industrial zoning
district and our TLM. Within those two districts, we have what we call principal permitted
uses and Special Land Uses. The Planning Commission is very familiar with those. |
could see where a data center that is of a lower tier could be considered a principal
permitted use in one or both of those zoning districts. Whereas a data center of a higher
tier could only be permitted in, say, one of the two zoning districts, and only then as a
Special Land Use, because the Special Land Use classification gives the Township
more teeth in the criteria that we would apply as part of the approval process.

So, we could add criteria such as they must have a contained cooling system. We
talked with the Township Board about, it could only connect to the municipal water
supply, and only then, a municipal water main of X size, like a 12 inch water main, so
that we know that the capacity is there to serve a facility of that size. That's where part
of the logic in my mind makes sense of having the tiered system so that we could then
say these tiers are allowed here, and these tiers are allowed here, but if we are going to
allow them here, they can only be allowed as a Special Land Use and only then if they
meet these criteria. Did that answer your question?

Chairperson Parel — | think so. | just wanted to understand. So, in our highest intensity
zoning, which would be our industrial zoning, in that scenario that you just drew out,
you’re suggesting that the highest tier would either only fit in our most intense zoning, or
only fit in under a Special Land Use.

Dave Campbell — Yes, | would think the most intense tier would only be allowed in
industrial, and only then as a Special Land Use.

Chairperson Parel — Oh okay, so both of those criteria. | understand. That clarifies it a
little bit.

Weber — With that Special Land Use then goes the restrictive covenants associated with
it. Logically thinking, if we think about where we have industrial zoning, there's only a
couple of places. You have Williams International, you have Ladd Road, and you have
the one parcel off of Maple on the south side. | think that’s the only industrial that we
have.

Dave Campbell — We can pull up our zoning map if you’d like.

Weber — But, having said that, those are small pieces of land that likely wouldn’t lend
themselves to, or be economically feasible for somebody to even think about putting a
data center there. But again, that’s today’s technology. This could become a much
smaller footprint with a higher intensity sometime in the future. We want to make sure
we’re protecting this.

Chairperson Parel — What’s to stop somebody from assembling multiple properties?
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Weber — Even if you think about Ladd Road, there's not much geography there.

Chairperson Parel — Are there any other single parcels that are maybe utilized for
something different now that could be retrofitted for a data center? | know we’ve talked
about vacant land.

Dave Campbell — I might want to give that more thought, but | think if the answer is even
maybe, it would only be maybe if someone were to assemble a collection of properties,
dozens of properties. | would think many, if not most, of those properties already have
an existing use on them with buildings, parking and everything. So, somebody would
have to assemble a bunch of properties, tear down a bunch of buildings in order to
create a piece of land of the size that these data centers require, at least the ones that
are currently being proposed in these other communities. That seems less feasible to a
developer than going out and finding a few hundred acres of farmland and proposing it
there.

Chairperson Parel — | agree with that. That’s particularly of interest to me. | was actually
in Cleveland for a volleyball tournament with my daughter two weeks ago. The guy at
the door who was taking our tickets told me this is the last year we can have the
tournament at the convention center, which is next to the airport in Cleveland. It has
been there for years. They said they sold it to a developer and it's more economically
feasible as a data center. They had the infrastructure in place. | know we don’t have a
convention center in Commerce Township, but I'm just trying to think about other ways
that a developer could come in and assemble property, or utilize an existing property. |
just want to make sure we’re not only focused on Williams International for instance,
which we know is probably going to change hands soon or be redeveloped.

Dave Campbell — Sure. And | guess while we’re talking about size and scale, one of the
things that’'s mentioned in our memo is a potential requirement of a data center, and
probably a data center of one of the bigger tiers that we're talking about, is a
decommissioning plan and a decommissioning bond, or a financial guarantee. The
thought is that these facilities are evolving so rapidly, and it’'s very possible that 10 years
after you build one of these places, it becomes obsolete because technology has
evolved. So, now you’ve got this massive building that is no longer needed for a data
center, but that no other user has a use for. So, you can't repurpose this building, and
now you've got this massive vacant building. To avoid that scenario, the Township could
consider requiring a financial guarantee, essentially saying, if and when that day comes,
we need to have money in place to put everything back the way it was. We talked about
that with the Township Attorney and he thinks that's something that we could make
work. That's one of the thoughts that comes to mind when we talk about how massive
these places can be, and what happens if they ever go dark.

Chairperson Parel — Yes, we just have to be careful with that, to our prior conversation,
the development that we want here, whether it's data centers or not. We don’t want to
block out other development that may be more of what we’re looking for.

Dave Campbell — That brings us back to the conversation of tiers. If it's a facility over a
certain size, that's where maybe we talk about a decommissioning bond.
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Winkler — Dave, | just looked up a website with the U.S. Department of Energy. They
have a specific website just for geothermal as it relates to data centers. | think it's
something we should look at.

Chairperson Parel — And Brian, | apologize. | was more focused on your solar comment.
| have very little experience when it comes to geothermal. | know it's used and it’s used
efficiently for cooling spaces, so | will read that as well. Thank you.

Weber — So Dave, what do you see as next steps then, with everything that you've
heard so far?

Dave Campbell — We're on something of a shot clock with this six-month moratorium. It
was adopted by the Township Board during their February meeting, which would then
take us to their August meeting. That doesn't necessarily mean that the Township Board
has to adopt something within those six months. The Township Board could always
extend that moratorium, but we would have to do so on the justification that we're still
actively working on these amendments. Again, it can't just be take a moratorium so that
nobody does anything. We have to be actively working on it.

As far as next steps, | would hope that within the next couple of months, say July, we
are coming back to you with a series of draft amendments to our Zoning Ordinance, and
the Planning Commission would have the opportunity to discuss the topics again. If the
Planning Commission feels we’re on the right track, then maybe we could target the
August Planning Commission meeting for a public hearing, and then from there, it could
potentially proceed to the Township Board if the Planning Commission is ready to make
their formal recommendation at that meeting.

| know the Township Board wants to be very involved in this process. | believe the next
guarterly discussion meeting would be July. So, maybe in addition to bringing
something back to the Planning Commission by July, we could also look at having a
joint meeting, which we are maybe overdue to do, to discuss this topic and again, make
sure everybody feels we’re on the right track. I'm not sure we would have anything
ready for the June meeting. It's coming up fairly quickly on us and we’ve got a lot of
work to do. In addition, that’s already looking like a very full agenda for the June
Planning Commission meeting. So, | might say that July would be a reasonable target
date.

Then, if we have to, if the Township Attorney tells us it has to be done before the
moratorium, there's always the potential to schedule special meetings and so forth if we
really have to meet a deadline.

Chairperson Parel — Any other comments from anybody up here? I think it was a great
discussion. I'm incredibly grateful that everybody came out tonight to make comments,
or just showed up.

Dave Campbell — I'll mention one last time; everything we’re discussing is speculative
and everything is hypothetical. No one is proposing or has even asked about a data
center in Commerce Township yet. We are doing all of this to be ready for if and when
that day comes.

Bearer — | have one more question. When are we getting asparagus?

Mr. Long, Trustee and Owner of Long’s Farm — When it warms up.
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Dave Campbell — It sounds like we’re close to moving onto our next agenda item. If that
is where we are, | might suggest taking a break. Everyone is welcome to stay for the
rest of the meeting, but if anyone wants to sneak out, we won'’t hold it against you.

Chairperson Parel — Thank you again. We will take a brief break.
[Break from 8:41 to 8:47pm]

ITEM 1.1. COMMERCE LAKE MARKET — OPTIONAL PRELIMINARY REVIEW
Property/business owner Steve Bakko is requesting an optional preliminary review for
the redevelopment/expansion of the Commerce Lake Market at 1740 Glengary to
include fuel pumps, including the residential lot at 2750 Benstein Road.

PIN#s: 17-21-276-064 & 17-21-276-063

Dave Campbell — This is a project that the Planning Commission has seen before in
some of its earlier iterations. This is the northeast corner of Benstein and Glengary. It's
a picture taken very recently and that's why everything looks all brown and dormant.
The Commerce Lake Market is the existing party/convenience store here at 1740
Glengary, on the north side of Glengary Road. The owner, Steve Bakko, has come to
the Planning Commission, | want to say at least twice, with evolutions of a concept to
expand his store, or replace his store, and most recently to replace the store with a
newer, bigger store, but also add gas pumps to the facility, and that's what we're going
to talk about tonight. | think the last time we saw Mr. Bakko, it may have been long
enough ago that we've got a couple of new faces on our Planning Commission since
then. So, we thought it would make sense for Mr. Bakko to be here this evening and
reintroduce his project.

As | mentioned, the existing store at 1740 Glengary; what Mr. Bakko has also done is
acquired this existing home at 2750 Benstein. What he is proposing to do is combine
these two pieces of property to develop it with the site plan that I'm about to show you
here in a moment. What's key about the conversation we're about to have is the existing
store at 1740 Glengary is zoned B-2 Community Commercial, and the existing home at
2750 Benstein is zoned R-1D Single Family Residential.

To do what Mr. Bakko hopes to do, which is to replace his store with a new store and
add fuel pumps, the properties would have to collectively be rezoned to B-3. While a
convenience store could be allowed in B-2, the gas station is only allowed in B-3, and
only then as a Special Land Use in the B-3 zoning district. So, what we’re going to talk
about this evening, and potentially in the meetings subsequent to tonight, is a
Conditional Rezoning of both of these properties from their current zoning designations
of B-2 and R-1D to B-3 zoning and to do so via Conditional Rezoning.

The Conditional Rezoning, if it were to be approved, the outcome would be a layout like
the one we have on the screen, so I'm going to zoom in a little bit. This is a concept plan
at this point, so not the level of detail that we would see if and when this project gets to
the site plan portion of the process. As you can see, the existing store, which sits here,
would be replaced by parking for the new store, which would sit on the currently
undeveloped land behind the store. And then the house along Benstein Road would be
demolished and replaced with a fuel canopy for four double loaded fuel pumps, so a
total of eight fuel nozzles. The existing points of access along the north side of Benstein
Road would remain. Hopefully they'll be better defined than what they are now, with
some better curbing and so forth, but maintaining two points of access along the north
side of Glengary Road, along with a new commercial driveway along the east side of
Benstein Road.
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The driveway for the existing home already exists, but this would be a new commercial
driveway a little bit further north than the existing residential driveway. Keep in mind that
there is an existing building at the actual corner, 2718 Benstein. That's an existing
building that has had a few users through the years, including at one point, a gas
station. What's in there now is a masonry contractor’s showroom, Geary Masonry. This
site would wrap around the Geary Masonry site, which would remain in place.

Chairperson Parel — Dave, can | ask, what is the masonry property zoned?
Dave Campbell — It is zoned B-3.
Chairperson Parel — | think it’s relevant to the conversation.

Dave Campbell — So, in terms of the rezoning, as | mentioned, Mr. Bakko is hoping to
take advantage of the Township’s Conditional Rezoning process, which as the Planning
Commission is well aware, is effectively when the petitioner asks the Township for the
zoning that he needs for the project that he hopes to accomplish, and would guarantee
that | only need the zoning to build this and only this, so he would not be allowed to get
a B-3 zoning and then do anything that's allowed in B-3. He would only be allowed, via a
contract with the Township, to develop a site that looks like what's up on the screen
currently. So this site plan, or an enhanced version of this site plan, would be included
as an exhibit to a Conditional Rezoning agreement, which is a contract between the
developer and the Township, memorializing the idea of give me the zoning | need, and |
promise | will build this and only this.

Within a Conditional Rezoning, there are meant to be conditions. The petitioner is
meant to volunteer conditions within the Conditional Rezoning agreement, and it is
within the Township’s discretion to accept or not accept those conditions. So, we did
have a preliminary meeting with Mr. Bakko and his team last week, with the Township
Attorney, to start roughing out the framework of a Conditional Rezoning agreement. We
can talk a little bit more on that, and it is summarized in our review letter what some of
those conditions that were discussed included.

What's important to note with the Conditional Rezoning process is the Township is not
meant to compel the developer of what conditions they are to offer. The developer is to
volunteer those conditions, and then the Township either accepts, or does not accept.
Some of the conditions that we did discuss were the hours of operation. With the store
that would be a replacement of what already exists, but then with the addition of the fuel
pumps, one of the points of discussion was the hours of operation. So, the Conditional
Rezoning agreement is potentially going to limit those hours, | think to 11:00 PM on
weekdays and 10:00 PM on weekends.

We talked about a condition including where and how they could have any outdoor
storage or sales or displays of the things that we often see with gas stations; firewood,
the propane exchange, windshield washer fluid, and so forth. We discussed limiting that
to a specific area on the site. We discussed the fuel canopy itself and how tall it needs
to be, what level of illumination it's going to have, and what sort of an aesthetic it is
going to have. What the developer has offered preliminarily is something of a generic,
what they call a skin, which goes around a gas station canopy. | think we've all seen the
canopies that have bright colors that are meant to draw the eye. | think Sunoco has the
whole NASCAR rainbow thing going with checkered flags and so forth that are meant to
be eye catching. One of the things we discussed was that probably is not consistent
with the surrounding neighborhood in this case, and we want this site, if it were to be
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developed, to be harmonious with the surrounding neighborhood. So, what they offered
is something of a generic canopy without any adornment in the form of signage, logos,
neon lights or anything like that. We did talk about the height of the canopy and trying to
keep it in scale again with the surrounding neighborhood, understanding that there does
need to be a certain level of clearance under that canopy for large vehicles and vehicles
pulling trailers and so forth.

It's notable that there's nowhere on the site shown for a detention or retention pond, and
what the developer intends to do is underground stormwater detention with
underground chambers to collect its stormwater. Another point that's important with kind
of the history and the evolution of this project is Mr. Bakko had to go to the State of
Michigan, the Office of Licensing and Regulatory Affairs, to get what they call a variance
from the State of Michigan. The variance is relative to the underground fuel storage
tanks. So, when underground fuel storage tanks are within so many feet of domestic
wells, which most of the folks in this part of the Township are on wells, there have to be
additional layers of protection or fail safes with those underground tanks when they are
within that isolation zone for the residential wells. So, Mr. Bakko was successful in
getting his variances from the State, under a whole host of conditions. The tanks
themselves have to be double walled. The lines servicing those tanks have to be double
walled. There have to be sensors, alarms and regular monitoring and reporting.
Therefore, so long as the underground tanks and the operation of them meet those
criteria, then he would comply with the variance that he received from the State of
Michigan back in January. | remember talking to Mr. Bakko about when in the process
he should seek those variances from the State and a conversation of it being a chicken
or the egg scenario. Does he get his approvals from the Township first, or does he get
his approvals from the State of Michigan first? He opted to go to the State of Michigan
first.

Another thing that's notable about this location is with it being on the north side of
Glengary Road, Glengary Road is not an Oakland County road. It is actually a Village of
Wolverine Lake road. So, Glengary Road is under the jurisdiction of the Village. So,
when we talk about traffic impacts, driveway access and turning movements in and out,
and how those impact existing and future traffic, usually that's a conversation that is had
with Road Commission, and it will be in this case too because Benstein Road is under
the jurisdiction of the Road Commission for Oakland County, but those conversations
will also be with the Village of Wolverine Lake since they have jurisdiction over Glengary
Road. We've already had preliminary emails back and forth with Dave Gillam, who is the
Village Administrator for Wolverine Lake, and he did express some concerns with traffic,
and particularly left turns in and left turns out via those Glengary Road driveways.

We did talk to the petitioner that with any rezoning there has to be an analysis of traffic
in the form of a traffic impact study, so we are having our traffic engineer develop a
scope for a traffic impact study for this development, and assuming that scope gets
accepted, approved and funded, then we would we would proceed with the traffic
impact study.

Another thing that's maybe unique about this location is being right across the street
from the Dairy Twist. Let’'s go back to the aerial for a moment. | think a lot of us have
seen the Dairy Twist when it's really hopping on a warm summer evening and some of
the traffic conditions that already exist through there. And so, when we do a traffic
impact study, typically we look at the afternoon peak hour from 4:00 PM to 6:00 PM,
and try to collect traffic data during the evening rush hour. On this one, we may have
the traffic engineer go a little later into the evening to try to pick up some of the traffic
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from the Dairy Twist, given that it's a unique animal in terms of how much traffic it
generates at certain times of the day.

One more thing I'll mention, relative to this being next door to the Village of Wolverine
Lake, anytime you have a rezoning proposed on a property that borders another
community, by State law, you have to go to Oakland County’s Coordinating Zoning
Committee. So, we had this happen with the project recently up on Bogie Lake Road;
that project bordered on White Lake Township. In this case, this project borders on
Village of Wolverine Lake. So, if and when the Planning Commission makes a formal
recommendation to the Township Board on the Conditional Rezoning, before this
project would proceed to the Township Board, it would first have to go to Oakland
County's Coordinating Zoning Committee. Their job is to try to have some oversight and
ensure that one community is not approving a rezoning that's completely contrary to
what's going on across the municipal border in the other community. So, that would be
another step in the process that the developer would have to go through if he opts to
proceed with this Conditional Rezoning.

I'll mention one last thing and then I'll take a break to see what questions or comments
you may have for me, and | know the development team is here and hopefully wants to
speak on their own behalf. This is going to be a significant process for the developer. |
mean a significant number of meetings, and studies, and contracts, all of which are
going to have a cost to the developer. The developer understands that, but what | want
to avoid is the developer going too far into that process and incurring too much of that
cost, only for concerns to be raised later in the process. In other words, if there are
significant concerns, | would hope that some of those could get brought up and fleshed
out this evening, just so the developer knows what those concerns are and has an
opportunity to address them sooner rather than later. Tonight's meeting is what we call
the optional preliminary review of a Conditional Rezoning. It's the developer’s option
whether they want to have this meeting. The developer in this case, | think wisely said
yes, I'd like to get in front of the Planning Commission at the May meeting to get their
thoughts and any concerns they might have, so that if we're able to get right back in
front of you at the June meeting for a public hearing on the Conditional Rezoning, we've
heard their comments and had a chance to address them. Again, | don't want anyone
wasting their time, their money or their effort if this project seemingly doesn't have legs.
With that, I'll take a pause and see if there's any questions or comments for me.
Otherwise, Mr. Bakko is here with his son Cameron, and his architect, Mr. Abdelnour. |
would think they’d want to come up and reintroduce themselves to the Planning
Commission and touch on any points that | may have missed.

Weber — Dave, can you pull up the satellite image again, and just go to the north a little?
Okay, | just wanted to see the property that was north of Mr. Bakko’s two properties.

Dave Campbell — | think what he will tell you is that property is unoccupied and it has
some signs of neglect. | think I've heard that it went to the County’s foreclosure auction,
and then was pulled at the last moment. | think Mr. Bakko has made efforts to acquire
that property and assemble it as part of this project, but he has not gotten cooperation
from the property owner in his efforts to do so.

Chairperson Parel — Maybe | could kick off the conversation by asking a question. Dave,
in order to rezone this, the Township Trustees would have to approve it, right?

Dave Campbell — Yes.
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Chairperson Parel — My assumption is that our Township Supervisor has seen this,
along with another Board member, George, has also seen this. Do we have any
feedback, or has anybody else at the Township Board taken a look at this?

Dave Campbell — As | mentioned, we've had several meetings with Mr. Bakko, which
are always a pleasure, and | don't remember anyone beyond Mr. Weber or Supervisor
Gray being a participant in those meetings. | think the last time we met with Mr. Gray on
this was a little while ago. And | mentioned that we had what we call the preliminary
conference last week for the Conditional Rezoning, and by Zoning Ordinance, the
Township Supervisor is to attend that meeting. Mr. Gray did attend that meeting virtually
via Zoom. He was asking questions and making comments during the meeting. They
were all good questions and productive comments, but none of those were anything that
| interpreted to say | don't like this at all.

Chairperson Parel — The reason I'm asking, back to your point, | don't want to spend our
time, but more importantly, | don't want to waste the developer’s time or his money for
something that the Township Board is not supporting.

Dave Campbell — We have had that happen, not very often, but we have had it happen
where the Planning Commission makes a recommendation to approve or deny, and
when it gets to the Township Board, the Board takes the opposite action. Another thing
to consider on this one is that even if this property were successfully rezoned to B-3, a
gas station in the B-3 zoning is still a Special Land Use. So, another scenario that |
hope we all want to avoid is some scenario where the rezoning gets approved, but then
the Special Land Use is somehow denied. That would be another example of a waste of
a lot of people's time. The other thing | would hope is that the Planning Commission,
when considering the rezoning, is also thinking ahead to the Special Land Use and not
inadvertently putting us in that predicament of approving the zoning, but then later on
denying the Special Land Use.

Chairperson Parel — That Special Land Use is based on those seven or eight criteria,
such as immediate need, their traffic implications, et cetera. And we know that there are
some questions we still have to answer as it relates to traffic. Again, we'd also have to
take into consideration other things.

Dave Campbell — Yes, you're correct. There are kind of generic criteria that apply to any
Special Land Use, including the hurdle that's often hard to clear, which is demonstration
of a documented and immediate need. Those are the more generic criteria, and then
there are also use specific criteria for gas stations; how big the site has to be, how much
frontage they have, how far they are away from residential driveways and so forth. So,
we as a staff are looking at all those things. It's early to try to do a site plan review, but
again, we don't want this to go too far only to run into a pitfall. So yes, there are criteria
for the Special Land Use that | hope we would think ahead on.

Chairperson Parel — When you say think ahead, | just want to be cognizant of the time
and money everyone is putting into this. As it relates to just thinking through traffic from
my own perspective, you mentioned that the supervisor or mayor next door has some
concerns about traffic. We’re going to do a traffic study. | don't know if it’s possible, but |
would suggest that study be run prior to doing a lot of the work behind the scenes and
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incurring the cost. We know that traffic implications could be one of the criteria required
to meet the Special Land Use.

Dave Campbell — Before this Planning Commission could make a formal
recommendation, we would need to have the results and the recommendations of the
traffic impact study.

Chairperson Parel — But what does the developer have to do to get to that point? Does
he have to go through the entire process to get a site plan that’s presentable?

Dave Campbell — No, the developer wouldn’t have to produce a whole lot more than
what has already been produced. When | say produce, I'm referencing this concept
plan. Now | know the architect is working on making revisions to this concept plan, and |
think he will be able to talk to some of those this evening. For example, | know they
were trying to find a way to reconfigure the store and the footprint to have there be a
kitchen component, a hot, prepared foods component. He's working on that and maybe
he'll be able to update us on where he is with that.

The other thing the developer and the architect want to have within the Conditional
Rezoning agreement is some preliminary conceptual building elevations so the Planning
Commission and the Township Board both have an idea of what this building is going to
look like and be convinced that this is a quality building with quality materials, and that is
going to be included within the language of the Conditional Rezoning agreement. They
will indicate the materials that will be permitted, and those that won’t be used, as they
are well aware of how the Planning Commission feels about EIFS, so that will not be
included.

Chairperson Parel — We have some preliminary renderings in here. | don't think that is
going to be the challenge, and I'm not necessarily set that there is going to be a
challenge. For me, just to kick it off, if there is going to be a traffic impact that is
significant enough to not move forward, | think it would be respectful and nice to know
ahead of time. And, if there is a path to knowing how the Township Board feels about
this prior, I'd personally like to have that out of respect for the developer as soon as
possible.

Dave Campbell — I'll do my best and maybe Mr. Weber can help me to try to gauge the
receptiveness of some of the Trustees.

Weber — I'm not sure I'm comfortable with gauging Township Trustees with something
that’s not a little further along.

Chairperson Parel — Let’s be honest, my concern is that the Township Trustees don't
want a gas station here. I'm not worried about the quality of the building. | think we can
get past that. Traffic is what it is and we will resolve that. And maybe there isn’t a path
to getting it now.

Weber — I'm not aware of Township Trustees ... We don’t want to be Walled Lake which
is putting in their 6!" gas station within one square mile. But the concerns have always
been that the gas stations are demanding alcohol sales. So, it’s either an existing or a
new station, and they don’t want to put the station in unless they can get alcohol. We
have Zoning Ordinance restrictions already on so many liquor stores per square mile.
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This is a bit of a unicorn because it's an establishment that already has liquor sales. So,
you’re not proliferating more liquor sales. And Mr. Bakko has said he is not expanding
his liquor square footage within the store. | think that's an important differentiation in
this. | think the other factor for us to consider is that there is not another gas station
within 2 miles or more of this location. But | don't have a feel for what any of the other
Trustees would have on this, because | don't think we've had a gas station go to the
Board of Trustees. We've had gas stations die here at the Planning Commission, but I'm
not aware of others, with the exception of Costco which really wasn’t new. It was
ginormous, but it wasn’t new.

Dave Campbell — That one did not have to go to the Board either.
Weber — Yes. So, has there been a gas station discussion that has gone to the Board?

Dave Campbell — One that comes to mind, and | think they’re with us this evening, is the
Marathon, formerly Clark Station, in the Commerce Village. As part of their knock down
and rebuild expansion, they did something quite comparable, which was they were
assembling other properties with it and had to rezone those properties through a
Conditional Rezoning.

Weber — But that wasn’t a new station.

Dave Campbell — If you're talking brand new from scratch, | can’t think of any right now.
If I may, I'm glad the alcohol component came up. | failed to bring that up. It is correct
that if this were a new alcohol retail sales outlet, it would be subject to the Special Land
Use criteria within our Zoning Ordinance. In this case, and again similar to how it was
handled with the Marathon Station, so long as there is a commitment to not expand their
alcohol sales, then they would not be subject to the Special Land Use criteria. Again,
similar to how we did it with Marathon, we would make a determination of how much
square footage or volume of alcohol sales currently exists in the existing store, and if it
were 1,500 square feet, we would say that the new store cannot have more than 1,500
square feet of sales area dedicated to alcohol sales. And the developer has agreed to
that, and has agreed to have that as part of their Conditional Rezoning agreement. I'll
let them speak on their own behalf, but their intent, and part of the reason they’re
agreeable to that is they want this to function more as a neighborhood market and less
as a party store. Going back to the hot food offerings, that’s part of why they want to
have a kitchen, to have pizza or pitas, or whatever it might be so that it does function as
a neighborhood market.

Winkler — Dave, a question | had is, you've mentioned that Benstein Road is owned
Wolverine Lake.

Dave Campbell — Glengary Road is owned by Wolverine.
Winkler — Now, would any changes to the entryways fall under the same requirements?
Will Wolverine Lake follow the same requirements that the Road Commission has as far

as locations of entries from intersections?

Dave Campbell — My understanding, and | asked this question of the traffic engineer,
unless Wolverine Village has standards that are different from the Road Commission,
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then the Road Commission standards would otherwise apply. For example, the Road
Commission has standards for when a left turn lane is warranted. It's based on how
many left turns are expected to be made versus how much through traffic it conflicts
with.

Winkler — | think the standard that I'm referring to, that the Road Commission has, is
how far can a driveway be from an intersection. If my memory is not failing, I think that
is 150 feet.

Dave Campbell — | would want to double check that number, but yes, in general, the
Road Commission absolutely has standards for how far apart commercial driveways
can be.

Winkler — So, if the Road Commission standards apply to that particular issue, the west
entrance to the site, from Glengary, is too close to the intersection. You have 125 feet
for that parcel from the corner to that western property line, so it might not be 150 feet
away from the intersection.

Dave Campbell — So we will look at that. It's also possible, given that they are keeping
driveways that already exist, then the Road Commission will often say, we will let you
keep that driveway, but we need to improve it; define it better, or maybe put a turn
restriction on it. It's tough from a legal standpoint for the Road Commission or the
Village of Wolverine Lake to say, you don’t get to have that driveway anymore. The
intent would be to improve on the existing access.

Winkler — On issues regarding the Special Land Use and the rezoning, | would like to
suggest to the developer and his architect to get rid of that western drive. He can then
pull that southern band of parking south to the property line, and then he can widen the
eastern drive, as well as, by bringing the parking down to the south, he widens the area
between the parking at the building and the parking to the south. Then he is able to add
more parking, two or three more spaces. So, if there is an issue with the 150 feet, it
takes care of that, and it also gets rid of the conflict with the Dairy Twist because you're
eliminating that drive that could conflict with the Dairy Twist drive across the street.

Dave Campbell — It's something we want to look at.
Winkler — It’s just a suggestion.

Dave Campbell — The other thing to consider, and it's kind of hard to see, is that this
driveway is something of a shared curb cut with the building next door. It looks like one
big open driveway. We would have to make sure that we’re not somehow severing
access for one property by doing what you’re suggesting. But yes, it's something we
should take a look at.

McCanham — If you got rid of the driveway Brian is talking about, you could still get fire
apparatus through there it looks like.

Dave Campbell — That's another question, any time you're talking about moving,
changing or eliminating driveways, we always want to go back to the Fire Department
and have them look at it.
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McCanham — It looks like he’s got fire trucks in there.

Dave Campbell — We did have them do what’s called auto-turn. It's important that they
use the proper vehicle when they do that. It has to match up with the ladder truck that
the Fire Department has.

McCanham — Have there been any issues with all of the other left hand turn driveways
in that area, the ice cream place, Little Caesars, et cetera. Both of them have two left
turn driveways. Have there been any traffic issues with that?

Dave Campbell — I’'m not personally familiar with any issues. I'm sure folks who live in
that area could probably tell you all sorts of stories. That's part of why we would want to
do a traffic impact study is to try to evaluate what those issues are and what those
issues could be.

Weber — There were periodic traffic issues. This intersection is not horrible, except for
during rush hour, and then it gets backed up from both ways.

Chairperson Parel welcomed the development team.

Mr. Bakko, owner of Commerce Lake Market, was present along with Cameron Bakko
and Mr. Ghassan Abdelnour, Architect, GAV & Associates, 24001 Orchard Lake Road,
Farmington, M| 48336.

Mr. Abdelnour — Thank you for having us here for the study session. We did meet with
the Planning Department and they've been very helpful, back and forth, exchanging
drawings with the Fire Department, showing them the drives, showing them the
schematics. You're absolutely right, we’d like to know where we are in the project, what
we’re doing right, or something we need to fix, or something that is never going to be
fixed. It's a good thing that we’re here tonight.

The whole idea is to create a new project. It's a nice intersection. The existing building
is working, but it's always nice to renew it and make it better for the neighborhood, and
make it unique. We do have retail on four sides of this intersection, so it would make it
more attractive to have more retail around it. What we’re proposing to do is to build a
new 6,000 square foot market. Like David said, we are limiting the number of square
feet to what we have for the liquor sales, but we’re making the market a little bigger.
We’re adding more space for milk, eggs, and all types of market items. Plus, this
actually came as a suggestion; the owner and the Planning Department wanted to
create that extra food component of the market. So, we are creating it to do a type of
restaurant, maybe pizza, maybe chicken, or any type of product that makes it more
attractive for the neighbors.

We’re proposing a nice, clean building that goes with the neighborhood and looks more
residential. We're keeping the colors beigy, with limestone and brick. The lighting
creates a nice walkable area next to the building. On top of the building, we’re using
some metal panel or siding, and that also goes to the front at the top of the main
entrance with a darker metal seam. We didn’t want to put a lot of different materials. We
wanted to make it look more residential and clean. At the same time, we created a lot of
big windows in the building. The windows make it light and makes it safer for people to
walk around. The more windows you see through the building, the more people feel like
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it's better to walk around. From one side, it’s all more like retail. We have the parking,
we have the entrances, and the building can act still as a market.

That’'s why we ended up putting the gas on the other side. So, if people don’t need gas
and they’re just coming to the market, we kept it to one area and made it more
accessible. At the same time, part of the project is to create more walkability in the
neighborhood. We have the front part on Glengary Road. We’re creating a seating area
with benches for people walking around, if they want to come, even from the ice cream
place on the other side, or if they’re buying sandwiches, and they could sit in that area.
We’'re trying also to create that neighborhood look at the same time by clearing that
existing building and cleaning up the site in general to make it more attractive.

The gas station itself, we have four pumps. After we met with David, the attorney and
everybody, we said we don’t want to have any signs on the canopy. We’re trying to use
the same materials that we have on the building. We’re thinking about different colors;
one may be silver or something very simple. No signage on the canopy and don't make
a big deal about what you're buying from the gas station. We’re trying to make more of
a big deal about the market itself.

The size of the building could end up being around 6,500 square feet, so there's a lot of
product that’s going to help in the neighborhood, because we’re limiting the alcohol.
That’s what | have and | can take any questions, unless Cameron would like to add
anything.

Cameron Bakko — I’'m more than happy to answer any questions you might have.

Chairperson Parel — Thank you very much. We appreciate you guys coming in. | see
Brady has his microphone on, so we will go to you sir.

Phillips — Okay. | was trying to think of when we actually first sat down and talked about
this concept. It was January 22" of last year when | first got exposed to it. At the time,
we were talking about Special Land Use and having an immediate need for the gas
station there. Part of that discussion was, what data do you have, or can you collect
some data, or get some input from the community demonstrating the need for the gas
station? I'm just wondering if you were able to do that.

Mr. Bakko — Hi everyone. | collected about 600 signatures and | gave a copy to Paula,
and | still have a copy. If anybody wants to see it, I'd be more than happy to provide it.
About 95% of my customers were happy with the project. Maybe two or three didn’t
want to see anything new because the store has been there for 40 years, but just about
everybody else was happy with it. We do the best we can to work with Dave and make
everybody proud of the project.

Phillips — I recall that you did have a number of signatures. I'm not sure what question or
proposal was presented to them, and whether it specifically addressed the addition of
gas availability.

Cameron Bakko — What was presented to them was obviously preliminary, but it was
more the idea of adding gas, an expanded building and food. Food is a big one really.
That was one of the highest requests added on, on top of the gas. Based off of the
basic ideas we presented to them, their feedback was positive for the most part.

Dave Campbell — Mr. Phillips, can | piggyback off your question?
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Phillips — Of course.

Dave Campbell — Cameron, my understanding is that you’re talking to different fuel
suppliers. You guys call them jobbers.

Cameron Bakko — Yes.

Dave Campbell — | think that often with gas stations in particular, the jobbers are able to
provide data that helps answer this question about the need. They provide market
research that shows, here is what is available in the area, here is how much traffic is
passing this site, and it's more databased than anecdotal, than people just saying, yes,
that would be nice. | wonder if that is something you could talk about with the jobber.
Could they create a market analysis to help answer the question of, is there a need at
this location?

Cameron Bakko — Yes, it shouldn't be a problem. The last jobber we were considering
working with, they’re no longer part of the plans anymore, but | think they did a
preliminary estimate of 70,000 to 130,000 gallons a month would move through there.
But it shouldn't be a problem to speak to the current rep we’re working with.

Dave Campbell — That was when you were with Corrigan?

Cameron Bakko — Yes, that was from the March meeting last year and | believe he
presented that to the panel.

Weber — | can’t recall the specific data, but when the gas station representative was
here, he referenced data that he had specific to this. As | recall, it was fairly generic, but
it was based upon the number of automobiles within three square miles of this location,
or the number of registrations by it, that would dictate this much demand or capacity. It
wasn’t perfect data, it was generic, but it was something for us to look at.

Phillips — I just think if you have some data behind it, your chance of success in getting
the rezoning is going to be a lot better.

Cameron Bakko — That shouldn't be a problem. We can provide whatever you request.

Mr. Abdelnour — | have another item I'd like to talk about. We’ve been talking with Dave
about part of what we’d like to do; we’re planning to put a screen wall all around the
building for the neighbors. That would be a 6 foot wall, plus adding all types of
landscaping to create a good buffer. And, the back wall of the building itself, we’re going
to finish it with nice brick and nice detalils, like the front, but there are no windows or
doors in it that could affect the neighbors in the back, on two sides. We’'re trying to work
with the neighbors not to create sound at the back. The building would create a buffer
between the street and the neighborhood. We thought that would be something good.

Dave Campbell — Yes, we talked about the impact on the neighborhood residential. We
also talked about exterior lighting and being smart about how the site is illuminated,
including illumination under the canopy so that you're not shining light into the
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neighbor’s backyard and into their windows. In addition, we talked about lighting that is
more consistent with a residential setting as opposed to a highway setting.

Chairperson Parel — Brady, are you good?
Phillips — I'm good.

Bearer — | feel like | remember when you were here previously that you discussed
providing rec fuel as well for boating. Is that still part of the plan?

Cameron Bakko — Yes, we did, and yes, it is. And so is diesel. And those two are more
per the request of the feedback that we got. We have a lot of customers that do a lot of
commercial work and they use diesel for their trucks. And obviously with the lakes
around us, people probably prefer to get their rec fuel from there and bring it back to
their homes on the lakes.

Bearer — And where is the nearest gas station? Is that on Wixom?

Cameron Bakko — | think the nearest one is about two miles west of us, which is the
Wixom Saroki’s gas station.

Bearer — Okay, that’s all. Thank you.
Dave Campbell — Cameron, with the rec fuel and the diesel fuel, is that dispensed from
the four pumps that you’re showing under the canopy? Sometimes you see rec fuel

dispensed from a separate pump somewhere else on the site.

Cameron Bakko — If I'm not mistaken, I'm pretty sure it's part of the same area. Any fuel
dispenses from that canopy.

Dave Campbell — You’re showing four pumps there.

Mr. Bakko — There are some pumps, they use diesel, and also gas. But the rec, | don't
know how they’re going to do that. It could be a separate pump.

Dave Campbell — So, it would be important to know where that separate pump might be.
Mr. Bakko — We can talk to the jobber and he could explain everything.

Dave Campbell — Okay.

Winkler — One other thing did come to mind and that is sidewalks. But | don't see any
sidewalks along Glengary or along Benstein north of Glengary as part of the Township’s
sidewalk program, so it's a moot point. Just something | wanted to mention to consider.

Mr. Bakko — There is no sidewalk.

Cameron Bakko — Yes, if we create a sidewalk, it would be the only ... | don't know how
long it takes for the rest of the neighborhood to follow suit, but if we were to put a
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sidewalk over there, you're looking at just that corner that has a sidewalk. There's no
traffic light that allows pedestrians to cross.

Dave Campbell — It's something we want to look at. Keep in mind, | will go back to
Geary Masonry for a moment. When you look at their site and their corner, it's just one
big, paved area. If there were to be a sidewalk, seemingly it would just be paint, a
crosshatching over top of existing pavement. So, we can look at that potential. Going
southward a little bit, and here’s what I'm talking about, instead of having actual physical
sidewalk, it's paint going across the driveway of the Dairy Twist. One of the things we
need to look at is the potential for having a legitimate crosswalk across this easterly leg
of Glengary Road. You mentioned earlier, folks may be going back and forth between
the Dairy Twist and the new store. Maybe we would want to look at the potential for
having an actual signalized crosswalk across that leg at least to make sure that’s a safe
movement.

Chairperson Parel — It's a very good idea. | can foresee people doing that. I'm hoping
people do that.

Mr. Bakko — That would be nice.
Chairperson Parel — Thank you, Brian.

Loskill — The only comment | had that has not already been mentioned would be to look
at your merchandising plan, because you’ve got a lot of liquor bottles in windows, and
coffee bars in front of windows, and sometimes those aren’t the most attractive things to
look at. Short of that, good luck.

Dave Campbell — Cameron, maybe this is a question for you. Ghassan talked about
having these windows and | agree, those could be a nice feature to let some daylight
into the store and so forth. What there is often temptation to do though is block those
windows, either with racks of merchandise on the inside of the store, or with a lot of
signage advertising beer specials and whatever it might be. When we’re showing these
very nice windows, are they truly going to be clear windows that people can see
through, or are they going to be blocked off on the inside, with merchandise or shelving,
or posters and advertising?

Maybe it's not something that you're going to want to commit to one way or the other
right here, right now, but | think the hope of the Township would be that these are real
functional windows that are complementary to the building.

Cameron Bakko — What | can say right now is, our goal is to try to let in as much natural
light as possible through the windows. We want bigger windows for a reason, it makes
people more comfortable to be in a store where there's more that natural light, more
visibility outside. As far as the commitment part, that might be a little early, but we would
like to let as much natural light in as possible.

Dave Campbell — They're windows. They’re not billboards.

Cameron Bakko — All right. We're not putting any advertisements in the windows. That's
for sure.
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Mr. Bakko — We might have the “Open” neon sign.
Cameron Bakko — Of course an “Open” sign which is standard for everybody.

Dave Campbell — We've all seen the stores where they cover their windows with
signage.
Mr. Bakko — No.

Cameron Bakko — No, we’re looking for a more modern, neighborhood friendly
approach.

Mr. Bakko — Maybe you’re going to see a slushie machine or a coffee machine in front
of one of the windows so we can line them up. Nothing big deal.

Cameron Bakko — Nothing that will interrupt anyone’s view or anything major.

Dave Campbell — It's a safety thing too, right. You want them to be able to see inside
your store, particularly law enforcement. You want them to be able to make sure
everything is going okay inside.

Mr. Abdelnour — Most of the shelving will be like 3 to 4 feet. These windows are 14 feet.

Weber — First, | love the idea of creating more of a market. | think there is a need for
that. There isn’t anything else that’s close within the Village or the Township right there.
| applaud you for upgrading the facility. Traffic is obviously a big concern. We will see
what comes out of the traffic study; the ability to make the turns in and out, and it is
close to the intersection. | will reserve judgment based on the traffic engineers. They will
tell us what the smart thing to do is with that.

It's not lost on me that the corner is zoned B-3 already. Obviously, | have concerns any
time we’re going to have a somewhat high-intensity usage like a gas station next to
residential. That’s always going to be a concern. | would want to see a little more detail
once we get to that point; what is the wall and what is the buffering actually going to
look like. The lighting is easy, | get that. That’'s something | will be interested to see. It is
a neighborhood commercial corner. You have the Dairy Twist, and even Geary
Masonry, the way he has designed it, he made that building much improved over the
previous gas station that was there, and the old auto shop that was there.

My first question is, do you have to have a canopy over the pumps? You're right next to
residential and you’re going to have a 16 foot high canopy. | appreciate the comments
that say we’re going to tone it down and not light it up, but it’s still going to be 16 feet in
the air.

Mr. Bakko — It's very important to have it. There are so many reasons; snow, rain, sun.
You don’t want to stand for two minutes pumping gas in the direct sun when it's 90
degrees outside, or if it's raining.

Cameron Bakko — There’s also a safety concern about that.

Weber — For fire suppression.

Mr. Bakko — Yes.
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Cameron Bakko — Yes, the canopy hangs those extinguishers. Without a canopy, | don't
think that’s ...

Weber — That is something | think would be important to me, and once we get further
along, what does the elevation look like? If I'm sitting at the Dairy Twist, or across the
street, or if 'm a neighbor, what does that canopy look like in proportion to Geary
Masonry and the surrounding area? Is it going to stick out like a sore thumb? With the
renderings so far, | can’t see that.

Mr. Abdelnour — As a proportion, the building will be 20 to 23 feet, and the canopy is
only 17 feet, so it’s actually shorter than the building itself. What we’re planning to do for
the canopy columns, we will be using the same materials as the building itself; the
limestone, brick, metal. And on the top of the canopy, we’re recessing all the lighting
inside the canopy itself and we’re using a natural material on the top for the metal that
doesn’t make a big statement. So, when you look at it, you’re really looking more at the
building than just the canopy. And we will provide the information.

Weber — The first hurdle to get past is traffic.
Mr. Abdelnour — The traffic is the big issue because if the traffic doesn’t approve it ...

Weber — Right, | don't want Steve and Cam to spend money until we get the traffic
feedback, so we understand if it is viable from that standpoint.

Mr. Abdelnour — That’s the plan.

Weber — Once we get to that, it would help me to see those elevations so we can see
what the street view will look like and how the canopy intersects with the residential and
the market, et cetera.

Dave Campbell — Mr. Abdelnour, | think we talked about providing an updated version of
this rendering, but with the canopy included, which helps show the scale of the canopy
relative to the building.

Mr. Abdelnour — | will do that, yes.

Weber — My last comment is, I'm probably not a fan of adding a fifth pump for rec fuel. If
it can be incorporated into the four ...

Mr. Abdelnour — With our experience, | think with the four, there's going to be one pump
that is dual.

Weber — So | would assume that one of the pumps would have rec fuel rather than
having diesel.

Cameron Bakko — From what I've seen at other gas stations, and | don't know if this is a
standard in the industry, but you have 1, 2, 3, 4 and then in between two of them, there
is typically another one, a standalone pump, but it's in between so it’s not standing off
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on the side and it's not another dispenser on a different side of the lot. It’s still part of the
square.

Weber — | get what you’re saying. That would be helpful if you could show us.

Cameron Bakko — We will speak with our jobber about that, and about the statistics of
gallons per month or the need.

Dave Campbell — You have to demonstrate that there is a need. That often comes in the
form of a market study, and in your case, the jobber is often the one who can provide it.

Mr. Abdelnour — They do check a lot of traffic counts too for that.

Dave Campbell — It has to do with traffic, population, rooftops, and there's all sorts of ...
Weber — They’ve done it before.

Cameron Bakko — Yes, it shouldn't be a problem.

Mr. Bakko — And if I'm not mistaken, Dave, we spoke about the traffic study.

Dave Campbell — Yes, we're hoping to get a scope back from our traffic engineer, and a
price tag.

Mr. Bakko — Okay.

Cameron Bakko — So we wait to hear that from you before the traffic study.

Dave Campbell — | just said to Paula, we’re going to remind the traffic engineer that we
are hoping to see that scope. Her office is busy like everybody else, so we will try to get

that going.

Chairperson Parel — Dave, back to George’s comment, do we know the height of the
masonry building?

Dave Campbell — Next door?

Chairperson Parel — Yes, on the corner.

Dave Campbell — | don't, off the top of my head. | can go to Google street view.
Chairperson Parel — Yes.

Mr. Bakko — It’s like somewhere around 14 feet high, because mine is about 10.
Cameron Bakko — It's probably slightly taller than ours.

Chairperson Parel — So 12 to 14 feet. Okay, are you all set, George?

Weber — Yes.
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Chairperson Parel — Thank you, sir. Mickey?
McCanham — You guys have asked all the big questions.

Mr. Bakko — Basically, our canopy is going to be maybe 3 or 4 feet higher than the
masonry building.

Chairperson Parel — Yes, | think it would be nice to see that and have that view of the
canopy as mentioned. What was the rationale for having later hours during the week
than on the weekend?

Dave Campbell — Unless | had that backwards. It was 11:00 PM on weekdays, and
10:00 PM on weekends | thought.

Mr. Bakko — | don't know ... Was it 11:00 PM weekdays, 12:00 AM on Friday, 10:00 PM
on Saturday.

Cameron Bakko — No. Do you have my original conditions?

Dave Campbell — That’s in the Planning Commission packet. Hours of operation will be
limited to 6:00 AM to 11:00 PM Monday through Friday, 8:00 AM to 10:00 PM Saturday
and Sunday. | guess the question is, why close earlier on the weekend?

Chairperson Parel — | would have thought it would have been the opposite.
Cameron Bakko — | might have been mistaken. Can that be amendable?

Dave Campbell — It can, but you’ve got to do it because you have an attorney who is
going to put it into an agreement. We need to make sure we’ve got it.

Cameron Bakko — We can go over that tomorrow.
Dave Campbell — What makes sense to you? Keeping in mind ...

Cameron Bakko — Closing earlier on Sundays is something we’ve done. That is a given.
That schedule for Sunday alone would make sense. On Saturday ...

Dave Campbell — Keep in mind that, again, part of the idea here is that this is more of a
neighborhood setting, a neighborhood market, and this isn't meant to be a place that’s
open late into the night, and | don't think that’'s what you guys want either. That’s part of
what the Township is going to consider.

Cameron Bakko — We are always open to feedback with what you guys feel is
appropriate for hours scheduled, | just ask that you take into account that our hours of
operation right now are based off of people that we serve in the area, and we’re more
than happy to provide that. We do still get a lot of people between the hours of 9:00 PM
and 11:00 PM when we close because that’'s when a lot of people get off work. Believe
it or not, most of those sales aren’t even alcohol; people come in for milk, snacks,
cereal. In the summertime, we have the campground, Proud Lake, and we get a lot of
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people who come in when they’re camping there. We sell a lot of merchandise for that,
and they’re happy that we’re open because nobody else around us is open. It's 11:00
PM and they need charcoal fluid, charcoal, firewood. That’s why we’re open until 11:00
PM because it's more accommodating.

Chairperson Parel — So your current operation is open what hours?
Cameron Bakko — We’re 9:00 AM to 11:00 PM Monday through Saturday, and on
Sunday, we're 9:00 AM to 10:00 PM.

Chairperson Parel — So | guess the question is what do we want for the neighborhood
feel of this new operation? Does it differ? Is the marketplace portion potentially different
than the gas? Is there a rationale to further limit the time in which the operation is open
for gas? Is there a scenario in which the market is open different hours than the gas
pumps?

Cameron Bakko — I've never seen something like that done.

Chairperson Parel — We’ve had that conversation. The building is being expanded
closer to residential, and that’s | think what triggered this conversation originally
regarding hours of operation, to reduce impact on the neighbors. | don't know if we have
to resolve that now.

Cameron Bakko — What | can tell you is that we have no interest in expanding it late into
the night, later than we already have. If we were to continue with what we have now,
that’s more than enough right now. Anything past 11:00 PM, we have no interest in that.
That’s a given.

Chairperson Parel — A question for the Commission is do we think 11:00 PM on a
weeknight is what we want to see?

Phillips — I personally think it would be fair that they could maintain the same hours they
have today, with the addition of gas. Also, if I'm a customer and | see the store is open,
and | want gas and | pull in, I'm going to be upset when you tell me you're closed.

Mr. Bakko — Yes, you can’t shut off the pumps. You might shut the kitchen at 10:00 PM
at night, but not the pumps.

Dave Campbell — Is it fair to say that 11:00 PM is the upper threshold of what the
Township and the Planning Commission would think is ... Are they kind of scraping the
ceiling with 11:00 PM? I'm an old man. I'm in bed by 9:00 PM.

Chairperson Parel — I'm the wrong person to ask.

Cameron Bakko — Again, we’re only accommodating people who have been coming to
us for the last 11 years during those hours. For them to see that we start closing at
10:00 PM and they would come there one day and be ...

Chairperson Parel — | understand where you’re coming from and | completely
understand the business aspect of it. From my perspective, and | want to have the
conversation, | think the reason we’re even talking about the proposed hours is because
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of the expanded building and making it closer to residential, and we wanted to
potentially limit the hours of operation to help out the neighbors.

Dave Campbell — You’re pushing the intensity further north. You want to keep that in
mind as you’re making your case to the Township. Part of that case is, what are the
hours?

Cameron Bakko — We’re open to that conversation.

McCanham — Will there be sound, music and TVs at the pumps, and would that come to
a stop at a certain time of night?

Mr. Bakko — We spoke about this before. You can always put the volume down, or you
can put it up.

McCanham — Okay, so you've looked at that.
Mr. Bakko — Yes, that’s not a big deal for us.

Cameron Bakko — | don't think people want to hear stuff like that at nighttime, and that’s
not a problem for us.

Weber — | think when we talked about it last time, you said you were not going to have
the pumps running TV commercials on them.

Cameron Bakko — Are you talking about the modern pumps that are a full screen now?

Weber — Yes, where they’re literally blasting a TV commercial while you’re pumping
gas.

Cameron Bakko — | have seen new gas stations that have the big screens, and | think
Sheetz has those now, but they don't have TV or anything blasting. It’s just a
touchscreen.

Weber — That screen is fine.

Dave Campbell — Maybe you want to think about committing to that, that the screens
will not have an audible advertising component to them.

McCanham — If you go to a Meijer station, on that big screen, they’re trying to get you to
come inside to buy a drink.

Mr. Bakko — They advertise.
Cameron Bakko — Yes, we don't have to do that.
Mr. Bakko — No, no, we’re not going to say yes or no. Why? Because the new pumps,

you don't know how they’re going to come in. What are you going to tell the jobber?
Okay, | don't want the screen, and then they have to redo the whole pump.
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Chairperson Parel — | just want to make sure we’re talking about the same thing. What
you were talking about was an LED or LCD screen that will show you what you’re
paying for your gas per gallon, and it has the counter on it. Those | don’t think we're
challenging. It’s the television sets that sit up on the pump scrolling through
advertisements.

Dave Campbell — Is it specifically the audio?

Chairperson Parel — No, | think it’s video as well.

Weber — It's bright.

McCanham — It's both.

Cameron Bakko — As long as the jobber says it's optional, we don't have to have the
option.

Weber — And I'm sure it’s optional.

McCanham — | would imagine those can be programmed the way you want.

Cameron Bakko — | would hope so.

Mr. Bakko — Yes, we can advertise chicken, pizza, or Pepsi.

Chairperson Parel — We are hoping for no advertisements. When we talk about pushing
the intensity further north, is there an option or a plan ... What happens if you're closing
your operation at 10:00 PM or 11:00 PM, do the lights in the canopy shut off?

Mr. Bakko — Yes.

Chairperson Parel — Do you keep lights on outside the building?

Mr. Bakko — You keep lights on for safety.

Cameron Bakko — Those are on a timer. That's more for employees to walk out. Lights
are on for an hour after that, and then they turn off.

Chairperson Parel — In regard to parking, how many spots were you looking at total? Do
we have that number?

Cameron Bakko — 267
Mr. Bakko — About 26 spots.
Mr. Abdelnour — We have 18, plus 8 at the pumps. We have enough parking.

Chairperson Parel — Part of the reason I'm asking is because with hot food offerings, |
think it's going to be successful with outdoor seating, and you need that parking.
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Mr. Bakko — Especially on the market side.

Cameron Bakko — That’s why we put the outdoor seating on that side, away from the
gas pumps, to make it more appropriate.

Chairperson Parel — Then they’ll go across the street for ice cream.

Mr. Bakko — Or get ice cream and come over here.

Cameron Bakko — We thought that was neighborhood appropriate and friendly.
Chairperson Parel — Which goes back to our conversation about safely getting people
across the street. I'm good. Any other comments from anybody? Hearing none, did we

help you to get closer to your decision?

Mr. Abdelnour — | think we’re on the right track. The main thing, as we’ve said, is that
the traffic study is very important. After that, maybe we can meet every requirement.

Chairperson Parel — Dave, anything else?

Dave Campbell — | know they’ve talked about getting back in front of you June 15, which
is going to be here before we know it, so there is a lot of work to be done if that deadline
is going to be met.

Mr. Abdelnour — The main thing is getting the traffic study quickly. We’re doing one right
now and it has taken 3 to 4 months.

Dave Campbell — Again, you’re hearing a lot of comments, suggestions and questions,
many of which would want to be incorporated into the agreement that we talk with the
attorney about. Some of these, such as hours of operation; if you’re going to adjust what
we talked to the attorney about, we need to get that information to the attorney. That’s
just one example.

Mr. Bakko — As Brady said, if we maintain the same hours, we're okay with that. If we
have to shrink it on a weekend, it's not going to kill us. It is what it is.

Dave Campbell — Again, you would have to offer that, and the attorney would have to
insert it into the agreement.

Mr. Bakko — Sure, let’s maintain it the way it is.

Dave Campbell — | would say, let’s talk tomorrow and we will go over what we heard
tonight.

Chairperson Parel — So we will continue the conversation about hours of operation.
Dave Campbell — Yes. And assuming we are going to have a public hearing on this,

sometime in the near future, whether it's June or not, one of the items | think would be
included in the Conditional Rezoning agreement was them volunteering to limit their
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hours to X-Y. What | hope they’re hearing is that’s very important to the Planning
Commission.

Chairperson Parel — Anything else we can answer?
Mr. Abdelnour — No, thank you for having us.

Mr. Bakko — Thank you.

Cameron Bakko — Yes, thank you for your feedback.

Mr. Bakko — We want to make sure everybody will be proud. We're going to make it look
good.

Chairperson Parel — Thank you, gentlemen. Have a great evening.
J: OTHER MATTERS TO COME BEFORE THE COMMISSION:

Chairperson Parel — Dave, or anyone else, any other matters for the Planning
Commission to discuss?

Dave Campbell — | don't have anything, other than the Planning Director’s report.

Chairperson Parel — | have a question. A woman came up tonight during the public
discussion and brought up a Conditional Rezoning adjacent to her father’s property from
a few years ago. | noted that she highlighted some of the comments | had made in
regard to what happens in the instance that the people on the other side of the fence
don't abide by the Conditional Rezoning. We've agreed to look at that. Your department
will talk to Jay and the folks in Building, but could you follow up with this Commission?

Dave Campbell — Yes. Point of clarification; this was not a Conditional Rezoning. It was
a pole barn, and up until recently, to get an oversized pole barn approved, you had to
come to the Planning Commission to do so. In this particular case, the neighbor had
already built their pole barn. | think it was one of those buildings that went up during
COVID times, so they were retroactively seeking approval for a pole barn that they had
already built. So, what’s she’s saying is that they have not abided by the conditions that
the Planning Commission imposed to let the neighbor keep the pole barn.

For what it's worth, | have not heard from Ms. Weaver in the three-plus years since this
meeting. She did call today and spoke to Beth, but that’s the first time that we have
heard about any of this since this meeting. So yes, we are going to follow-up, but
everything she said was new to us.

Chairperson Parel — The terminology was conditional approval. Yes, it would be nice to
get an update on that when you have it. | understand that it's new to you and Jay.

Dave Campbell — The other thing | heard her say was that he will move the cars just
long enough to get us off his back, and then he moves them back. That’s the game of
whack-a-mole that we always have to play.

Chairperson Parel — Sure. Thank you.
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K: PLANNING DIRECTOR’S REPORT
NEXT REGULAR MEETING DATE: MONDAY, JUNE 1, 2026, AT 7:00PM.
Dave Campbell — Looking ahead to the June Meeting:

e We are potentially going to have a public hearing for what they’re calling Wingate
Preserve. The folks who have endured this meeting all the way to the end are the
contingent from Commerce and Carey. The developer is seeking the Conditional
Rezoning process. If everything aligns, they would like to have their public
hearing at the June 15t Planning Commission meeting.

e Obviously, we just heard from the Commerce Lake Market team, and they would
love to be back in front of us in June. There's a lot of work to be done to be able
to make that happen.

Weber — Dave, you said Wingate Preserve is a Conditional Rezoning, or is that a PUD?
Dave Campbell — They are going the Conditional Rezoning route, from R-1A to R-1D.
Weber — Okay.

Dave Campbell — It's their option. There are a lot of similarities to the processes. The
distinction, with a PUD, you're asking for something that doesn't fit in any zoning
category. For them, what they want to do fits in R-1D.

Weber — With a PUD, the developer has to include a significant and recognizable
benefit to the community.

Dave Campbell — True.

Weber — So, a Conditional Rezoning does not have that requirement, but we still
achieve that based upon the conditions.

Dave Campbell — They have to offer conditions and you have to accept those
conditions. So, the conditions they offer could be in the spirit of public benefit.

Weber — | will anxiously await to see what those are. I'm assuming it's what has already
been described as primarily significantly more greenspace and buffering, and road
improvements within the surrounding community.

Dave Campbell — Those are the things that have been discussed. And yes, road
improvements, and again, we have traffic consultants looking at it. That is a goofy
intersection over there. So, what the developer wants to do is make it not so goofy, and
make it more of an attractive entrance feature. To do that, we also have to do so within
the parameters of the Road Commission, so the traffic engineers are looking at it.
There's also a weird ownership situation with that corner. It's unclear who actually owns
it. It's old right-of-way, and it's something of a no-man’s land. So, if everything aligns,
they would like to be on that June 1% Planning Commission for a public hearing, and
Commerce Lake Market, same thing.

¢ Bogie Lake Residential; | referenced this earlier. This is the 46 houses between
Walled Lake Northern and the old West Winds nursing home on the south side of
Bogie Lake Road. This has been idle for a while because they have not yet
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proceeded to the Township Board, and it was by choice. At the last couple
Township Board meetings, there have been some absences of the Township
Trustees, and they would like their rezoning considered by a full, 7-member
Township Board. So, they have been asking not to be included on the agenda for
the last couple meetings, but | think they’re to the point now where they're
saying, we’ve got to keep our project moving forward. They may ask to be on the
Township Board’s May agenda. If they do, and if they get their rezoning
approved from the Board, it's possible they would be back in front of you in June
looking for approval of their condominium site plan.

e Then, a continuation of our discussion with our Building Official about lakeside
detached accessory structures.

L: ADJOURNMENT
MOTION by Weber, supported by Loskill, to adjourn the meeting at 10:12pm.
MOTION CARRIED UNANIMOUSLY

Joe Loskill, Secretary
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Commerce Township Planning Department ———
David Campbell, AICP — Planning Director H
Paula Lankford — Senior Planner OMMERC
Bethany Miller — Associate Planner
Date: May 11, 2026
RE: Article 33 — General Provisions and Article 6 — Dimensional Standards

Discussion of potential amendments for detached accessory structures within
the waterside front yard

Consistent with the continued discussion of the Planning Commission during the April 13
meeting, attached is Building Official Jay James’ updated overview for a potential text
amendment regarding detached accessory structures within the waterside front yard on
waterfront properties.

The Building Department is responsible for the review and approval of
building/electrical/mechanical/plumbing (BEMP) permits for structures upon single family
properties. Those structures typically include single-family homes or additions thereto, decks
(attached or freestanding), detached accessory structures (detached garages, sheds, gazebos,
etc.), pools, and fences. The Township’s Zoning Ordinance has unique standards for structures
on waterfront properties, and Mr. James often finds himself engaged in enthusiastic
conversations with waterfront property owners regarding what is permitted between their house
and the water. Mr. James has ideas on potentially amending the Zoning Ordinance to provide
some relief to those waterfront property owners that he would like the Planning Commission and
the Township Board to consider.

Building Official Jay James looks forward to a continuation of the discussion with the Planning
Commission at the PC’s regular meeting on June 1, 2026. The Planning Department looks forward
to listening and taking notes, and proceeding with drafting a text amendment to Articles 6 and
33 if deemed prudent by the Planning Commission.



DETACHED ACCESSORY STRUCTURES- LAKE SIDE

The following standards shall apply to accessory structures located on the lake side of waterfront
homes, and not attached to a principal building in any residentially zoned districts:

1. Setback standards. Detached accessory structures on the lake side in residential zoning
districts shall conform to the minimum front setback requirements specified for new primary
structures as outlined in Article 6 (Dimensional Standards), except where otherwise permitted in
this Section.

- Lake Side Front Yard Setback calculation is: a minimum 25 feet or the average of the primary
structures on the adjacent parcels, whichever is greater, with a maximum required setback of 50
feet. If no structure exists on an adjacent parcel, that setback is assumed to be the minimum
required lake side setback of 25 feet.

- Side Yard Setback Requirement: No lake side accessory structure shall be located closer than 10’
to the side property line.

2. Minimum separation requirement. Detached accessory structures shall be located no closer
than ten (10) feet to any other structure on the same parcel, or neighboring parcel.

3. Height Standards. Detached accessory structures located on the lake side of a primary
residence shall not exceed the following height requirements:

i. Structure Height: The maximum height of any part of the detached structure shall not
exceed 10 feet from grade (this includes peak height, chimney height, etc.).

ii. Eave Height: The maximum eave height shall not exceed 8 feet from any point of the
grade around the accessory structure. Pergola structures shall not exceed the 8’ height.

4. Easements or rights-of-way. Accessory structures shall not be located within a dedicated
easement or right-of-way.

5. Number and Size Requirements. Only one lake side accessory structure will be allowed. The
maximum size of any accessory structure on the lake side shall not exceed 225 square feet, as
measured from outside wall to outside wall. This square footage will count towards the total
allowable accessory structure square footage (900 sf) as outlined in Section 33.01 of the Zoning
Ordinance. Overhangs are limited to extend no more than 1 foot from the outside wall of the
structure.

6. Vehicular Access. No automobile access is allowed to the lake side accessory structure.

7. Exterior Materials. All materials of the proposed detached structure shall be compatible with
those of the primary structure. All metal structures shall not be allowed.



PUBLIC HEARINGS
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Date: May 27, 2026 OMMmER
RE: PCZ# 26-02 — Wingate Preserve

Conditional Rezoning Petition for 2 parcels totaling approx. 75-acres
Proposed to be conditionally rezoned from R-1A (Large Lot One Family
Residential) to R-1D (One Family Neighborhood Residential)

Project Information
Site: PIN’s: 17-04-300-066 (approx. 42 acres) and 17-04-300-068 (approx. 33
acres)

Petitioner/Owner: Commerce Carey LLC (-066) & Commerce Carey East LLC (-068)
Jim Galbraith — President
Mark Kassab — Senior Vice President
31550 Northwestern Hwy, STE 220
Farmington Hills, Ml 48334

Project Engineer: SKE Group
39205 Country Club Dr, Ste C8
Farmington Hills MI 48331

Project Architect: FPA
Felino A. Pascual and Associates
24333 Orchard Lake Rd, Ste G
Farmington Hills, M|l 48336

Petition Overview

Mark Kassab and Jim Galbraith of Commerce Carey LLC have assembled two parcels totaling
approximately 75 acres at the northeast corner of E. Commerce and Carey Roads and propose to
develop the combined site with 168-unit single-family residential site condominiums. The
proposed neighborhood would have public roads with two points of access; one along the north
side of Commerce Road and the other along the east side of Carey Road. The two properties
comprising the site are zoned R-1A (Large Lot One Family Residential), and the developer is
proposing to conditionally rezone to R-1D (One Family Neighborhood Residential). R-1D allows
smaller lots than R-1A allowing a minimum single-family lot area of 7,200 square feet and
minimum lot width of 50 feet. Mr. Kassab and Mr. Galbraith are pursuing the rezoning to R-1D
as a conditional rezoning consistent with the standards and procedures of Article 36 of the Zoning
Ordinance. The developer’s motivation for the conditional rezoning is to develop smaller lots in
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an effort to maximize the preserved greenspace on the site, particularly along the site’s
perimeter.

The two key components of the conditional rezoning petition are the conditional rezoning
agreement (CRA) — which includes the conditions being volunteered by the petitioner — and the
conditional rezoning plan (CRP). While not a fully-developed site plan, the CRP establishes the
baseline parameters of the proposed development. In the case of a new single-family
neighborhood like that proposed, baseline parameters include general layout, unit count, lot
sizes, points of access, and public utilities (municipal water, sanitary sewer, and roads). The site
could not be used for any other land use not expressly permitted in the conditional rezoning
agreement unless that agreement were amended. If the site is not developed consistent with
the agreement and/or the corresponding conditional rezoning plan, the properties would revert
to their original zoning designations.

The Commerce Carey LLC team has drafted a conditional rezoning petition that was received by
the Planning Department on April 6, 2026. The petition includes a narrative which states the
conditions the petitioner is prepared to offer within the conditional rezoning agreement. The
Township Attorney created a draft conditional rezoning agreement, based on the conditions
offered in the petition along with subsequent correspondence with the petitioner. The final
signed CRA is not required until after the Planning Commission has made a recommendation on
the conditional rezoning petition to the Township Board. However, it is advisable for the
conditions of the CRA to be discussed by the Planning Commission before any final decision by
the Township Board as they are the recommending body for the petition. If the Planning
Commission opts to recommend any revisions to the CRA, those recommendations should be
included in the motion of the PC’s formal recommendation.

Zoning and Future Land Use

As part of any request to rezone a property (conditional or otherwise), both the Planning
Commission and the Township Board should refer to whether the request is consistent with the
Township’s 2023 Master Plan, and particularly the Future Land Use Map within that Master Plan.
The properties proposed to be rezoned as well as the adjacent land uses, zoning classifications,
and Future Land Use Map designations are as follows:

Area Existing Land Zoning Future Land Use map
Use designation
Subject Parcel Undeveloped R-1A (Large Lot Single Family) Rural Residential and
Neighborhood

(17-04-300-066) .
Commercial (6-8 acres

at corner)
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Subject Parcel Mostly R-1A (Large Lot Single Family) Rural Residential
undeveloped
(17-04-300-068)
(one barn)
North Single Family R-1A (Large Lot Single Family) Rural Residential
Homes
(Four Oaks
properties)
South Single Family R-1A (Large Lot Single Family) Rural Residential &
Homes Neighborhood
(The Preserve & . .
. ) Residential
Juniper Hills)
East Single Family R-1A (Large Lot Single Family) Neighborhood
. . Homes Residential
(Bridge Pointe Sub)
West Single Family R-1A (Large Lot Single Family) Neighborhood
. Homes Residential
(Beacon Hill)

In compliance with the Michigan Zoning Enabling Act and Article 3 of the Commerce Township
Zoning Ordinance, the Planning Department has scheduled a public hearing for the proposed
conditional rezoning during the regular meeting of the Planning Commission on June 1, 2026. A
public hearing notice was published in the Oakland Press on May 15, 2026, letters were mailed
to the owners of all real properties within 300 feet of the subject properties, and a “Conditional
Rezoning Proposed” sign was installed along the Commerce Road and Carey Road frontages. If
the Planning Commission provides their respective recommendations, Wingate Preserve
conditional rezoning could potentially proceed to the Township Board during their meeting
scheduled for June 9, 2026.

Conditional Rezoning Procedure
Per Section 36.06 of the Township Zoning Ordinance, there are a minimum of four milestone
steps in the conditional rezoning process.

e Submission of a conditional rezoning petition — The applicant submits a petition to the
Planning Department that satisfies the requirements of Sec. 36.06.A of the Zoning
Ordinance. The applicant’s petition was formally submitted on April 6, 2026.

e Preliminary conference — The applicant meets with the Township Supervisor, Township
Attorney, and Planning Director to confirm the application’s validity, as well as to review
the proposal and discuss potential conditions for rezoning. The preliminary conference
was held on April 13, 2026.

e Formal Planning Commission review — The applicant’s petition goes before the Planning
Commission for formal consideration, which includes holding a public hearing. The
Planning Commission has the option to forward the petition to the Township Board with
a recommendation to approve or deny. The public hearing is scheduled for June 1, 2026.




PCZ #26-02 Wingate Preserve
Conditional rezoning of 2 parcels in R-1A to R-1D
75 acres on the north side E. Commerce Rd east of Carey Rd Page 4

Township Board review — The recommendation of the Planning Commission, along with
the executed conditional rezoning agreement, are considered by the Township Board.
The Board has the authority to approve or deny the petition. The Township Board’s
agenda for June 9 is tentatively scheduled to include the Wingate Preserve conditional
rezoning petition, but whether or not the Township Board will be in a position to approve
it the evening of June 9 likely depends upon the Planning Commission’s meeting on June
1.

If the conditional rezoning is formally approved by the Planning Commission and Township Board,
the project would return to the Planning Commission at least one more time for approval of its
site plan consistent with the standards of Article 35 of the Zoning Ordinance.

Rezoning Criteria

Section 3.03 of the Zoning Ordinance includes the criteria the Planning Commission is to consider
for any application to amend the Township Zoning Map, whether that rezoning is conditional or
not. The language of Sec. 3.03.D.3 is as follows:

In considering an amendment to the Official Zoning Map (rezoning), the Planning
Commission shall consider the following factors in making its findings and
recommendations:

a. Consistency with the Master Plan. Consistency with the Master Plan’s goals, policies,
and future land use map, including planned timing or sequence of development. If
conditions have changed since the Master Plan was adopted, the consistency with
recent development trends in the area shall be considered.

b. Environmental Features. Compatibility of all the potential uses allowed in the
proposed zoning district(s) with the site’s physical, geological, hydrological, and other
environmental features.

c. Suitability with the Law. Compatibility of all the potential uses allowed in the proposed
district(s) with surrounding uses and zoning in terms of suitability, intensity, traffic
impacts, aesthetics, infrastructure and potential influence on property values.

d. Capacity of Public Services and Utilities. Capacity of available utilities and public
services to accommodate the uses permitted in the district(s) without compromising
the health, safety, and welfare of Township residents or burdening the Township or
Oakland County with unplanned capital improvement costs or other unplanned public
expenses.

e. Capability of Road System. Capability of the road system to safely and efficiently
accommodate the expected traffic generated by uses permitted in the zoning
district(s).

Planning Department comments — A traffic impact study was conducted on behalf of
the petitioner by Fishbeck Engineering (Jill Bauer, PE) for the two proposed site
driveways, the signalized intersection of E. Commerce & Carey Roads, the
unsignalized intersection of Carey & Baltusrol (Beacon Hill), and the unsignalized
intersection of E. Commerce & Bridge Trail / Birkdale Drive (Bridge Pointe Sub and
Birkdale Pointe Sub). The TIS was reviewed by the Township’s Traffic Engineer (Fleis
& Vandenbrink, Julie Kroll, PE). Both Fishbeck’s TIS and F&V’s review of Fishbeck’s




PCZ #26-02 Wingate Preserve
Conditional rezoning of 2 parcels in R-1A to R-1D
75 acres on the north side E. Commerce Rd east of Carey Rd Page 5

analysis are attached. The 168 homes proposed are anticipated to generate 1,622
new trips (50% inbound and 50% outbound) over the course of a typical 24-weekday,
including 118 new trips (32 inbound and 86 outbound) in the morning peak hour and
155 new trips (96 inbound and 59 outbound) in the evening peak hour. A trip
distribution model was developed based on existing traffic patterns to estimate
which of those peak-hour trips would come & go via the two proposed site access
points. The distribution model assumed the majority of site-generated traffic would
utilize the E. Commerce Road access point (“Site Driveway 2”). It is notable that the
study assumed there would be no vehicular connection between the proposed
neighborhood and the Bridge Pointe neighborhood via Bridge Pointe Dr which is
currently stubbed at the site’s easterly property line, as that connection was intended
to be a decision of the Planning Commission and Township Board with input from the
Fire Marshal. If the Township were to require that internal connection, it is assumed
that the site traffic that would choose to come & go via Bridge Trail would be
“cancelled out” by the existing Bridge Pointe traffic that would choose to come & go
via Site Driveway 2. Given the proposed layout of Wingate Preserve and the existing
layout of Bridge Pointe, the number of drivers that might choose to travel through
the adjacent neighborhood to come & go is anticipated to be minimal.

Fishbeck’s TIS makes two recommendations on their client’s behalf:
1. Provide an eastbound left-turn passing lane along the south side of E.
Commerce Road at proposed Site Driveway 2/Greenview Drive
2. Remove the illegal cut-through at the northeast corner of the signalized
intersection of E. Commerce & Carey with strategic landscaping and related
improvements

Commerce Township Traffic Engineer Fleis & Vandenbrink reviewed Fishbeck’s TIS
and provided their comments in a letter dated May 26, 2026. Their most significant
comments are as follows:
1. Rather than add an eastbound left-turn passing lane along the south side of
E. Commerce Road, thereby resulting in passing lanes on both the north and
south sides of the road, instead add a center left-turn lane along E.
Commerce Road at proposed Site Driveway 2/Greenview Drive
2. Add curbing in addition to landscaping to eliminate the illegal cut-through
area, all while maintaining RCOC sight-distance requirements
3. Add a westbound-to-northbound right-turn lane to E. Commerce at Carey,
and upgrade the signal to include a right-turn overlap (right-turn green
arrow while southbound Carey has a green signal)
4. Include right-turn acceleration and deceleration tapers at both site
driveways

f. Demand for Uses. The apparent demand for the types of uses permitted in the
district(s) in relation to the amount of land currently zoned and available in the
Township and surrounding communities to accommodate the demand.

g. Scale of Future Development. The boundaries of the proposed district(s) in
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relationship to the surrounding area and the scale of future development on the site.
h. Isolation of Uses or Creation on Incompatibilities. The requested rezoning will not
create an isolated or incompatible zone in the neighborhood.
i. Other Factors. Other factors deemed appropriate by the Planning
Commission and Township Board.

Conditional Rezoning Criteria

In addition to the criteria outlined above that apply to any rezoning (conditional or otherwise),
Section 36.04 of the Zoning Ordinance includes criteria the Planning Commission is to consider
specific to a conditional rezoning petition. Those criteria are as follows:

A. The proposed rezoning will benefit the public interest, such that the expected
benefits of the rezoning, subject to the conditions offered, clearly outweigh any
reasonably foreseeable detriment.

B. The proposed rezoning shall include conditions sufficient to assure the integration
of the proposed development and use with the surrounding land uses and to protect
the public health, safety, and welfare.

C. The specific uses proposed in conjunction with the rezoning do not adversely affect
the public utility or traffic systems, drainage or the environment.

The applicant’s conditional rezoning petition includes a narrative addressing the criteria of Sec.
36.04. The Planning Commission is encouraged to consider each of the above criteria when
crafting any formal motion.

Planning Review

Section 3.03 of the Zoning Ordinance includes the standards and procedures for an amendment
to the Zoning Ordinance and/or the Zoning Map. Amendments can be initiated by either the
Township or by the property owner. In this instance, the property owner (Commerce Carey LLC)
has applied for the conditional rezoning for the Wingate Preserve project.

Conditional Rezoning Plan (CRP)

The CRP proposes 168 single family detached condominium units with two points of access, one
on the north side of Commerce Road the second on the east side of Carey Road. The developer
is proposing approximately 30% of open space that will consist of natural preservation, park
commons, greenbelts, and ponds/preserved wetlands.

Density - 168 single-family homes are proposed, resulting in a density of approx. 2.24
dwelling units per gross acre. The Future Land Use map within the Township’s Master
Plan designates the bulk of the site as Rural Residential, a designation that envisions a
density of up to 2 dwelling units per acre. It is notable that approx. 6-8 acres of the
southwest corner of the site (the northeast corner of E. Commerce & Carey Roads) is
designated Neighborhood Commercial, a land use designation most consistent with the
Township’s B-1 (Local Business) zoning district. The intent of designating the corner
Neighborhood Commercial was in anticipation of potentially zoning the property for a low
intensity business or collection of businesses (small grocer/neighborhood market, bakery,
take-out restaurant, etc.) intended primarily to serve the northwest quadrant of the
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Township. When comparing the number of single-family dwelling units that could be
developed under the site’s existing zoning (R-1A) versus the proposed zoning (R-1D), the
developer would likely point out that rezoning the corner to B-1 to develop up to 75,000
sq feet of commercial would be consistent with the Township’s Master Plan and would
result in higher intensity (traffic, noise, headlights, etc.) than would a development
exclusively of 168 single-family homes. Toillustrate, the developer provided two “parallel
plans”, one showing how the site could potentially be developed under R-1A zoning, and
another showing how it could be developed under R-1A but with B-1 upon 8 acres at the
corner. The parallel plan showing exclusively R-1A compliant lots (20,000 sq ft, 100 feet
of road frontage) results in a yield of approx. 122 homes, albeit with no preservation of
preserved green space (the site would be graded property line to property line). The
parallel plan showing a mix of R-1A compliant lots along with B-1 compliant retail upon 8
acres at the corner yields approx. 99 new homes along with 75,000 sq ft of retail. It should
be noted that the 75,000 sq ft of retail is shown on the parallel plan as one multi-tenant
commercial building, where B-1 zoning allows commercial buildings up to a maximum of
10,000 sq ft. The developer could conceivably amend the parallel plan to show 7-8
standalone buildings of 10,000 sq ft each.

In reviewing the proposed conditional rezoning plan, the Planning Commission and the
Township Board will have to consider the proposed conditional rezoning plan of 168 new
homes relative to what could be the result of a “by right” development proposed under
existing zoning (approx. 122 new homes on 20,000 sq ft lots, but with no preserved
greenspace due to the large lots required by R-1A) or what could be achieved in
consistency with the Township’s Master Plan (approx. 99 new homes on 20,000 sq ft lots
and 75,000 sq ft of B-1 retail, with no preserved greenspace). The developer’s contention
could be that 168 single family homes is less intense than what the Township’s Master
Plan calls for, the smaller lots allowed by R-1D zoning allows them to preserve 23 acres
of greenspace (approx. 30% of the site) that they could not preserve if the site were
developed consistent with the large lots of R-1A zoning, and the proposed density is
consistent with that of surrounding neighborhoods.

Access & circulation - The CRP shows a full-access road connection between the proposed
development and the Bridge Pointe neighborhood to the west via an extension of Bridge
Pointe Drive which was purposefully stubbed at the property line in anticipation of future
development. It is the Planning Department’s understanding the Commerce Fire
Department and their application of the International Fire Code (IFC) would not require
this connection as Wingate Preserve would have two points of access (one on E.
Commerce and one on Carey). In their meetings with surrounding residents, including
residents of Bridge Pointe, the developer did not receive much in favorable responses
toward the prospect of a road connection between the two neighborhoods. The Planning
Department will always advocate for interconnectivity between neighborhoods for a
number of reasons, including keeping inter-neighborhood traffic off the main roads,
improved emergency response, and better efficiency for school buses, garbage trucks,
USPS/UPS/FedEx/Amazon, snow plows, etc. If the Planning Commission and Township
Board opt to not require a full vehicular connection between Wingate Preserve and Bridge
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Pointe, the Planning Department would recommend consideration of a non-motorized
sidewalk/pathway connection to allow residents to walk/bike between neighborhoods.
Sidewalks are proposed on both sides of the project’s internal roads, which will be public
roads.

Screening/buffering - Mr. Kassab and Mr. Galbraith held two informational meetings at
the Commerce Twp Library with local neighbors to receive feedback about the new
development. The developer listened and made adjustments to the site plan to reflect
the wants of the neighboring residents and were given positive feedback about the
development. The main concern received was not losing the natural buffer along
Commerce and Carey Roads. To accomplish this, the setbacks will be increased from
neighboring properties along the north and east property lines with a minimum setback
to the north of 40’ and from Bridge Point Subdivision to the east of 125’.

While the CRP is not intended to be a fully-developed site plan, it is intended to be included as
an exhibit to the conditional rezoning agreement (CRA) to give a general layout of how the site
will be developed and to demonstrate that the dimensional standards of the Zoning Ordinance
can be complied with. As such, the developer and the Township would be committing to the CRP
when entering into the CRA. If the Township were to approve the CRP, it should be with a
decision regarding the connection between the proposed neighborhood with Bridge Pointe via
an extension of Bridge Pointe Trail either via a full-access road or a non-motorized
sidewalk/pathway.

The Planning Department typically does not conduct a full review of the conditional rezoning plan
to ensure compliance with all the applicable standards of the Zoning Ordinance; that level of
review is conducted if and when a CRA is approved by the Township Board, such that the project
returns to the Planning Commission for review & approval of its fully detailed site plan.

Sec. 27.03 of the Zoning Ordinance includes the so-called “anti-monotony standards” that are to
be applied to all new single-family and two-family developments of more than 10 units. Sec.
27.03 further prohibits vinyl siding on new neighborhoods of more than 10 homes. The
petitioner has not yet provided details on home styles, sizes, and/or building materials at this
point other than to include language in the conditional rezoning agreement that all applicable
Township standards would be complied with (which would include the standards of Sec. 27.03).
Prospective home elevations & floor plans could be included as part of the condominium site
plan review process if the conditional rezoning is approved.

Conditional Rezoning Agreement (CRA)

The Township Attorney has drafted a conditional rezoning agreement (CRA) for the Planning
Commission’s consideration. The draft CRA is the outcome of discussion with the petitioner
during the Preliminary Conference on April 13, 2026, and subsequent correspondence between
the Township Attorney, the petitioner, and the Planning Department. The petitioner has verified
that the draft CRA is generally agreeable to them. Some notable conditions within the CRA
include the following:
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e Compliance with the standards of Sec. 27.03 of the Zoning Ordinance (no vinyl siding,
compliance with “anti-monotony” standards, etc.)

e 30% retention of open space on the property (approx. 23 acres)

e Increased setbacks than those required by R-1D zoning from neighboring properties
including the retention of the natural buffer along the north and east property lines with
a minimum setback to the north of 40’ and from Bridge Point Subdivision to the east of
125’

e Preservation of existing wetlands

e No dimensional variances to be sought by the developer, builders, and/or future
homeowners

e Improved and enhanced landscape features on the northeast corner of Commerce and
Carey Roads

e Short-term rentals to be prohibited

e Public road improvements as deemed warranted by a traffic impact study, with particular
focus on improvements to the signalized intersection at Commerce and Carey Roads

e A contribution to the Township’s pathways fund in lieu of construction of pathways along
the site’s frontages of both E. Commerce and Carey Roads

Agency and Consultant Reviews

Township Engineer - The Township Engineer (Giffels Webster) has stated that they are confident
that the developer will be able to meet all the engineering requirements for both the site plan
and engineering review and that both the water and sewer systems have the capacity to serve
the proposed development. The developer will need to loop the internal water main and
connect to the stub in Bridget Pointe Drive on the east side of the site.

Fire Department - The Township’s Fire Marshal stated in an email that his review of this
conditional rezoning plan only gave him one concern, that is the setback required for the trees
to allow truck access once they mature, but he will do a full review should this move forward for
site plan review.

Traffic Engineer - As discussed above, a traffic impact study (TIS) was conducted by Fishbeck
Engineering and reviewed by Township Traffic Engineer Fleis & Vandenbrink; both the TIS and
F&V’s review are attached. Satisfying F&\V’s review comments/recommendations should be a
condition of conditional rezoning approval.

Recommended Motion

The Planning Commission should hold the public hearing for PCZ#26-02 consistent with the
Michigan Zoning Enabling Act and the Commerce Township Zoning Ordinance during their regular
meeting on June 1, 2026. The Planning Commission’s role per Article 36 is to offer a formal
recommendation to the Township Board to approve or deny the conditional rezoning petition.
Should the Planning Commission opt to forward the conditional rezoning petition to amend the
Zoning Map to the Township Board with a recommendation to approve, the Planning Department
offers the following motion language for the Planning Commission’s consideration (please note
the motion includes language regarding whether there should or should not be a public road
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connection between Wingate Preserve and Bridge Pointe via an extension of Bridge Pointe
Drive):

Move to recommend the Township Board approve PCZ#26-02, a conditional rezoning petition
by Commerce Carey LLC (Mark Kassab et al) for Wingate Preserve, a single-family residential
site condominium of up to 168 dwelling units upon two adjacent parcels totaling approx. 75
acres on the north side of E. Commerce Road, east side of Carey Road. Both properties would
be conditionally rezoned from R-1A (One Family Residential) to R-1D (One Family Residential).
The Planning Commission’s recommendation is based on a finding that the conditional rezoning
petition meets the applicable criteria within Articles 3 and 36 of the Township’s Zoning
Ordinance, is consistent with the intent of the Commerce Township Master Plan, and will result
in a land use compatible with the single-family residential neighborhoods surrounding it.

The Planning Commission further finds that a public road connection between Wingate
Preserve and Bridge Pointe via an extension of Bridge Pointe Drive SHOULD/SHOULD NOT be
included on the condominium site plan (but a paved non-motorized pathway connection in lieu
of a roadway connection should be included on the condominium site plan).

The Planning Commission offers their recommendation with the expectation that the project
will return to the Planning Commission for consideration of approval of a condominium site
plan that demonstrates compliance with all applicable standards of the Zoning Ordinance and
with the approved conditional rezoning plan. This recommendation of approval is conditional
upon the following:

1. The applicant enter into a conditional rezoning agreement with conditions volunteered by
the applicant and acceptable to the Planning Commission and Township Board, including
any revisions required by the Planning Commission and/or Township Board during their
respective reviews, and the executed conditional rezoning agreement be recorded with the
Oakland County Register of Deeds prior to any formal consideration by the Planning
Commission of the condominium site plan;

2. The applicant shall apply for approval by the Planning Commission and Township Board of
a condominium site plan and master deed consistent with the terms of the conditional
rezoning agreement and with the standards and procedures of Article 37 (Condominium
Regulations) of the Township’s Zoning Ordinance;

3. Any public road improvements committed to within the conditional rezoning agreement
and/or recommended by the Township’s Traffic Engineer in their review of the petitioner’s
traffic impact study shall be:

a. Reviewed and approved by the Road Commission for Oakland County (RCOC)
b. Shown on a forthcoming condominium site plan.

The Planning Department will be happy to answer any questions the Planning Commission may
have during the meeting and public hearing of June 1, 2026.



COMMERCE TOWNSHIP CONDITIONAL REZONING PETITION

APPLICATION # HEARING DATE: June 1, 2026
APPLICANTS NAME: Mark S. Kassab

APPLICANTS ADDRESS: 31550 Northwestern Hwy, Suite 220, Farmington Hills, Ml ZIP 48334
TELEPHONE: (248) 865-0066

E-MAIL: MKassab@hapirorealestate.com

OWNER'S NAME: Commerce Carey LLC & Commerce Carey East LLC PHONE# (248) 865-0066
ADDRESS 31550 Northwestern Hwy, Suite 220, Farmington Hills, Ml ZIP 48334

A) REQUEST FOR CHANGE OF ZONING FROM R-1A TO R-1D
with a conditional Rezoning Agreement

Common Property Address or Location Commerce Twp, Ml (Commerce Road & Carey Road)

Sidwell Number 17-04-300-066 & 17-04-300-068

List all Deed Restrictions and Easements

Property Dimensions Area 42 Acres (1,829,520 Sq Ft) &
32.48 Acres (1,414,829 Sq Ft)

Date: 04/13/2026

A VA

Applicant's Slgnature Property Owner's Signature

Mark S. Kassab Commerce Carey LLC & Commerce Carey East LLC
Applicant's Printed Name Property Owner's Printed Name
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Notice is hereby given that the Commerce Township Planning Commission will conduct a public
hearing in the Oak Conference Room of the Commerce Township Hall, located at 2009 Township
Drive, Commerce Township Michigan, for the purpose of hearing the following petition for a
Conditional Rezoning and associated Map Amendment, on Monday, June 1, 2026 at 7:00 p.m.

PCZ26-02 ad et RIS
Bl “5 M W s R

Commerce Carey, LLC of Farmington
Hills, Ml is requesting a Conditional
Rezoning of two parcels of land
totaling approx. 75 acres from

R-1A (Large Lot One Family
Residential) to R-1D (One Family
Residential) located on the north
side of E Commerce Road east side
of Carey Road. The developer intends
to build 168 single-family homes.

7

£ A 1

Sidwell No’s: 17-04-300-066 & 17-04-300-068

The proposed zoning amendment, the Commerce Township Zoning Ordinance, and Zoning Map
are available for public inspection in the Planning Department during regular office hours. You
may also visit the Township’s website at commercetwp.com to find the Commerce Township
Zoning Ordinance and Map. Public comment will be taken during the designated portion of the
public hearing; for those unable to attend the public hearing, public comment will be taken in
writing by the Planning Department until 5:00 p.m. on the date of the hearing. For further
information, please contact the Commerce Township Planning Department at (248) 960-7050,
and/or visit the Township’s website at commercetwp.com

e

David Campbell, AICP
Commerce Township Planning Director
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Wingate Preserve - Conditional Rezoning Submittal

Nancy McClain <nmcclain@giffelswebster.com> Tue, Apr 14, 2026 at 11:40 AM

To: Bethany Miller <bmiller@commercetwp.com>
Cc: Jason Mayer <jmayer@giffelswebster.com>, Dave Campbell <dcampbell@commercetwp.com>, Paula Lankford
<plankford@commercetwp.com>, Mark Gall <mgall@commercetwp.com>

Good Morning Bethany,

We have looked at the submittal for Wingate Preserve and have no concerns.

« The site is served by water and sanitary sewer. They will need to loop the internal water main and
connect to the stub in Bridge Pointe Drive on the east side of the site. They will also need to extend
the gravity sanitary sewer along E. Commerce Road to their eastern property line.

« There are wetlands on site that appear to connect to the other wetlands and streams in the area. This
should provide an outlet for their storm water system.

A marked-up copy of the submittal with these comments is attached.
Please let us know if there are any questions.

Regards,
Nancy

Nancy McClain, PE
Project Manager

giffels
welbster

Giffels Webster

1025 E. Maple, Suite 100
Birmingham, MI, 48009
p: 248.852.3100

m: 313.590.5690

d: 248.598.5125

f: 313.962.5068

Crain's Best Places to Work in Southeast Michigan 2025
nmcclain@giffelswebster.com

www.giffelswebster.com
privacy policy

https://mail.google.com/mail/u/0/?ik=80872b0ba8&view=pt&search=all&permmsgid=msg-f:1862461027171619394&simpl=msg-f:1862461027171619394
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Wingate Preserve - Conditional Rezoning Submittal

Mark Gall <mgall@commercetwp.com> Tue, Apr 14, 2026 at 3:29 PM
To: Bethany Miller <bmiller@commercetwp.com>

Cc: Nancy McClain <nmcclain@giffelswebster.com>, Jason Mayer <jmayer@giffelswebster.com>, Dave Campbell
<dcampbell@commercetwp.com>, Paula Lankford <plankford@commercetwp.com>

My only concern is the setback required for the trees to allow fire truck access once they mature.
[Quoted text hidden]

Mark Gall - Fire Marshal

Commerce Township Fire Department
2401 Glengary Road

Commerce Township, MI 48382
Office: 248-624-5326

Fax: 248-560-0053

Cell: 248-318-1093
mgall@commercetwp.com
http://www.commercetwp.com/
www.knoxbox.com/7298
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Wingate Preserve - Conditional Rezoning

Saporsky, Richard <rsaporsky@rcoc.org> Tue, Apr 14, 2026 at 11:43 AM
To: Bethany Miller <bmiller@commercetwp.com>

Cc: David Campbell <dcampbell@commercetwp.com>, Paula Lankford <plankford@commercetwp.com>, "Elbgal, Yousif"
<yelbgal@rcoc.org>, "Sintkowski, Scott" <ssintkowski@rcoc.org>

Hi Bethany,

| have the following cursory review comments related to the roads:

« The 2022 RCOC master road right-of-way plan is attached for your information. The proposed master
road right-of-way widths for Carey and Commerce roads is 120’. We would appreciate it if the
township would require dedication by the developer.

» A proposed road right-of-way is not shown for the road connecting to the existing Bridge Pointe Drive.

« The street entrances appear to be set back about 40 feet from the section lines which is more than
typical.

« The proposed street geometric and alignment information is not included and would need to be
reviewed in the future.

« The proposed landscaping along the roads would need to meet the requirements of the RCOC Permit
Division.

« The proposed “traffic improvement” to the intersection of Carey Road and Commerce Road would
need to be researched. Additional research as to the extent of the existing right-of-way at the
intersection would need to be done.

Thanks,

Rick Saporsky, P.E., Manager
Subdivision Improvement and Development Division

Road Commission for Oakland County

[Quoted text hidden]

2 attachments

ﬂ copyWingate Preserve Rezoning Plan.pdf
2519K

ﬂ 2022 Master Right-of-Way Plan (MROWP).pdf
333K
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Executive Summary

On behalf of Commerce Carey, LLC, Fishbeck has conducted a traffic impact study (TIS) for a proposed residential
development located in the northeast quadrant of Commerce Road and Carey Road in Commerce Township
(Township), Oakland County, Michigan. The proposed site is currently undeveloped.

The proposed development will consist of 168 single-family detached housing units. Access to the development
will be via Site Driveway 1 located on the east side of Carey Road approximately 425 feet north of Baltusrol Drive
and via Site Driveway 2 located on the north side of Commerce Road directly across from Greenview Drive. The
development is assumed to be open and fully operational in 2031.

This study was conducted according to the methodologies and guidance published by the Institute of
Transportation Engineers (ITE), American Association of State Highway and Transportation Officials (AASHTO),
Michigan Department of Transportation (MDOT), Road Commission for Oakland County (RCOC), and the
Township. MDOT standards and guidelines were referenced where local standards/guidelines are not defined.

Vehicular, pedestrian, and cyclist turning movement counts (TMCs) were collected at the study intersections on
Tuesday, October 14, 2025, during the weekday morning (7 a.m. to 9 a.m.) and afternoon (4 p.m. to 6 p.m.) peak
periods for the roadway network.

There are no known projects in the site vicinity that would add additional traffic volumes or alter traffic patterns
within the study network.

Site-generated traffic was forecast using the information and methodologies specified in the ITE Trip Generation
Manual. Existing traffic volumes, site layout, and engineering judgement were used to develop a trip distribution
model for the a.m. and p.m. peak hours for the new traffic that would be generated by the proposed
development.

Operational analyses were conducted for existing, background, and total future conditions based on the Highway
Capacity Manual (HCM) 7th Edition methodologies using Synchro traffic analysis software. Synchro network
models were also simulated using SimTraffic to evaluate network operations including intersection queueing.

Based on the findings of the HCM operational analyses and site traffic generation, Table 1 has the recommended
future improvements to the study intersections to mitigate traffic operation impacts.

Table 1 — Recommended Improvements

Intersection Future

e Reconstruct the south side of Commerce Road at Greenview
Drive to accommodate a left turn passing lane for Site Driveway 2
that will also serve as a right turn lane for Greenview Drive.

East Commerce Road and Greenview
Drive/Site Driveway 2

e The gravel approaches in the northeast corner that connect to

both Commerce Road and Carey Road should be removed and
Commerce Road and Carey Road some type of landscaping plantings placed. This will remove the
potential for cut-through access and improve safety at the
intersection.

The opinions, findings, and conclusions expressed in this TIS are those of Fishbeck and not necessarily those of the
Owner/Applicant, MDOT, RCOC, or the Township.

Prepared By:

uer, PE, PTOE — Fishbeck Lindsey Dorn, EIT — Fishbeck
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1.0 Introduction

1.1 Project Overview

On behalf of Commerce Carey, LLC, Fishbeck has conducted a TIS for a proposed residential development located
in the northeast quadrant of Commerce Road and Carey Road in Commerce Township (Township), Oakland
County, Michigan. The proposed site is currently undeveloped.

The proposed development will consist of 168 single-family detached housing units. Access to the development
will be via Site Driveway 1 located on the east side of Carey Road approximately 425 feet north of Baltusrol Drive
and via Site Driveway 2 located on the north side of Commerce Road directly across from Greenview Drive. The
development is assumed to be open and fully operational in 2031.

The project location and study intersections are displayed in Figure 1.

Figure 1 — Project Location and Study Network

Project Locations:

A. Carey Road and Baltusrol Drive

B. Carey Road and E Commerce Road

C. E Commerce Road and Greenview Drive

D. E Commerce Road and Bridge Trail / Birkdale Drive

Proposed Site

Signalized Intersection
Stop-Controlled Intersection

1.2 Study Methodology

The objectives of this TIS were to determine what impacts the proposed project would have on adjacent roadway
traffic operations, and to develop recommendations for any improvements necessary to mitigate the project
impacts on the studied intersections. Study analyses were completed relative to typical weekday a.m. and p.m.
peak periods.
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This study was conducted according to the methodologies and guidance published by ITE, AASHTO, MDOT, RCOC,
and the Township. MDOT standards and guidelines were referenced where local standards/guidelines are not
defined.

1.3 Intersection Characteristics

Based on the type and size of the proposed development and the likely area of influence for the site trips, traffic
operations were analyzed for the following intersections:

e Fast Commerce Road and Carey Road (signalized)

e East Commerce Road and Bridge Trail/Birkdale Drive (unsignalized)

e Carey Road and Baltusrol Drive (unsignalized)

e Carey Road and Site Driveway 1 (proposed unsignalized driveway approximately 425 feet north of Baltusrol
Drive)

e East Commerce Road and Greenview Drive/Site Driveway 2

The existing intersection lane configurations, traffic controls, and posted speed limits are displayed in Figure 2.

1.4 Roadway Characteristics

The characteristics of the study area roadways are described in Table 2. The data points referenced were from
Google Maps and the Southeast Michigan Council of Governments (SEMCOG) Traffic Count Database System
online maps.

Table 2 — Roadway Characteristics

Speed Limit| No. of Road AADT
Roadway Jurisdiction |~PEEeHM! ©-0 O? _way L Volume
(mph) Lanes |Classification| Direction Year
(vpd)
Vi
Carey Road RCOC 45 2 1nor NB/SB 5,487 2024
Collector
Baltusrol Drive RCOC 25 2 Local Road EB/WB Not Available
Mi
Fast Commerce Road|  RCOC 45 2 nor EB/WB 15,272 2024
Arterial
Greenview Drive RCOC 25 2 Local Road NB/SB Not Available
Birkdale Drive RCOC 25 2 Local Road NB/SB Not Available
Bridge Trail Drive RCOC 25 2 Local Road NB/SB Not Available
AADT Average Annual Daily Traffic NB northbound
mph miles per hour SB southbound
vpd vehicles per day WB westbound
EB eastbound
1.5 Existing Traffic Volumes

Vehicular, pedestrian, and cyclist TMCs were collected at the following study intersections during the weekday
morning (7 a.m. to 9 a.m.) and afternoon (4 p.m. to 6 p.m.) peak periods of the road network on Tuesday,
October 14, 2025:

e Commerce Road and Carey Road

e Carey Road and Baltusrol Drive

e Commerce Road and Greenview Drive

e Commerce Road and Bridge Trail/Birkdale Drive
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There was concern of vehicles cutting through the dirt section in the northeast corner of the intersection of
Commerce Road and Carey Road. During data collection, it was reported that in the p.m. peak hour, only one
vehicle traveling SB on Carey Road cut through the dirt area outside of the intersection.

Traffic volume information can be found in Appendix 1, which includes heavy vehicle and pedestrian crossing
data. The existing traffic volumes used in this study are provided in Figure 3.

Z:\2025\2501692\WORK\REPT\RPT_WINGATE PRESERVE TIS_2026_0507.DOCX



May 7, 2026

Fishbeck | Page 4

Figure 2 — 2025 Existing Lane Configurations
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Figure 3 — 2025 Existing Traffic Volumes
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2.0 2025 Existing Conditions Analysis
2.1 Traffic Operations Analysis Methodology

Synchro was used to perform HCM operational analyses during the a.m. and p.m. peak hours for all intersections
within this study. According to the HCM, Level of Service (LOS) is a qualitative measure describing operational
conditions of a traffic stream or intersection. LOS ranges from A to F, with LOS A representing desirable traffic
operations characterized by low delay and LOS F representing extremely poor traffic operations characterized by
excessive delays and long vehicle queues. LOS D is generally considered acceptable for most areas. Table 3
presents the HCM LOS criteria for unsignalized and signalized intersections. The color coding in the table is used
in the operational analysis summary tables later in this report.

Table 3 — LOS Criteria

L0S Control Delay (s/veh)
Unsignalized Signalized

A <10 <10
B >10and <15 >10and <20
C >15and £25 >20and <35
D >25and £35 >35and <55
E >35and <50 >55and <80
F >500rv/c>1.0 >80o0rv/c>1.0

s/veh seconds per vehicle

v/c volume to capacity ratio

2.2 2025 Existing Conditions Traffic Analysis

Synchro models for the existing network were created based on the existing roadway configurations and traffic
controls, as observed in the field and from available aerial and street level imagery. The traffic signal timing
permit for the signalized intersection was provided by RCOC for use in the models.

The resulting LOS and delay for the existing conditions are provided in Table 4.
Table 4 — LOS Analysis for 2025 Existing Conditions

LOS/Delay (s/veh)
Approach
a.m. Peak Hour | p.m. Peak Hour

East Commerce Road and Carey Road (Signalized)
EB East Commerce Road 11.9 B 7.9 A
WB East Commerce Road 13.3 B 10.4 A
SB Carey Road 26.0 C 33.0 C

Overall 16.3 B 12.4 B
Carey Road and Baltusrol Drive (Minor-Way Stop-Controlled)
EB Baltusrol Drive 10.7 B 10.7 B
NB Carey Road 0.3 A 0.5 A
SB Carey Road Free Free

Overall 0.7 A 0.8 A
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Approach

LOS/Delay (s/veh)

a.m. Peak Hour

p.m. Peak Hour

Greenview Drive and East Commerce Road

(Minor-Way Stop-Controlled)

EB East Commerce Road Free Free

WB East Commerce Road 0.2 A 0.4 A

NB Greenview Drive 19.4 C 23.8 C
Overall 0.8 A 0.9 A

East Commerce Road and Birkdale Drive / Bridge Trail Drive (Minor-Way Stop-Controlled)

EB East Commerce Road 0.0 A 0.1 A

WB East Commerce Road 0.2 A 0.1 A

NB Birkdale Drive 20.4 C 38.0 E

SB Bridge Trail Drive 30.3 D 47.5 E
Overall 1.4 A 1.7 A

Further analysis of the LOS results for existing conditions revealed most approaches, and intersections are
expected to operate at an acceptable LOS D or better during both the a.m. and p.m. peak hours, with the
following exceptions:

e East Commerce Road and Birkdale Drive/Bridge Trail Drive:
o The NB and SB approaches operate at LOS E in the p.m. peak hour.

The Birkdale Drive/Bridge Trail Drive northbound and southbound approaches are lower volume (16 northbound
and 30 southbound in the a.m. peak hour, 26 northbound and 20 southbound in the p.m. peak hour) and the 95th
percentile queues are under 50 feet (2 vehicles) for both approaches during the a.m. and p.m. peak hours.

SimTraffic simulations were also reviewed to observe network operations and vehicle queues. For existing
conditions, study network operations are acceptable, with no significant vehicle queues or spill-back from
available storage lanes. See Appendix 2 for the existing conditions LOS reports and queueing analysis reports.

3.0

Historical population data from the SEMCOG Community Profiles was referenced to determine the applicable
growth rate for the existing traffic volumes to the project build-out year in 2031. A background growth rate of
0.4% per year was provided by SEMCOG to project the existing traffic volumes to the project buildout year in
2031. Based on this review, a background growth rate of 0.5% was utilized. No background developments were
identified for the background traffic conditions. Using the information and methodologies specified in the ITE Trip
Generation Manual, Fishbeck forecast the weekday a.m. and p.m. peak hour trips associated with the background
developments.

2031 Background Conditions Analysis
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Figure 4 — 2031 Background Traffic Volumes
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3.1 2031 Background Conditions Traffic Analysis
The resulting LOS and delay for the background conditions are provided in Table 5.
Table 5 - LOS Analysis for 2031 Background Conditions

LOS/Delay (s/veh)
Approach
a.m. Peak Hour | p.m. Peak Hour
East Commerce Road and Carey Road (Signalized)
EB East Commerce Road 12.1 B 8.1 A
WB East Commerce Road 13.5 B 10.8 B
SB Carey Road 26.3 C 333 C
Overall 16.5 B 12.8 B
Carey Road and Baltusrol Drive (Minor-Way Stop-Controlled)
EB Baltusrol Drive 10.7 B 10.8 B
NB Carey Road 0.3 A 0.5 A
SB Carey Road Free Free
Overall 0.7 A 0.8 A
Greenview Drive and East Commerce Road (Minor-Way Stop-Controlled)
EB East Commerce Road Free Free
WB East Commerce Road 0.2 A 0.4 A
NB Greenview Drive 20.1 C 25.0 D
Overall 0.8 A 1.0 A
East Commerce Road and Birkdale Drive / Bridge Trail Drive (Minor-Way
Stop-Controlled)
EB East Commerce Road 0.0 A 0.1 A
WB East Commerce Road 0.2 A 0.7 A
NB Birkdale Drive 21.2 C 41.0 E
SB Bridge Trail Drive 32.8 D 51.9 F
Overall 1.5 A 1.8 A

Further analysis of the LOS results for background conditions revealed that most movements, approaches, and
intersections are expected to continue to operate at an acceptable LOS D or better during both the a.m. and p.m.
peak hours, with the following exceptions:

e East Commerce Road and Birkdale Drive/Bridge Trail Drive:
o The NB approach operates at LOS E in the p.m. peak hour.
o The SB approach operates at LOS F in the p.m. peak hour.

The Birkdale Drive/Bridge Trail Drive northbound and southbound approaches are lower volume (16 northbound
and 31 southbound vehicles in the a.m. peak hour, 26 northbound and 20 southbound vehicles in the p.m. peak
hour) and the 95th percentile queues continue to be under 50 feet (2 vehicles) for both approaches during the
a.m. and p.m. peak hours.

SimTraffic simulations were also reviewed to observe network operations and vehicle queues. For background
conditions, study network operations are acceptable, with no significant vehicle queues or spill-back from
available storage lanes. See Appendix 3 for the background conditions LOS reports and queueing analysis reports.
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4.0 Site Traffic Characteristics

A representation of the current conceptual site plan is provided in Figure 5.

Figure 5 — Conceptual Site Plan
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4.1 Trip Generation

Using the information and methodologies specified in the ITE Trip Generation Manual, Fishbeck forecast the
weekday a.m. and p.m. peak hour trips associated with the proposed development.

Table 6 presents the resulting trip generation for the development. Refer to Appendix 4 for additional
information.

Table 6 — Trip Generation for Proposed Development

] a.m. Peak Hour p.m. Peak Hour
ITE Land Use LUC Units Weekday
In Out | Total In Out | Total
Single-Family
Detached 210 168 DU 32 86 118 96 59 155 1,622
Housing

Total New Trips| 32 86 118 96 59 155 1,622

LUC Land Use Code
DU Dwelling Units

7:\2025\2501692\WORK\REPT\RPT_WINGATE PRESERVE TIS_2026_0507.DOCX



May 7, 2026 Fishbeck | Page 11

4.2 Trip Distribution

The directions that site traffic will travel to and from were based upon existing traffic patterns during the a.m. and
p.m. peak hours. The existing traffic patterns reflect the gravity between origins and destinations in the study
area, and therefore an accurate indication of where the proposed trips would be coming from and going to. It was
assumed that should a connection to Bridge Pointe Drive and the Bridge Pointe Neighborhood in the northeast
guadrant of the development be constructed, there would not be a significant change to the traffic patterns
based on the low volume of existing vehicles that turn west towards the Commerce Road and Carey Road
intersection from Bridge Trail Drive. Similarly, it is assumed no significant amount of traffic from Wingate
Preserves will utilize this connection to exit to Commerce Road via Bridge Trail Drive through the existing
neighborhood. Table 7 provides the probable distribution based on existing traffic patterns.

Table 7 — Trip Distribution for New Trips
a.m. Peak Hour| p.m. Peak Hour

Direction Via
To From To From

North Carey Road 9% 26% 22% 12%
East East Commerce Road| 56% | 38% 44% 49%
West East Commerce Road| 34% | 36% 34% 39%

The trip distribution for the site is indicated in Figure 6. These trips were added to the background volumes
(Figure 4) to result in the future conditions volumes in Figure 7.
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Figure 6 — New Trip Generation Volumes
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Figure 7 — 2031 Future Traffic Volumes
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5.0 2031 Future Conditions Analysis

5.1 Turn Lane Analysis

An evaluation was performed in accordance with RCOC requirements to determine if left turn or right turn
treatment is warranted at the site driveways.

The results of the evaluation indicated an EB left turn passing lane and a WB right turn taper are warranted on
East Commerce Road at Driveway 2. Currently, there is a left turn passing lane on Commerce Road for Greenview
Drive. There is also a right turn lane constructed on Commerce Road at Greenview Drive. This right turn lane
should be reconstructed to meet the requirements of a left turn passing lane and can accommodate both
movements similar to the current geometrics at Commerce Road and the Birkdale Drive/Bridge Trail Drive
intersection. All turn lane charts are provided in Appendix 5. The results of the evaluation are presented in

Table 8.

Table 8 — Turn Lane Evaluation

Intersection Movement Existing Treatment Result
. , NB Right - No treatment recommended
C Road and Site D 1
arey road and site briveway SB Left - No treatment recommended
East Commerce Road and EB Left - Left turn passing lane warranted
Greenview Drive/Site Driveway 2 WB Right - Right turn taper warranted
5.2 2031 Future Conditions Traffic Analysis

During the future conditions analysis, at the intersection of East Commerce Road and Greenview Drive/Site
Driveway 2, it was assumed a left turn passing lane would be present for both EB and WB traffic. The resulting
LOS and delay for the future conditions are presented in Table 9.

Table 9 — LOS Analysis for 2031 Future Conditions

LOS/Delay (s/veh)
Approach |

a.m. Peak Hour p.m. Peak Hour

East Commerce Road and Carey Road (Signalized)

EB East Commerce Road 12.3 B 8.7 A
WB East Commerce Road 13.8 B 11.0 B
SB Carey Road 26.2 C 33.3 C
Overall 16.7 B 13.1 B
Carey Road and Baltusrol Drive (Minor-Way Stop-Controlled)
EB Baltusrol Drive 10.9 B 10.9 B
NB Carey Road 0.3 A 0.4 A
SB Carey Road Free Free
Overall 0.7 A 0.8 A

East Commerce Road and Greenview Drive / Site Driveway 2 (Minor-Way
Stop-Controlled)

EB East Commerce Road 0.1 A 0.3 A
WB East Commerce Road 0.2 A 0.4 A
NB Greenview Drive 23.2 C 36.7 E
SB Site Driveway 2 51.1 F 84.6 F

Overall 33 A 3.2 A

Z:\2025\2501692\WORK\REPT\RPT_WINGATE PRESERVE TIS_2026_0507.DOCX
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Table 9 — LOS Analysis for 2031 Future Conditions

LOS/Delay (s/veh)
Approach
a.m. Peak Hour | p.m. Peak Hour

East Commerce Road and Birkdale Drive / Bridge Trail Drive (Minor-Way
Stop-Controlled)
EB East Commerce Road 0.0 A 0.1 A
WB East Commerce Road 0.2 A 0.1 A
NB Birkdale Drive 23.0 C 47.0 E
SB Bridge Trail Drive 36.9 E 60.9 F

Overall 1.5 A 2.0 A
Carey Road and Site Driveway 1
WB Site Driveway 1 11.3 B 121 B
NB Carey Road Free Free
SB Carey Road 0.2 A 0.5 A

Overall 0.6 A 0.7 A

Further analysis of the LOS results for future conditions revealed several approaches and intersections are
expected to continue to operate at an acceptable LOS D or better during both the a.m. and p.m. peak hours, with
the following exceptions:

e East Commerce Road and Greenview Drive/Site Driveway 2:

o The NB approach operates at LOS E in the p.m. peak hour.

o The SB approaches operate at LOS F in the a.m. and p.m. peak hours.
e East Commerce Road and Birkdale Drive/Bridge Trail Drive:

o The NB approach operates at LOS E in the p.m. peak hour.

o The SB approach operates at LOS E in the a.m. peak hour.

o The SB approach operates at LOS F in the p.m. peak hour.

The Greenview Drive northbound approach is lower volume (42 vehicles in the a.m. and 40 vehicles in the p.m.
peak hours) and the 95th percentile queue is under 50 feet (2 vehicles) during the p.m. peak hour.

The Site Driveway 2 southbound approach is lower volume (63 vehicles in the a.m. and 36 vehicles in the p.m.
peak hours) and the 95th percentile queues are under 60 feet (3 vehicles) during the a.m. and p.m. peak hours.

The Birkdale Drive/Bridge Trail Drive northbound and southbound approaches are lower volume (16 northbound
and 31 southbound vehicles in the a.m. peak hour, 26 northbound and 20 southbound vehicles in the p.m. peak
hour) and the 95th percentile queues are under 50 feet (2 vehicles) during the a.m. and p.m. peak hours.

SimTraffic simulations were also reviewed to observe network operations and vehicle queues. For future
conditions, study network operations are acceptable, with no significant vehicle queues or spill-back from
available storage lanes. See Appendix 6 for the future conditions LOS reports and queueing analysis reports.

5.3 Access Management

An evaluation was performed in accordance with the MDOT Geometric Design Guidance requirements to
determine if the spacing of the site driveway is adequate on Carey Road. For a roadway with a speed limit of 45
mph, center-to-center distance between access points should be 350 feet. The distance between Driveway 1 and
the nearest driveway, Baltusrol Drive, is 425 feet. The spacing between driveways is met. The distance between
Driveway 2 and the nearest driveway is over 1,000 feet. The spacing requirement for this site driveway is also
met.

Z:\2025\2501692\WORK\REPT\RPT_WINGATE PRESERVE TIS_2026_0507.DOCX
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6.0 Findings and Recommendations

The analyses conducted for this TIS indicate the proposed development will not result in significant operational
impacts to the adjacent road network with the recommended improvements. These conclusions are supported by

the following key findings:

e Existing storage lengths are adequate for all movements in the existing, background, and future conditions.
e lane configurations and physical capacity are appropriate within the study area.

Based on the findings of the HCM operational analyses and site traffic generation, Table 10 includes the
recommended future improvements to the study intersections to mitigate traffic impacts.

Table 10 — Recommended Improvements

Intersection

Future

East Commerce Road and Greenview
Drive/Site Driveway 2

Reconstruct the south side of Commerce Road at Greenview
Drive to accommodate a left turn passing lane for Site Driveway 2
that will also serve as a right turn lane for Greenview Drive.

Commerce Road and Carey Road

The gravel approaches in the northeast corner that connect to
both Commerce Road and Carey Road should be removed and
some type of landscaping plantings placed. This will remove the
potential for cut-through access and improve safety at the
intersection.

Z:\2025\2501692\WORK\REPT\RPT_WINGATE PRESERVE TIS_2026_0507.DOCX
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May 26, 2026
VIA EMAIL dcampbell@commercetwp.com

David Campbell, Planning Director
Charter Township of Commerce
2009 Township Drive

Commerce Township, Ml 48390

RE: Proposed Wingate Preserve Residential Development
Commerce Road & Carey Road, Commerce Township, MI
Traffic Study Report Review #1

Dear Dave:

Fleis & VandenBrink (F&V) have completed our review of the Traffic Impact Study (TIS) prepared by Fishbeck,
dated May 7, 2026, and received on May 8, 2026. Based on our review, we present the following findings.

General Comments

1. Site access is provided via one (1) full access driveway on Carey Road, 425-feet north of Baltusrol
Drive, and one (1) full access driveway on Commerce Road, aligned opposite Greenview Drive, both
of which are under the jurisdiction of the Road Commission for Oakland County (RCOC). The applicant
will need to provide confirmation from RCOC that the site access has been approved as proposed.

2. The geometry shown on the lane use and traffic control exhibit does not depict the eastbound right-
turn lane or the westbound left-turn passing lane on Commerce Road at the Greenview Drive
intersection. This should be revised to reflect the existing conditions and the analyses performed.

Traffic Analysis

1. The cut-through review only referenced one (1) SB vehicle utilizing the dirt/gravel path; however, the
movement of concern is westbound to northbound traffic. Further data should be provided regarding
this movement and the potential mitigation measures to prohibit vehicles from using this

2. The LOS delays should be summarized by movement to identify the operations of the individual
movements on each approach.

Synchro Model

1. The NB Birkdale Drive approach during the AM peak hour utilizes a PHF of 0.57; however, the PHF
range should be between 0.60 — 0.95.

2. The signal timing permit for the Commerce Road & Carey Road intersection was not provided in the
appendices; therefore, the signal timing inputs within Synchro cannot be verified.

3. The passing flare was modeled along Commerce Road at the Greenview Drive intersection as a
shared through-left lane, which does not reflect the existing operations of this intersection.

Study Recommendations

1. Commerce Road / Carey Road: The study recommends that the gravel approaches in the northeast
corner that connect to both Commerce Road and Carey Road should be removed, and some type of
landscaping plantings should be placed.

27725 Stansbury Boulevard, Suite 195
Farmington Hills, Ml 48334

P: 248.536.0080

F: 248.536.0079

www.fveng.com



While we agree that some landscaping could be considered here, corner clearance sight distance
must be maintained. Additionally, landscaping alone is unlikely to deter vehicles from using the area
to avoid this signalized intersection. Therefore, it is recommended that the applicant consult with
RCOC to provide curbing around this corner to prohibit vehicles from using this area.

Furthermore, review of the traffic volumes at the Commerce Road & Carey Road intersection shows
a high volume of westbound right-turn traffic (~300 vehicles) during the PM peak hour. Therefore, it is
recommended that, in addition to curb and landscaping, a westbound right-turn lane should be
provided and the traffic signal modified to accommodate a right-turn overlap phase.

2. Commerce Road & Greenview Drive / Site Driveway #2: The study recommends reconstructing the
south side of Commerce Road at Greenview Drive, in order to accommodate a left-turn passing lane
for Site Driveway #2, that will also serve as a right-turn lane for Greenview Drive.

Opposing passing flares are not recommended at this intersection. The safest option is to provide a
center two-way left-turn lane (TWLTL) and right-turn treatments (tapers and lanes, as warranted).

SUMMARY
e The TIA analysis and report should be updated to reflect the comments noted.

e The applicant should discuss treatment options with RCOC around the northeast corner of Commerce
Road & Carey Road. These should include curbing and landscaping, in order to prohibit vehicles from
using this area as a cut-through.

e A shared center two-way left-turn lane (TWLTL) and right-turn treatments (tapers and lanes, as
warranted) are recommended at the Commerce Road & Greenview Drive / Site Driveway #2
intersection. This will provide the safest access for both the existing and proposed uses.

We hope that this report addresses the Township’s needs regarding this project. If you have any questions,
please do not hesitate to contact us.

Sincerely,
FLEIS & VANDENBRINK ENGINEERING, INC.

Joeort-Feamon—

Jacob Swanson, PE, PTOE
Traffic Engineer



CONDITIONAL REZONING AGREEMENT BETWEEN
THE CHARTER TOWNSHIP OF COMMERCE, COMMERCE CAREY LLC,
AND COMMERCE CAREY EAST LLC

BACKGROUND:
The Michigan Zoning and Enabling Act provides in §405 that an owner of land may voluntarily
offer in writing, and the local unit of government may approve, certain use and development
restrictions as a condition to rezoning of land or amending the zoning map. Pursuant to the
authority of §405 of the Michigan Zoning and Enabling Act, Commerce Carey LLC and
Commerce Carey East LLC, have requested in writing that certain land described herein be
conditionally rezoned in accordance with the terms and conditions of this Agreement.
AGREEMENT:
1. Effective date. The effective date of this Agreement shall be the latest date of execution
of this Agreement by Commerce Carey LLC, Commerce Carey East LLC, and the

Township, as indicated on the signature page hereof (“Effective Date™).

2. Parties. The Parties to this Agreement are the Charter Township of Commerce, whose
address is 2009 Township Drive, Commerce Township, Michigan 48390 (hereafter
“Township”), Commerce Carey LLC, a Michigan limited liability company, whose address
is 31550 Northwestern Highway, Suite 200, Farmington Hills, Michigan 48334, and
Commerce Carey East LLC, a Michigan limited liability company, whose address is 31550
Northwestern Highway, Suite 220, Farmington Hills, Michigan 48334, (collectively

hereafter “Owners”).



Conditional Rezoning Agreement
Charter Township of Commerce, Commerce Carey LLC
and Commerce Carey East LLC

Page 2 of 8
3. Property. The land that is the subject of this Conditional Rezoning Agreement is described
as:

Land in the Charter Township of Commerce, County of Oakland, State of Michigan
and more particularly described on Exhibit A.

Tax ID Nos. 17-04-300-066 and 17-04-300-068 (collectively “Property™).
4. Zoning Request. The Property is currently zoned R-1A, Large Lot One Family
Residential. Owners have requested to rezone the Property to a zoning classification of R-
1D, One Family Neighborhood Residential, subject to those terms and conditions set forth

in this Agreement.

5. Prohibited Uses. Upon rezoning of the Property from R-1A to R-1D, Owners agree that
no principal permitted use, accessory use, or special land use permitted in the R-1D District
shall be permitted on the Property except for no more than one hundred sixty-eight (168)
single family homes meeting the requirements of the R-1D zoning classification which are
developed consistent with the Conditional Rezoning Plan attached as Exhibit B (the

“Project”).

6. Specific Conditions. Rezoning of the Property from R-1A to R-1D is subject to the

following specific conditions:

a. The Property shall be developed in accordance with the requirements of the
Conditional Rezoning Plan submitted to and approved by the Planning Commission

(Exhibit B).
b. No variances shall be applied for or granted with respect to the Property.

c. Compliance with all applicable Township ordinances.
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Subject to obtaining the required permits and approvals from the relevant
governmental agencies, completion of reasonable public road improvements as
deemed warranted by a traffic impact study and as agreed upon by the Township
and Owner, with a particular focus on improvements to the signalized intersection

at Commerce and Carey Roads.

Except in relation to any improvements or utilities approved by the Township in
relation to preliminary and final site plan approval for the Project, preservation of

wetlands as described on Exhibit B.

Improved and enhanced landscape features on the northeast corner of Commerce

and Carey Roads.

Increased setbacks from neighboring properties including the retention of the
natural buffer along the north and east property lines with a minimum setback to
the north of forty feet (40’) and from Bridge Pointe Subdivision to the east of one

hundred twenty-five feet (125°).
No short term rentals (for purpose of this Agreement, less than six (6) months).

Retention of approximately 30% of open space of the Property as shown on Exhibit

B.

Consistent with Commerce Township's Non-Motorized Master Plan, installation of
8-foot paved non-motorized pathways along the site's frontages of both Commerce
and Carey Roads, or an in-lieu-of contribution to the Township's pathways fund

proportionate to the cost of said installation, as determined by the Township's
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Planning Commission during the condominium site plan review & approval
process.

7. Modification. During the term of this Agreement, the Township shall not add to or alter

10.

11.

the conditions set forth herein.

Authority. The Owners acknowledge that they have the authority to enter into this

Agreement and to permanently bind themselves, their successors, and assigns.

Voluntary Agreement. The Owners acknowledge that they are entering into this
Agreement voluntarily and that the Township has not required the Owners to offer

conditions as a requirement for rezoning.

Successors and Assigns. This Agreement shall run with the land and shall be binding on

Owners and all successors and assigns of the Property.

Term of Agreement. This Agreement shall terminate on December 31, 2030, unless a
Certificate of Occupancy is issued for a building to be constructed on the Property
satisfying the terms of this Agreement and the approved future site plan for the Property.
Upon termination, the zoning of the Property shall revert to the R-1A zoning classification
unless this Agreement is extended, in writing, by the Township Board as provided in the
Zoning Ordinances of the Township. Upon issuance of a Certificate of Occupancy, this
Agreement shall remain in effect until the Parties mutually agree to terminate or modify it
or until any improvements made on the Property pursuant to this Agreement have been
removed from the Property. Upon removal of all improvements made on the Property

pursuant to this Agreement, the Property shall revert to the R-1A zoning classification.
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12.

13.

Reversion. Notwithstanding any provision herein to the contrary, any breach of this
Agreement by the Owners, or their successors or assigns, including any tenant, shall at the
discretion of the Township, void the rezoning, and shall result in the suspension of any and
all rights to development and use not in conformance with the R-1A Zoning District
requirements. Any structures or use of the Property shall be deemed to be illegal non-
conforming uses and such structures and the uses shall end, and the structure shall be
removed. The Township shall provide notice to Owner at least fourteen (14) days prior to

voiding the rezoning pursuant to this section.

Minor Modifications. In the event that during the course of preliminary and final site plan
review, building permits review or construction and development of the Property, the
Township staff determines that the engineering or building plans, as submitted by Owner,
vary from the Conditional Rezoning Plan in any immaterial way, then the Township staff
are empowered to administratively approve such change consistent with the conditions of
such administrative approvals contemplated by §35.12 of the Township Zoning Ordinance,
“Revisions to Approved Site Plans.” Any clerical errors or mistakes in this Agreement may
be corrected by any of the Parties, and all Parties agree to cooperate in making such
corrections in order to effectuate the intent of the Parties in entering into this Agreement.
Notwithstanding the foregoing, any change that materially affects any of the Specific
Conditions stated herein will require an amendment of this Agreement, which must be

approved by the Township Board of Trustees in its sole discretion.

[This space intentionally blank; signature pages follow]
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CHARTER TOWNSHIP OF COMMERCE, a
Michigan municipal corporation
Dated: By:
Larry E. Gray
Its: Supervisor
STATE OF MICHIGAN )
) ss.
COUNTY OF OAKLAND )
The foregoing instrument was acknowledged before me this day of

, 2026, by Larry E. Gray, Supervisor of the Charter Township of Commerce,
a Michigan municipal corporation.

, Notary Public
County, Michigan

Acting in Oakland County
My Commission Expires:

[Signatures continue on following pages]
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OWNERS:
COMMERCE CAREY LLC, a Michigan limited
liability company
Dated: By:
Its:
STATE OF MICHIGAN )
) ss.
COUNTY OF )
The foregoing instrument was acknowledged before me this day of
,2026, by who is the

of Commerce Carey LLC, a Michigan limited liability company, on behalf of the company.

, Notary Public
County, Michigan

Acting in County

My Commission Expires:

[Signatures continue on following page]
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COMMERCE CAREY EAST LLC, a Michigan
limited liability company
Dated: By:
Its:
STATE OF MICHIGAN )
) ss.
COUNTY OF )
The foregoing instrument was acknowledged before me this day of
,2026, by who is the

of Commerce Carey East LLC, a Michigan limited liability company, on behalf of the company.

, Notary Public
County, Michigan

Acting in County

My Commission Expires:

Drafted by and when recorded return to:
G. Hans Rentrop, Esq.

Adkison, Need, Allen, & Rentrop, PLLC
39572 Woodward Avenue, Suite 222
Bloomfield Hills, Michigan 48304

m:\ctc\plan-rvu\wingate preserve\conditional rezoning\docs\2026-05-27 conditional rezoning agt.docx



EXHIBIT A

[See attached legal descriptions of Property]



Land situated in the Township of Commerce, County of Oakland, State of Michigan, described as
follows:

T2N, R8E, SEC 4 PART OF SW % BEG AT SW SEC COR, TH N 06-02-17 W
1321.46 FT, TH N 87-47-38 E 1423.19 FT, TH S 02-53-45 E 1319.78 FT, TH S
87-50-37 W 1350.76 FT TO BEG. 42 A 8-29-05 FR 047.

Parcel ID No. 17-04-300-066
Commonly known as: Vacant Land, Commerce Township, Michigan 48382



Land situated in the Township of Commerce, County of Oakland, State of Michigan, described as
follows:

A PART OF THE SOUTHWEST " OF SECTION 4, TOWN 2 NORTH, RANGE
8 EAST, COMMERCE TOWNSHIP OAKLAND COUNTY MICHIGAN BEING
MORE PARTICULARLY DESCRIBED AS COMMENCING AT THE
SOUTHWEST CORNER OF SAID SECTION 4 THENCE NORTH 87
DEGREES 50 MINUTES 37 SECONDS EAST, 1350.76 FEET, ALONG THE
SOUTH LINE OF SAID SECTION 4 AND THE CENTERLINE OF
COMMERCE ROAD TO THE POINT OF BEGINNING THENCE NORTH 02
DEGREES 53 MINUTES 45 SECONDS WEST, 1319.78 FEET; THENCE
NORTH 87 DEGREES 47 MINUTES 38 SECONDS EAST, 1315.52 FEET TO A
POINT ON THE NORTH AND SOUTH ' LINE OF SAID SECTION 4 AND
THE WESTERLY LINE OF BRIDGE POINTE SUB NO. 2 AS RECORDED IN
LIBER 252 OF PLATS PAGE 1, 2, 3 AND 4 OAKLAND COUNTY RECORDS
(SAID POINT BEING SOUTH 02 DEGREES 53 MINUTES 45 SECONDS
EAST, 1320.23 FEET FROM THE CENTER OF SAID SECTION 4) THENCE
SOUTH 02 DEGREES 53 MINUTES 45 SECONDS EAST 760.87 FEET
(RECORDED AS SOUTH 00 DEGREE 13 MINUTES 27 SECONDS EAST)
ALONG THE NORTH AND SOUTH ” LINE OF SAID SECTION 4 AND THE
WESTERLY LINE OF SAID BRIDGE POINTE SUB NO. 2 (SAID POINT
BEING NORTH 02 DEGREES 53 MINUTES 45 SECONDS WEST, 560.05 FEET
FROM THE SOUTH " CORNER OF SAID SECTION 4); THENCE SOUTH 87
DEGREES 50 MINUTES 37 SECONDS WEST 575.01 FEET THENCE SOUTH
02 DEGREES 53 MINUTES 45 SECONDS EAST 560.05 FEET TO A POINT ON
THE SOUTH LINE OF SAID SECTION 4 AND THE CENTERLINE OF SAID
COMMERCE ROAD THENCE SOUTH 87 DEGREES 50 MINUTES 37
SECONDS WEST 740.52 FEET ALONG THE SOUTH LINE OF SAID
SECTION 4 AND THE CENTERLINE OF SAID COMMERCE ROAD TO THE
POINT OF BEGINNING.

Parcel ID No. 17-04-300-068
Commonly known as: Vacant Land, E. Commerce Road, Commerce Township, Michigan 48382



EXHIBIT B

[See attached Conditional Rezoning Plan]
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April 6,2026

To: David Campbell, AICP
From: Mark S. Kassab
Commerce Carey LLC and Commerce Carey East LLC
Re: Petition for Conditional Rezoning
78 +/- acres located on the north side of Commerce Road,
east of Carey Road.

Mr. Campbell,

Please consider this a request to petition the Charter Township of Commerce for a
Conditional Rezoning for the parcel referenced above. An outline of the parcels is
attached as Exhibit “A” |

Parcel Designation Subject Parcel
Approx. Acreage 78+
Present Use Vacant Land with Barn

Master Plan Designation ~ Single Family Residential and
Commercial on the corner of
Commerce and Carey

Sidwell 17-04-300-066 and 17-04-300-
068

Existing Zoning R-1A One Family Residential

Requested Zoning R-1ID Residential subject to a
Conditional Rezoning
Agreement

We respectfully request that this parcel be rezoned to R-1D Residential subject to a
Conditional Rezoning through a Conditional Rezoning Agreement for the following
reasons:

* The rezoning of the parcel to R-1D Residential subject to a Conditional Rezoning
Agreement will be consistent with the existing densities with the surrounding
uses. SKL Engineering who is the Developer’s engineer has confirmed that
adequate utilities exist to service the proposed development.



The proposed density of 2.15 +/- DU/A is less than the development to the adjacent
Huron Hills subdivision at 3.04 DU/A, The Bridge Point subdivision at 2.23 DU/A
(adjacent to Huron Hills subdivision) and Preserve subdivision to the South at 2.75
DU/A.

The Developer met with the adjacent residents on February 11, 2026 and again on
March 11, 2026 at the Commerce Twp Public Library to discuss the site and listen
to what is most critical to achieving harmonious development. The overwhelming
response from the neighbors was to create additional setbacks from the lot lines to
the North and East with a natural buffer. Following that meeting, the developer
took into consideration that preservation of open space and setbacks from the
adjacent homeowners was most important to the neighbors.

The 168 proposed for sale homes will consist of 101-60" lots and 67-70" lots. Each
home will have a 2-car attached garage and a private driveway. A conceptual plan
outlining the proposed 168-unit development is attached as Exhibit “B”. Each
home will consist of high-quality construction.

The Developer will not be permitted to develop this as rental property, in addition

the Developer will not be permitted to seek a rezoning consistent to the Master
Plan designation of commercial. The maximum density of 168 single-family units
will be outlined within the Conditional Rezoning Agreement.

The proposed development is proposed to have approximately 30% open
space/park. This open space consists of park commons, natural preservation,
greenbelts and ponds.

The proposed development will have a northern setback from the lot line to the
property line of a minimum of 40". The setback from the lot lines to the Preserve
will have a minimum setback to the property line of 125".

The developer does not propose any impact to the wetlands.

The development along Commerce and Carey will be landscaped to the highest
standards beyond the landscape requirements of Commerce Township.

A Traffic Impact Assessment will be completed for this development and traffic
improvements will include but not limited to signalization improvements at
Commerce and Carey, by-pass lanes at both entrances and acceleration and
deceleration lanes. The residents were not in favor of a roundabout at Commerce
and Carey.

The Developer will improve the hard corner of Commerce and Carey Road with a
landscape feature to aesthetically improve the area. The developer does not own
this parcel and is working with its counsel and Road Commission to coordinate



any improvements to this parcel which we believe consist of excess road right-
away.

* The Developer plans to demolish the barn within 12 months from the execution of
the Conditional Rezoning Agreement.

e The Developer plans on beginning within 12 months after receipt of the necessary
approvals and anticipates completion within 48 months from the start date. The
Developer plans to be fully built out and sold out within 60 months of the
execution of the Conditional Rezoning Agreement.

e The Developer owns both parcels above through 2 separate entities as they were
acquired at different times through sellers that were related.

If you have any questions, please feel free to contact me directly.

Sincerely,

Hark Kazsab

Mark S. Kassab
Commerce Carey LLC and Commerce Carey East LLC
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(AS SURVEYED BY LEHNER SURVEYING & CONSULTING LLC.):
A PARCEL OF LAND LOCATED IN AND BEING PART OF THE SOUTHWEST 1/4 OF
SECTION 4, TOWN 2 NORTH, RANGE 8 EAST, COMMERCE TOWNSHIP, OAKLAND
COUNTY, MICHIGAN AND BEING DESCRIBED AS FOLLOWS:

BEGINNING AT THE SOUTHWEST CORNER OF SECTION 4, TOWN 2 NORTH, RANGE 8
EAST, COMMERCE TOWNSHIP, OAKLAND COUNTY, MICHIGAN; THENCE NO6°35'57"W
1321.38 FEET (RECORDED AS NO6°02'17"W 1321.46 FEET) ALONG THE WEST LINE OF
SAID SECTION 4, LYING IN CAREY ROAD (33 FOOT HALF WIDTH); THENCE
N87°14'24"E 2738.68 FEET (RECORDED AS N87°47'38"E 2738.71 FEET) TO A POINT
ON THE NORTH—SOUTH 1/4 LINE OF SAID SECTION 4 AND THE WEST LINE OF
BRIDGE POINTE SUBDIVISION NO.2 AS RECORDED IN LIBER 252 OF PLATS, PAGES 1
THRU 4, OAKLAND COUNTY RECORDS; THENCE S03°27'59”E 760.40 FEET
(RECORDED AS S02°53'45"E 760.87 FEET) ALONG THE NORTH-SOUTH 1/4 LINE OF
SAID SECTION 4 AND THE WEST LINE OF SAID BRIDGE POINTE SUBDIVISION NO.2;
THENCE S87°16'54"W 575.12 FEET (RECORDED AS S87°50°'37"W 575.01 FEET); 06
THENCE S03°27°28"E 560.05 FEET (RECORDED AS S02°53'45"E) TO A POINT ON

THE SOUTH LINE OF SAID SECTION 4, LYING IN COMMERCE ROAD (33 FOOT HALF
WIDTH); THENCE S87°16'54"W 2091.28 FEET (RECORDED AS S87°50'37"W) FEET
ALONG THE SOUTH LINE OF SAID SECTION 4, LYING IN SAID COMMERCE ROAD TO COMMERCE ROAD SITE /fj
THE POINT OF BEGINNING, CONTAINING 74.462 ACRES OF LAND, MORE OR LESS, L
BEING SUBJECT TO THE RIGHTS OF THE PUBLIC OVER THE WESTERLY PORTION, E COMMERCE ROAD ||—
THEREOF, AS OCCUPIED BY SAID CAREY ROAD, ALSO BEING SUBJECT TO THE

RIGHTS OF THE PUBLIC OVER THE SOUTHERLY PORTION, THEREOF, AS OCCUPIED BY
SAID COMMERCE ROAD, AND ALSO BEING SUBJECT TO OTHER EASEMENTS AND

S DUCK LAKE ROAD
CAREY ROAD
BOGIE LAKE ROAD

586.412.7050

CLINTON TOWNSHIP, MI 48038

LEHNER SURVEYING & CONSULTING INC.
17001 NINETEEN MILE ROAD, SUITE 3

RESTRICTIONS OF RECORD, IF ANY. SHEET INDEX LOCATION MAP
. NOT TO SCALE NOT TO SCALE
| WEST 1/4 CORNER
SECTION 4 _
T2N, R8E CENTER POST/
FD. REMON. SECTION 4
T2N, R8E

FD. REMON THE LAND REFERRED TO HEREIN BELOW IS SITUATED IN THE TOWNSHIP OF

COMMERCE, COUNTY OF OAKLAND, STATE OF MICHIGAN, AND IS DESCRIBED AS

FOLLOWS:

A PART OF THE SOUTHWEST 1/4 OF SECTION 4, TOWN 2 NORTH, RANGE 8 EAST,

COMMERCE TOWNSHIP OAKLAND COUNTY MICHIGAN BEING MORE PARTICULARLY

DESCRIBED AS COMMENCING AT THE SOUTHWEST CORNER OF SAID SECTION 4

THENCE NORTH 87 DEGREES 50 MINUTES 37 SECONDS EAST, 1350.76 FEET,

ALONG THE SOUTH LINE OF SAID SECTION 4 AND THE CENTERLINE OF COMMERCE

ROAD TO THE POINT OF BEGINNING THENCE NORTH 02 DEGREES 53 MINUTES 45 © COPYRIGHT 2025

SECONDS WEST, 1319.78 FEET, THENCE NORTH 87 DEGREES 47 MINUTES 38
- /\ SECONDS EAST, 1315.52 FEET TO A POINT ON THE NORTH AND SOUTH 1/4 LINE

__N,

|G
G

OF SAID SECTION 4 AND THE WESTERLY LINE OF BRIDGE POINTE SUB NO. 2 AS
~ RECORDED IN LIBER 252 OF PLATS PAGE 1, 2, 3 AND 4 OAKLAND COUNTY
/< RECORDS (SAID POINT BEING SOUTH 02 DEGREES 53 MINUTES 45 SECONDS EAST,
1320.23 FEET FROM THE CENTER OF SAID SECTION 4) THENCE SOUTH 02
DEGREES 53 MINUTES 45 SECONDS EAST 760.87 FEET (RECORDED AS SOUTH 00
\ DEGREE 13 MINUTES 27 SECONDS EAST) ALONG THE NORTH AND SOUTH 1/4 LINE
% \ OF SAID SECTION 4 AND THE WESTERLY LINE OF SAID BRIDGE POINTE SUB NO. 2
%

D
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1320.43'(M)
1—800—482—-7171

—1320.23'(R) — —— —\

1323.16’(R) .

1323.07°(M)

(SAID POINT BEING NORTH 02 DEGREES 53 MINUTES 45 SECONDS WEST, 560.05
FEET FROM THE SOUTH 1/4 CORNER OF SAID SECTION 4); THENCE SOUTH 87

o 'Z( \ DEGREES 50 MINUTES 37 SECONDS WEST 575.01 FEET THENCE SOUTH 02
'
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3 WORKING DAYS |
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DEGREES 53 MINUTES 45 SECONDS EAST 560.05 FEET TO A POINT ON THE SOUTH
LINE OF SAID SECTION 4 AND THE CENTERLINE OF SAID COMMERCE ROAD THENCE
SOUTH 87 DEGREES 50 MINUTES 37 SECONDS WEST 740.52 FEET ALONG THE
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17-04-453-001

ROAD TO THE POINT OF BEGINNING.

17—04—300—018 17—-04—300—055 17-04-300-056 17-04-300-042 17—04—300—043 17—04—300—044 17—-04-300-025 17—-04—300—026

LOT 63 2 SOUTH LINE OF SAID SECTION 4 AND THE CENTERLINE OF SAID COMMERCE
2\
<

17—04—300-027 17-04-300—-028 /

/ / \ \ gl 4 4 - - /| ole M r

F.|., F.l. o s » 1 , F.|., , F.|., , F.|., ‘/ 17—04—453—002 \ w
EL 0.6W ogw___ N8714'24"E 2738.68'(M) FL 12,0 11'W 0.5'S, 0.9W | 0.9W _\HF-'- LOT 62 SITUATED IN THE TOWNSHIP OF COMMERCE, OAKLAND COUNTY, MICHIGAN,
N8714'24"E 1423.16"(M) NB7'14'24"E(M) 1315.52'(M&R) Fl. - \DESCRIBED AS;
N87°47°38"E 1423.19'(R) N87°47'38"E(R) i A PART OF THE SOUTHWEST 1/4 OF SECTION 4, TOWN 2 NORTH, RANGE 8 EAST,
\ COMMERCE TOWNSHIP, OAKLAND COUNTY, MICHIGAN; BEING MORE PARTICULARLY
~ DESCRIBED AS COMMENCING AT THE SOUTHWEST CORNER OF SAID SECTION 4 AND
~ THE POINT OF BEGINNING; THENCE NORTH 06 DEGREES 02 MINUTES 17 SECONDS
WEST 1321.46 FEET (RECORDED AS NORTH 02 DEGREES 15 MINUTES 13 SECONDS
F.. 17—0s—s55003 © WEST) ALONG THE WEST LINE OF SAID SECTION 4 AND THE CENTERLINE OF
04455004 e CAREY ROAD AND THE RECORDED IN MASTER DEED IN LIBER 16515, PAGES 826
s THROUGH 866, BOTH INCLUSIVE, AS AMENDED OAKLAND COUNTY RECORDS, AND
33’ 10 FT WOE PRIVATE EASEMENT For . AN EXTENSION THEREOF, (SAID POINT BEING SOUTH 06 DEGREES 02 MINUTES 17
1 PUBLIC|UTILITIES AND WATER MAIN—} SECONDS EAST 1323.16 FEET, FROM THE WEST 1/4 CORNER OF SAID SECTION 4);
8 FOOT WIDE 3 —— THENCE NORTH 87 DEGREES 47 MINUTES 38 SECONDS EAST, 1423.19 FEET;
OVERHEAD EASEMENT Fl BRIDGE POINTE DR. THENCE SOUTH 02 DEGREES 53 MINUTES 45 SECONDS EAST 1319.78 FEET, TO A
119093 P.561 50 FT. WIDE) POINT ON THE SOUTH LINE OF SAID SECTION 4 AND THE CENTERLINE OF
-1 ( . COMMERCE ROAD (SAID POINT BEING SOUTH 87 DEGREES 50 MINUTES 37
< T ———""SECONDS WEST 1315.53 FEET, FROM THE SOUTH 1/4 CORNER OF SAID SECTION
10T YE PRIVATE EASEMENTZOR  4); THENCE SOUTH 87 DEGREES 50 MINUTES 37 SECONDS WEST, 1350.76 FEET,
JALONG THE SOUTH LINE OF SAID SECTION 4 AND THE CENTERLINE OF COMMERCE
\7—04—454-00a  ROAD AND THE NORTHERLY LINE OF "THE PRESERVE”, OAKLAND COUNTY
17—04—454—001 ot s / CONDOMINIUM PLAN NO. 898, AS RECORDED IN MASTER DEED IN LIBER 15194,

17-04-300-017 17-04-300-018

F.l

|
|
: 1

BEACON HILL O.C.C.P. #993
RECORDED L.16515, P.826—-866, O.C.R.

17-05-400-021

LOT 59 PAGES 319 THROUGH 380, BOTH THE POINT OF BEGINNING. ALL THE ABOVE BEING
SUBJECT TO THE RIGHTS OF THE PUBLIC IN CAREY ROAD AND COMMERCE ROAD.

FARMINGTON HILLS, MICHIGAN 48334

ATTN MARK KASSAB

31550 NORTHWESTERN HIGHWAY,
PH 248.845.0066

SUITE 220
mkassab@shapinorealestate.com

COMMERCE CAREY LLC

CLIENT INFO:

S03'27'59"E 760.40'(M)
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10 FT WIDE PRIVATE EASEMENT / m&-
FOR STORM DRAINAGE

17—04—454—003 / SITE IS IN ZONE "X” (AREA DETERMINED TO BE OUTSIDE 0.2% ANNUAL CHANCE
LOT 57 FLOODPLAIN) PER FIRM MAP NO. 26125C0457F, DATED SEPTEMBER 29, 2006.

/ WETLANDS:
THERE ARE POSSIBLE WETLANDS ON SITE PER REVIEW OF THE NATIONAL
/ WETLANDS INVENTORY MAPPER.

'(R)

OVERALL
74.462+ ACRES

COMMERCE CAREY EAST LLC
PARCEL ID
17—-04—-300—-068
32.469+ ACRES

12 /04 /2025

17-04—454—004 / BEARINGS AND DATUM:
LOT 56 BEARINGS ARE BASED ON MICHIGAN STATE PLANE COORDINATES (NAD83), SOUTH

/ ZONE, INTERNATIONAL FEET, GROUND DISTANCES. VERTICAL DATUM IS BASED ON
NAVD8S.

—

N06°02
NO0B°35

COMMERCE CAREY LLC
PARCEL ID
17—-04—-300—-066
41.993+ ACRES

REVISION

/ MEASURED BEARINGS DIFFER FROM RECORD TITLE BEARINGS.

17—04-454-005
LOT 55

BRIDGE POINTE
SUBDIVISION NO.2

I LIBER 252 OF
_—— PLATS, PAGES 1-4

WEST LINE OF BRIDGE POINTE SUBDIVISION NO.2 :

SUBMITTAL DATE:

S87°16'54"W 575.12°(M)
S87°50'37"W 575.01°(R)

S03°27°28"E 1319.50°(M)
S02'53'45"E 1319.78'(R)
N0327°28"W 1319.50'(M)
N02°53'45"W 1319.78'(R)

2. SUBJECT TO THE TERMS AND CONDITIONS AND CERTAIN RESTRICTIONS AS
SET FORTH IN FARMLAND DEVELOPMENT RIGHTS AGREEMENT, AS RECORDED IN
17-04-454-006 LIBER 21642, PAGE 152, OAKLAND COUNTY RECORDS. (COVERS PARCELS
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17-05-400-022

LOT 54

17—04—-300—-066, 17—04—300—068 & 17—04—300-069, NOT PLOTTABLE)
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5
CAREY ROAD (33 FT HALF WIDTH-PUBLIC)
= HATF WIDTH RIGHT OF WAY
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A 3. SUBJECT TO AN EASEMENT IN FAVOR OF THE CHARTER TOWNSHIP OF
\ COMMERCE FOR SEWER LINES, AS SET FORTH IN INSTRUMENT(S) RECORDED IN
LIBER 13982, PAGE 299, OAKLAND COUNTY RECORDS. (COVERS PARCELS
17—04—454—007 17—-04-300-066, 17—-04—300—-068 & 17—04—300-069, EASEMENTS LOCATED ON
LOT 53 PARCEL 17—04—300—069 AS SHOWN)

560.05'(R&M)

20 FT WIDE PRIVATE EASEMENT FORJ}TORM DRAINAGE

4. SUBJECT TO AN EASEMENT IN FAVOR OF THE COUNTY OF OAKLAND FOR
WATER MAIN, AS SET FORTH IN INSTRUMENT(S) RECORDED IN LIBER 15206, PAGE
146, OAKLAND COUNTY RECORDED. (COVERS PARCELS 17-04—300-066,

\ 17—04—300—068 & 17—04—300—069, EASEMENTS AS SHOWN)
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17—04—300—069 17—04-300-048

17-04-454-008 5. SUBJECT TO A RIGHT—OF—WAY IN FAVOR OF THE DETROIT EDISION
LOT 52 /\ —1 COMPANY, T.C.I. CABLEVISION AND AMERITECH, NOW KNOWN AS SBC AS
RECORDED IN LIBER 19093, PAGE 561, OAKLAND COUNTY RECORDS. (COVERS
/ PARCELS 17—04—300—066, 17—04—300—068 & 17—04—300—069, EASEMENTS AS

/ SHOWN)
GRANT OF SEWER

/ 17—04—-454-009
LINE EASEMENT "B” LOT 51

GRAL\iJ?gc?E vFv)Azri?a GRANT OF SEWER / 7. GRANT OF SEWER LINE EASEMENT IN FAVOR OF THE CHARTER TOWNSHIP OF
LINE EASEMENT 8 SR, O R, COMMERCE AND THE COVENANTS, CONDITIONS AND RESTRICTIONS CONTAINED IN
L15206 P.146 L 13885 P.299 INSTRUMENT RECORDED IN LIBER 13982, PAGE 299. (COVERS PARCELS
: 1 - i g —17-04-300—-066, 17—04—300—068 & 17—04—300—069, EASEMENTS LOCATED ON
508 | - 33’ HALF _WIDTH RIGHT OF WAY — L s HALTWIDTH RICET. QF_WAY 1315.70'(M)"==——+ T — PARCEL 17—04—300—-069 AS SHOWN)
— Pec —-_COMMERCE ROAD (33 FT HALF WIDTH.PUBLIC) EOB — 1315.55'(R) ~, _8  GRANT OF WATER LINE EASEMENT IN FAVOR OF THE COUNTY OF OAKLAND
SOUTHWEST CORNERT = S87°16'54"W(M) 1350.76°(M&R) '|' S8716'54"W 2091.28’(M) S87°16'54"W(M) 740.52’(M&R) - SOUTH LINEJOF SECTION & )/ .11/ 1 /4 CORNER AND THE COVENANTS, CONDITIONS AND RESTRICTIONS CONTAINED IN INSTRUMENT
SECTION 4 — S87°50°37"W(R) I S87°50°37"W(R) SECTION 4 RECORDED IN LIBER 15206, PAGE 146. (COVERS PARCELS 17—04—300—066,
T2N, R8E 17-09-107-001 - 17-09-101-008 17—04—300—068 & 17—04—300—069, EASEMENTS AS SHOWN)
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RECORDED IN LIBER 19093, PAGE 561. (COVERS PARCELS 17—04-300-066,
17—04—-300-068 & 17—04—300—069, EASEMENTS AS SHOWN)
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BENCHMARK #1
ARROW ON HYDRANT

EAST RIGHT OF WAY OF CAREY ROAD, +375
SOUTH OF THE CENTER OF BALTUSROL DRIVE.
ELEV = 936.21(NAVD88)

FARMINGTON HILLS, MICHIGAN 48334

ATTN MARK KASSAB

PH 248.845.0066
mkassab@shapinorealestate.com

31550 NORTHWESTERN HIGHWAY,

COMMERCE CAREY LLC
SUITE 220
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BENCHMARK #2
ARROW ON HYDRANT

WEST RIGHT OF WAY OF CAREY ROAD, +290
NORTH OF THE CENTER OF BALTUSROL DRIVE.
ELEV = 937.79(NAVD8B)

BENCHMARK #3
ARROW ON HYDRANT

NORTH RIGHT OF WAY OF COMMERCE ROAD,
ACROSS FROM HOUSE (#2045 COMMERCE
ROAD).

ELEV = 958.20(NAVD88)

icid BENCHMARK #4
ARROW ON HYDRANT

NORTH RIGHT OF WAY OF COMMERCE ROAD,
ACROSS FROM WEST SIDE OF GREENVIEW DRIVE.

ELEV = 941.04(NAVD88)
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