CHARTER TOWNSHIP OF COMMERCE
PLANNING COMMISSION
MEETING AGENDA

Commerce Township Hall
2009 Township Drive
Commerce Township Ml 48390

Monday, August 10, 2026 at 7:00pm

Call to Order

Approval of the Meeting Agenda for August 10, 2026

Approval of Regular Meeting Minutes from July 6, 2026 and Special Meeting Minutes
from July 13, 2026

Update of Activities in Commerce Township

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

Tabled Items — NONE

Old Business — NONE

Scheduled Public Hearings — (3)

H1. PCZ26-01 — COMMERCE LAKE MARKET — CONDITIONAL REZONING
Commerce Lake Market (Steve Bakko, owner/operator) is requesting a Conditional Rezoning
of two parcels of land from B-2 (Community Business) and R-1D (One Family Residential) to
B-3 (General Business) located on the north side of Glengary Road east side of Benstein Road.
The owner intends to rebuild and expand his existing building (1740 Glengary), demolish the
existing residential home (2750 Benstein) and add a 4-pump (8 nozles) fueling center.
PIN#'s: 17-21-276-064 & 17-21-276-063

H2. PSU26-03 — LUAI’'S AUTOMOTIVE — SPECIAL LAND USE
Luai’s Automotive is requesting Special Land Use approval for an automotive repair shop
within an existing building in the TLM (Technology & Light Manufacturing) zoning district
located at 4224 Martin Rd.
PIN#: 17-13-326-003

H3. PSU26-04 — SQUEALS LANDSCAPING — SPECIAL LAND USE

Squeals Landscaping is requesting Special Land Use approval for outdoor storage (topsoil,
mulch, sand, rock, etc.) on vacant Lot 30 in the Homestead Industrial Park located adjacent
to their existing building at 4184 Pioneer Dr in the TLM (Technology & Light Manufacturing)
zoning district.

PIN#: 17-13-326-021




New Business — (3)

PSP26-06 — SQUEALS LANDSCAPING - SITE PLAN

Squeals Landscaping is requesting Site Plan approval for outdoor storage (topsoil, mulch,
sand, rock, etc.) on vacant Lot 30 in the Homestead Industrial Park located adjacent to their
existing building at 4184 Pioneer Dr in the TLM (Technology & Light Manufacturing) zoning
district.

PIN#: 17-13-326-021

PROSPECTIVE ZONING ORDINANCE AMENDMENTS RELATIVE TO DATA CENTERS
Potential series of Zoning Ordinance amendments relative to data centers within the I-
Industrial and TLM-Technology & Light Manufacturing zoning districts.

**NO DATA CENTER IS CURRENTLY PROPOSED:; this will be a discussion on prospective
amendments to the Zoning Ordinance to create standards for a data center if & when a

data center is proposed**

OAKLEY PARK BUSINESS CAMPUS — USE DETERMINATION

Jon Stewart of SPS Investment is requesting a use determination for “warehouse or
wholesale establishment within a wholly enclosed building” as a Special Land Use within the
TLM (Technology & Light Manufacturing) district.

PIN#’s 17-24-201-009 & -008

Other Matters to Come Before the Planning Commission

Planning Director’s Report

Adjournment

Next Regular Meeting Date: September 14, 2026




CALL TO ORDER



APPROVAL OF AGENDA



APPROVAL OF MEETING MINUTES



DRAFT
CHARTER TOWNSHIP OF COMMERCE
PLANNING COMMISSION MEETING
Monday, July 6, 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

B. APPROVAL OF AGENDA
MOTION by Loskill, supported by Phillips, to approve the Planning Commission Regular
Meeting Agenda of July 6, 2026. MOTION CARRIED UNANIMOUSLY

C. APPROVAL OF MINUTES
MOTION by Winkler, supported by Loskill, to approve the Planning Commission
Regular Meeting Minutes of June 1, 2026, as written.

MOTION CARRIED UNANIMOUSLY

D. UPDATE OF ACTIVITIES
Caitlin Bearer — Zoning Board of Appeals
e No updates.
e We have not had a meeting, and our July meeting has not happened yet.

Dave Campbell — The ZBA meeting is on July 23 and it's for a fence along the lakeside
of a property.

Brian Winkler — Downtown Development Authority

e | have a summary from the June 16" DDA meeting.

e Insite Commercial Report: Regarding 5 & Main;

o0 A meeting with the potential gourmet market entity that took place at the
ICSC convention in May reportedly went very well. This is anticipated to
be a lease tenant.

o Engineering plans for the shopette have been submitted to the Township
for review, and the project is currently out for construction bids.

e Finance Committee; Treasurer Phillips noted that Walmart is appealing their
taxable values for 2024, 2025 and 2026. The Township is challenging the claims.
This could be a substantial hit to the DDA’s projected tax capture if Walmart is
successful.

e Public Relations; Jose Mirkin reported that 4,139 people visited the Commerce
Township Library during the K-12 Student Art Show last month, with 1,206
attending on the day of the reception for the Art Show. Great job by Jose.



Page 2 of 41 Monday, July 6, 2026
Planning Commission Meeting Draft Minutes

e A resolution was presented to retiring Treasurer, Molly Phillips, thanking her for
11 years of service to the Township.

Chairperson Parel — Dave, typically we go to Jay for Building updates. Any report?

Dave Campbell — He asked if we needed him at tonight’s meeting. | gave him the night
off. He did not mention anything beyond what’s in your standard report.

Chairperson Parel — Thank you. And last but not least, George.

George Weber — Township Board of Trustees

e We've had two Township Board meetings since our last Planning Commission
meeting, on June 9" and June 17,

e At the meeting on June 9", we had a presentation and review and discussion
with Plante Moran.

o The Township hires Plante Moran to do an independent financial audit.
This is not just related to the finances of the Township, but also internal
controls and overall fund management.

0 By far, a great credit to Treasurer Phillips and to the Finance staff within
the Township; it's by far the best audit, at least in my tenure here, that
we’ve had. No comments at all on any control deficiencies, and all of our
fund balances are well within standards.

0 The bottom line is that the Township is being fiscally conservative. We
have funds in place, and our debt is on track to be repaid accordingly. So,
a great audit.

e We approved a roll resolution for Island Club Paving; it's an SAD for Island Club,
which is located at Oakley Park and Benstein. They’ve had a lot of challenges in
the last several years and had to have their sewer system repaired so that it
could be decommissioned and basically turned over to the Township. The
Township said we would be happy to take over the system, but only once it was
repaired and in proper working condition. And on top of that, they needed to have
their roads repaired. We've approved that and are moving forward.

e For the August 4™ election, there will be a temporary polling location. If you're
affected, you'll receive a notice that you will be moving to the Library. | think it's
Oakley Park school that is having repairs done, and so that will not be a voting
station for the August 4™ primary.

e | think the only other item of note was that the Hayes Creek Pump Station is
being retrofitted. It's the pump station near Byers Farm. People that have lived
there for years stated that we have been periodically getting backup sewer
smells from that pump station. We've been progressing through the repair cycle,
trying to do the least costly to the most costly repairs. We have now moved into
the most costly phase. We will be putting in a filter and fan system to create a
negative pressure to keep the sulfur smells from permeating up in that area.

e Finally, and maybe most importantly, we held an interview process to replace
Treasurer Phillips. Molly gave us her intention to retire many months ago, and on
June 17", we conducted interviews. It turned out to be one interview because the
other two candidates withdrew. We selected Katelyn Massey as the appointed
Treasurer to fulfill the rest of Molly’s term, which will end in approximately 2%
years.
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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 — This evening, we do not have a public hearing scheduled. This
would be an opportunity for anyone in the audience to come up and speak, if there's
anything on the docket, or outside of the docket, that you would like to speak to, we
would welcome you up. A couple ground rules; first, make sure the microphone is on.
State your name and address if you could. The theme here is, let’s be respectful and
let’s try to keep it to two minutes for everybody.

Dave Campbell — If | may, Mr. Chair, | would like to remind all of you, and everybody in
the audience. We do not have a Recording Secretary this evening as she is not feeling
well. So, it is especially important that everybody speak loudly and clearly into the
microphones, and to avoid anyone talking over each other, or catcalling from the
audience, whatever it might be, for the sake of the Recording Secretary, and for the
sake of making sure that we get good minutes transcribed for this meeting.

Chairperson Parel — | would also add that we hear all the comments. There's no need to
repeat them. We may not respond, or we may not have time to respond. We hear you
and we take your comments into account.

Victoria Loemker, 1941 Four Oaks, Commerce Township — Just commenting on
Wingate Preserve. I've had a chance to look at the revised plan. | believe the developer
has done his due diligence. He has reduced the amount of lots. A couple of comments |
just wanted to add. At the Carey Road entrance; if there was a possibility to either put a
permanent speed bump in there, or a wildlife culvert to allow that continuum, that wildlife
connection to the wetlands that are just to the south of that proposed drive.

And my second item, this is maybe a little premature, is in the covenants and
restrictions; if dark sky friendly exterior lighting, both on the fronts and backs of the
houses, could be incorporated into that as a requirement so there's no glaring lights or
floodlights. That’s it. | support the development and the rezoning. Thank you.

Chairperson Parel — Thank you very much. Dave, there were a couple emails. Do we
want to read those into the public record?

Dave Campbell — No one who sent those emails specifically requested that. They just
wanted to let their thoughts be heard by the Planning Commission, so we forwarded
them onto you.

Ray Golota, 1595 Vanstone Drive, Commerce Township — This is just a public service
announcement. About two months ago, George Weber made reference to a couple
House bills that could affect the zoning of Commerce Township. Currently, there is a
House bill that has already been passed in the House. It's House Bills 5872 to 5880.
This affects all of us here. What it would do is to remove the increase in property taxes
when a house transfers to the new owner. Just to give you an idea of why | think it's so
important; my neighbor who is across from me, his house was a taxable value in 2026
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of say $150,000. His summer taxes were $2900. He sold that house. The new owner is
assessed at $360,000 and their summer tax is close to $7000. It's almost a $4000
increase just by selling the house. | really believe, if this passes through, it would open
up a lot of people selling their house. I'll give you a prime example. If | sold my house
and downsized, | would pay more taxes on the downsized house than my current
house. | just wanted everybody to call your State Senator and push like hell to get this
passed. Thank you.

Chairperson Parel — Thank you, sir.

Steve Hartwig, 5261 Bridge Trail West, Commerce Township — | live in Bridge Pointe. |
have not had a chance to see the revisions since the last meeting, so maybe this has
been addressed, but | wanted to strongly ask that the connection road into Bridge
Pointe not be completed and be kept as pedestrian only. That was the one thing,
because | think we’re just creating another cut-through. We had a lot of people from
Juniper, Cooley and Turnberry at the last meeting. | hope that had been addressed. |
hope to see the new map tonight. | don't know if we will return to comments after that.

Chairperson Parel — | don't know about comments, but we will take a look at it for sure.
Steve Hartwig — Okay, thank you.

Dave Campbell — Just as a reminder, this potentially is the one and only opportunity for
public comment. In other words, there is not going to be another public hearing this
evening. We did that back in June. So, this is your public comment opportunity right
now.

Chairperson Parel — Thank you, Dave. Is there anyone else in the audience that would
like an opportunity to come up and speak on any matter? Hearing none, we will close
that discussion.

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

F. TABLED ITEMS

ITEM F.1. PCZ#26-02 — WINGATE PRESERVE — CONDITIONAL REZONING
Conditional Rezoning Petition for two 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

MOTION by Loskill, supported by Phillips, to remove ltem PCZ#26-02 from the table.
MOTION CARRIED UNANIMOUSLY

Dave Campbell — At our June 1st meeting, it was the Planning Commission's first
opportunity to formally consider the project upon the 75 currently undeveloped acres at
the northeast corner of Commerce and Carey Roads. What's being proposed is a
Conditional Rezoning. Both of the properties involved are currently zoned R-1A and the
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prospective developer proposes to conditionally rezone the properties to R-1D in order
to develop the properties with single-family homes.

What the Planning Commission saw at the June 1st meeting, when we did have a very
well-attended, and very well-participated in public hearing, was a proposal for 168
single-family dwelling units upon the 75 combined acres of the two properties involved
in the project. There was a lot of discussion at that meeting. With the number of units
being proposed, the size of the units being proposed, the traffic that would be generated
by the development, and the impacts to existing environmental features and impacts to
neighboring properties and so forth. The developer, to their credit, took all of those
comments, concerns and questions into account and revised their plan with what is
before you this evening, which is a project that's comparable in its layout, but with some
very significant changes.

As summarized in the Planning Department’s review letter that the Planning
Commission received in your packet, the number of dwelling units proposed has been
reduced from 168 to 148. So that's a 12% reduction in the number of new homes that
are being proposed. That reduces the density across those 75 acres from 2.24 units per
acre to a little bit less than two, or 1.97 units per gross acre. That's a significant number
because within the Township Master Plan, the property is designated rural residential
with an envisioned density of 2 or less units per acre. So, they're just under that 2 with
1.97 units per gross acre.

They've reduced the number of lots that are 60-feet wide and increased the number of
lots that are 70-feet wide. The 60-foot lots went from 101 on the plan that we saw back
in June to now down to 34, and the number 70-foot lots went from 67 up to 114, for a
new grand total of 148. What was also achieved by reducing the number of units is an
increase in the amount of preserved green space, which went from a little under 23
acres to about 25% acres. So that's an increase from 31 to 34% of the combined 75
acres.

The other change that was made, and | know the gentleman asked this question
specifically, so if we look at the northeast corner of the development, what they're
showing on their Conditional Rezoning plan is a nonmotorized pedestrian connection
between the Bridge Pointe neighborhood and the proposed new neighborhood, named
Wingate Preserve. This was never specifically addressed with the Planning Commission
at our meeting back in June, so this might still be open for discussion of whether this
should be a full-access vehicular connection, or whether it should be a nonmotorized
connection. Hopefully that's something that could be discussed this evening if this
project is to move forward.

Other than those changes in the proposed number of units, the size of the lots and the
increase in the amount of greenspace and open space, the project is relatively
unchanged relative to the access points; one on the east side of Carey Road, one on
the north side of Commerce Road. The general internal street layout is very comparable
to what we saw back in June, but again the number of units has been reduced and the
size of most of the units has been increased.

So procedurally, because this is a Conditional Rezoning, the Planning Commission is
required to hold a public hearing, which we did at the June 1st meeting. The Planning
Commission, if you are prepared to do so, offers a formal recommendation to the
Township Board, and then the Township Board has the authority to approve or deny the
Conditional Rezoning, based in large part on the recommendation that they received
from the Planning Commission. From a timeline perspective, if the Planning
Commission were prepared to make a formal recommendation this evening, whether it
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be a recommendation to approve or deny, if the Planning Commission is prepared to do
that, then from a timeline perspective, this could go in front of the Township Board a
week from tomorrow, for the Township Board meeting on July 14™, along with this
Conditional Rezoning plan, which is what we have up on the big screen.

There is also a Conditional Rezoning Agreement that has been drafted by the Township
Attorney and has been vetted by the petitioner’s legal team. That agreement is mostly
unchanged from what we saw back in June, other than making changes within that
agreement to reduce the number of units and increase the amount of greenspace.
Otherwise, the conditions being offered and the legalese within the Conditional
Rezoning Agreement is unchanged.

| know the petitioner’s team, led by Mr. Kassab is here to reintroduce himself, or
introduce his team and the project, and go over some of the changes and updates since
what you saw in June. So, I'll turn it over to Mr. Kassab, unless the Planning
Commission has any questions for me before we do that.

Mr. Kassab — Good evening. Mark Kassab on behalf of Commerce Carey LLC and
Commerce Carey East LLC, 31550 Northwestern Hwy, Ste 220, Farmington Hills, Mi
48334. This is a very similar slide show to what the Planning Commission has already
seen, and | recognize there are some new residents here, so if | may, I'll just go quickly
through the slideshow and cover some of the changes that have been made to it.

A little bit of background on us and our partner, MJC Homes; both organizations have
been in this Township for close to 35 years, and the companies have been around for
well over 50 years based in southeastern Michigan.

Property details; As Dave pointed out, the property is approximately 77 gross acres with
the right-of-way and so forth. The current zoning is R-1A, 20,000 square foot lots. The
Master Plan that was adopted by the Township in 2023 calls for the vast majority of the
parcels to be single-family, with the corner recognized as neighborhood commercial,
which we will get into. There's a clip out of the Township’s Master Plan as you can see
right about here. There's the corner right here on the commercial and everything else is
zoned residential.

So again, the Master Plan designation, by right, allows 122 lots. That’s the parallel plan
for the current land use. If the property were to get rezoned on the hard corner, it would
accommodate approximately 75,000 square feet. If there were a combination plan,
which is probably most likely, it would have approximately 75,000 square feet of retail
and approximately 100 single-family lots.

This is a parallel plan showing the single-family and the multi-family again, with 100 foot
lots in the back, and approximately 75,000 conceptual retail. We have not discussed
this with any retail users. This is just from a conceptual standpoint, if the property were
to get rezoned consistent with the Master Plan, and what the property could achieve
based on the hard corner, and leaving the back as the current zoning of R-1A.

This is what is called a parallel plan; this is zoning by right. Certainly the Planning
Commission recognizes, if the developer so chose, we can come to the Township,
apply for permits and achieve 122 single-family lots.

As you can see, pay attention to the north boundary right here, there's approximately 26
lots, a small retention pond to the east, a connection road into Bridge Pointe. The
entrances don't change much coming in. There are some impacts to the wetlands that
would be mitigated through EGLE.

As stated last time, we had a couple neighborhood meetings, which | think were very
beneficial, not only to us, but to the residents. | met with them in February and in March.
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Further, those meetings had a number of discussions with some of the residents and
we've quite frankly received some valuable input that was incorporated within the plans
that we believe have made this plan what it is today.

This was the original plan that was presented. And just to recap on why some of the
changes were made, the connection to Bridge Pointe, the vehicular connection, had
about a dozen or so lots backing up. One of the residents called and said, Mark, | have
three lots in my backyard and it doesn’t sound right. We took that into consideration and
made some changes. This particular plan had 168 single-family lots consisting of 60
and 70-foot lots.

We went to another plan. This was presented at the last Planning Commission hearing.
We kind of left this open for discussion, whether it be vehicular or pedestrian, and as
you’ll see on the next plan, that was changed to pedestrian. This can go either way
based on fire requirements from a distance standpoint. So, if the Township wanted to
have a vehicular connection, that certainly can be had through Bridge Pointe, however
keeping it pedestrian can also be had. Again, this particular plan was 168 lots,
consisting of (101) 60-foot lots, and (67) 70-foot lots.

We had some great feedback from the residents and the Township at the last hearing
and we came up with this plan. This particular plan consists of 148 lots. The significant
changes are as follows. We went from (101) 60-foot lots to (29) 60-foot lots, and we
went from (67) 70-foot lots to (93) 70-foot lots. We added (5) 75-foot lots and also
added (21) 85 to 90-foot lots. So, there's a variety of homes. Quite frankly, if you also
look to the northern perimeter, there's a total of only 7 lots that back up to the neighbors.
This particular neighbor literally has nobody behind them.

Dave, can you zoom in on this area? Again, some of the changes that we've
accomplished, and some of the setbacks. Now we're up to 85 feet from the property line
to the back of the lot line. That dimension is approximately 290 feet from the back of the
home to the back of the lot line of the individual’s home shown there. That’s the closest
home to us. If you look out the windows here, that particular home is a little over 200
feet. So, with the existing trees and greenery there, certainly nothing should be seen. |
understand during the fall and winter months, you might be able to see through the
woods. The entrances stay consistent to where they were, but the increase in setbacks
to the north have grown from the last plan as well.

A little summary of the various changes. The initial plan was 164 lots at (98) 60-footers,
(66) 70-foot lots. The plan that was presented to the Planning Commission had (101)
60-footers, (67) 70-footers. This is the plan today; 148, which is a reduction of 20 lots.
Heavily decreased the 60-foot lots and heavily increased the 70-foot lots, and added
about (25) 75 to 90-foot lots total.

What was interesting when | was here last time, we showed this slide showing three
homes for sale across the street in the development. This is based off Zillow. When |
pulled it up before | went out of town, there was one home for sale. There is a definite
need for attainable housing. Certainly at 100-foot lots, these homes would probably be
north of a million dollars. We’re proposing these homes probably start at $600,000.
Unfortunately, that’s attainable today.

Our plan is looking to preserve the wetlands. There's a regular wetland right here. This
is an old watering hole for the cattle, so it's not regulated. We’re not impacting any of the
wetlands and they've been verified by EGLE. The traffic study as presented, as
prepared by the Township and reviewed by our engineer calls for some traffic
improvements, one being at the hard corner right here, which you'll see with the cut-
through that we’ll talk about here shortly. Traffic was a big concern, has always been a



Page 8 of 41 Monday, July 6, 2026
Planning Commission Meeting Draft Minutes

concern, and continues to be a big concern, not only at this site but throughout the
Township. Commerce Road, as we discussed last time, is an arterial road. So, 70% of
the traffic that comes down Commerce Road comes from outside the Township. It's not
from the neighboring residents that are driving in and out. The hard corner would be
improved as well where that cut-through currently sits, where people see cars and boats
for sale.

The left turn lanes would be improved along with signalization on Commerce and Carey.
The south side of East Commerce Road, fronting the Preserve subdivision, would be
improved. We would be installing a westbound to northbound right-turn lane at the
intersection of Commerce and Carey, and acceleration and deceleration lanes at both
entrances. The gravel approach at the northeast corner of Commerce and Carey would
be removed and improved with lush landscaping. That parcel, quite frankly, has been
sitting out of the Township’s tax rolls for a long time, so we probably have to file an
action for quiet title, or procure some sort of license agreement if we're able to find the
owner on this parcel.

The corner, as many of you know that live there, is somewhat unsightly. | didn't bring
the aerials, but if you look back, Commerce Road used to cut-through right around here.
The reroute of Commerce Road back in the 80s created this little orphan parcel,
privately owned, and that's what we're pursuing.

I'll talk about density for a minute. We looked at the three neighboring communities, the
Preserve, Bridge Pointe and Huron Hills. The current subject, Wingate, we’re proposing
roughly 1.9 homes per acre. The Preserve subdivision is currently at 2.75 homes per
acre. Bridge Pointe is at 2.23 units per acre, and Huron Hills is a little over 3 units per
acre. So, we're well below 3, and as Dave pointed out, we’re well below the Master Plan
for the Township.

As part of the Conditional Rezoning Agreement, there has to be some sort of public
benefit. What are we doing for the Township to try to achieve what we want to achieve
within our plan? Let’s go through them briefly. The acquisition of the corner, whether it's
going to be an outright acquisition of the parcel, or a licensing use of the parcel is yet to
be determined, but that has to be pursued and it's probably going to take months to do
that.

Interconnectivity of sidewalks, and/or roads; that will be discussed through the site plan
process with the Township. Landscaping along Commerce and Carey; many of you
know our organization and the type of landscaping that we put in. Approximately 32% of
the property is considered open space within the plan. The lots along the north property
line have a separation from 40 to 83 feet from the back of the lot line. We have a 290-
foot separation from the closest home in the subdivision to the north to our proposed
development.

We have 7 lots that we’re proposing to back up to the existing development to the north.
In our parallel plan, again zoning by right, would accommodate approximately 26 lots,
so we’re significantly reducing any sort of impact to the north. From the rear of the lot
lines to the east of the property, we’re about 140 feet away with the separation gap
there. We've increased setbacks from Commerce Road. All natural open space to the
north and to the east will be preserved, meaning not for future use for development.
We’re not impacting any wetlands. Also, within the Conditional Rezoning Agreement,
we’ve added in there that the developer, the builder, or any future homeowner can't
come in and ask for any sort of variance. | think that's very important for future control.
Traffic improvements, signalization as we talked about, and furthermore, through the
Conditional Rezoning Agreement, there will be assurance that no commercial or rental
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units will ever be built on the parcel, in addition to, there would be no Airbnb’s or rentals
within this property. | think many of us heard of what happened in Birmingham recently,
and we want to avoid that in Commerce Township.

And again, what | thought would be important to say is to look at the side by side. I think
it's important to look at a Conditional Rezoning Agreement, where the Township can put
some controls in place and certainly get a benefit to the Township with some of the
developer contributions that we're making to the various aspects that we've talked
about. We’'ll just go through them one by one and recap.

Again, the density, certainly by right, it's 122 homes, so we're about 26 higher. We're
about 1.9 units per acre. At 122 lots, you’re at approximately 1.6 units per acre. Open
space, we're preserving approximately 1/3 of the property as open space. There is no
requirement for open space as it's zoning by right. The natural buffers to the north and
the east would be preserved. There is no requirement, it’s zoning by right. The northern
setbacks have been increased from approximately 40 feet to over 83 feet in key
locations. There are no setback requirements from the lot line to the back of the lot.
Certainly, there are rear yard setbacks to the home, but we are talking in addition to that
from the lot lines.

Separation from homes to the existing homes, we showed approximately 290 feet. That
would be significantly reduced if we’re abutting the property lines shown on the parallel
plan. The seven homes proposed on the plan that we are proposing this evening,
compared to 26 homes on the northern lot line. On the east property line, we have 125-
to-140-foot separation from Bridge Pointe. There would be no setbacks to Bridge
Pointe. The connection to Bridge Pointe, based on feedback, we’re proposing no
vehicular connection, but it would be a pathway connection. Certainly, through zoning
by right, more than likely it would be required based on the linear road pattern that we
had shown.

Lot reductions; predominantly 70s, 75s, 85s and 90s. The final plan included 93 lots that
were over 70, and certainly zoning by right would be 100 footers. Traffic improvements;
the developer would be funding any sort of traffic improvements. If it was zoning by
right, we would conduct a new traffic study and we would see if those traffic
improvements would still be required based on the traffic. Signalization improvements
on Commerce and Carey; the turn lane, acceleration, deceleration lanes, left-turn lanes
and everything we discussed would be completed as part of the Conditional Rezoning
Agreement. As part of zoning by right, none of that is guaranteed if the traffic study
doesn’t warrant it.

Hard corner improvements; we don’t own that hard corner and we have no rights to it.
We are pursuing it. We are going to be looking to make enhancements to the hard
corner, making it a gateway feature to that part of the Township. Certainly there would
be no requirements as zoning by right.

Wetland preservation; we’re not looking to impact any wetlands on the property. As
many of you know, through EGLE that governs the wetlands, if there's any mitigation
that’s required, it can be done through credits that you buy through EGLE, or mitigating
it onsite or offsite within the same water pattern.

Rental restrictions; I've been at some of the Township Board meetings and | know there
has been some discussion of setting up some rental restrictions. I'm not sure if that’s
ever passed, so | might be wrong on this one, but in our Conditional Rezoning
Agreement, we're proposing that there are no rentals in this development. There would
be no Airbnb’s in this development. Again, if the Township still allows it, it would be
allowed under zoning by right.
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Future variances; as we discussed, we won'’t be seeking any, homeowners won'’t be
seeking any, and the developer won’t be seeking any. Future variances with zoning by
right, a homeowner could come in and have a basketball court in their backyard, or per
their lot line, do whatever they see fit.

The commercial development; again, it's Master Planned commercial. | know that was a
concern to some of the residents. This removes that possibility and certainly, as an
owner would have, you can attempt to rezone the property to commercial through the
Township.

Parks and open space; Preserving 1/3 of it, some of it will be usable, and most of it will
be preserved in its natural state. There would be no comparable amenity that’s required.
| think the important question is whether or not this development can accommodate 122
homes or 148 homes. | think the question is, which plan produces the better
neighborhood and the greater public benefit? 148 with Conditional Rezoning preserves
significantly more open space, greater setbacks from the neighboring homes, reduces
the adjacent property impacts, improves the Commerce and Carey intersection,
preserves the natural features, eliminates future commercial development potential,
removes any sort of rental potential at this property, and furthermore, permanently binds
us to these conditions through a Conditional Rezoning Agreement, all of which 122 built
by right of use cannot do. That’s all | have, Mr. Chairman. I'm happy to answer any
guestions.

Commission Comments:
McCanham — I'm pretty good at this point. There were a lot of changes compared to last
time.

Weber —

e First, | appreciate what Mr. Kassab has done.

e | still have concerns on the density to a degree. My view is, I'm willing to trade
density for eliminating the possibility of commercial on that corner for the better
buffer that Mr. Kassab has proposed, for the increased greenspace that will be
protected through the bylaw wording which will protect from potential future
changes, versus what’s described, and for the nonmotorized connection to the
east. The number | had in my head was trading off 18 to 20 homes for those
commitments, so you're close at the 148, but not quite what I'd prefer.

e Those are my comments.

Loskill — No comments from me.

Phillips — Yes, | actually have a lot of comments.

e In general, | agree that Commerce Carey LLC has made significant efforts to
address the concerns expressed by the Commission and by the residents at the
public hearing. | wish we could hear from all of those residents again regarding
the changes that you’ve made, because | counted 29 people coming up to the
podium to make statements, and 25 of those were negative, 4 were positive. |
walked away from that meeting with a fairly negative conception of that.

e | think I tried to look at this from the perspective of all of the rezoning criteria, and
then by the Conditional Rezoning.
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With respect to the Master Plan, | don’t consider this consistent with the Master
Plan R-1A zoning and the future land use for single-family residential on large
lots. This is not what | envisioned when we did that Master Plan.

With respect to environmental features, | do believe there’s potential for an
impact on wildlife based on the clustering of homes. Even though you could clear
cut, you'd still end up with people with very large lots with deer running through
them, and not being redirected.

Most of the residents that spoke previously had great concerns on traffic impacts,
the intensity and potential property values. But | think most of these comments
really didn't take into consideration that R-1A development will probably cause
the same impact.

With respect to commercial service, Commerce already has existing constraints
on its police and fire services. A lot of these are the result of the cost increases
from Oakland County. We've had to reduce our level of support. But again, R-1A
development would have a similar impact.

With respect to road system capability, | know the traffic impact study made an
assessment that it would be adequate with certain changes. | don't know if the
residents would agree with that or not. But again, an R-1A development would
have a similar impact.

Demand for uses; | think there was one comment that talked about Kroger and
it's overrun with people. And | think, again, R-1A development would still have
that impact on that type of demand. Scale for future development I think is
already limited.

Isolation or incompatibilities. This is an R1-D zone that would be surrounded by
R-1A properties, so | do view that as an isolation.

With respect to Conditional Rezoning, the rezoning is to benefit public interest.
I'm not sure if it does or not, again, based on comments received from residents
previously.

And then rezoning has potential impacts on public utilities, traffic and the
environment. But again, | think the R-1A development would have a similar
impact.

What | am still concerned about is the future loss of R-1A property development.
That every time a new developer comes in, they're going to look at R-1A and say,
that doesn't work, this is a better idea. So, I'm concerned a bit about the future. |
think this starts Commerce down a path of becoming another West Bloomfield or
Farmington Hills, or just another large suburban development, and losing the
rural culture that we were seeking.

Winkler — | like the decrease in density and everything else has been said.

Bearer —

| have similar feelings to George.

| was hoping for a slightly lower number, to split the difference, if not lower
between 168 and 122.

And with Brady, | struggle with the public benefit of it. | see the benefits that
you’ve outlined being benefits to the people living within the neighborhood, but as
far as the public benefit to Commerce as a whole, I'm struggling a bit.
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Chairperson Parel — I'm not sure | can really add much to that. | always like to look at
the alternative. In this case, the alternative potentially includes some commercial toward
the corner, which I'm not a fan of. Kudos to the developer for working with us and taking
in the comments from folks in this room, and the folks surrounding in our community. |
think you've really knocked it out of the park to make this the best that | think it could be.
I'm not sure in your eyes, but maybe it doesn’t become economically viable with less
homes, which | understand. That said, I'm not sure | have any more comments. This
has been a tough one.

Mr. Kassab — Mr. Chair, could | respond to some of the comments?
Chairperson Parel — Yes.

Mr. Kassab — All great feedback and certainly recognizing the economics shouldn't have
a play, but as in politics, it all comes down to money, right? So, to be very candid and
frank with the Township, and take it for what you would. We acquired these parcels in
two separate acquisitions. Everything to the west roughly at this line was acquired
approximately 20 years ago, so roughly 2006. Believe it or not, we paid as much for this
20 years ago as we did for this a year and a half ago. Different times, different days,
different age. So, there is an economic balance that we have to try to meet as well. But
certainly, it shouldn't have any sort of play within the zoning or the use that we're
proposing this evening.

To Brady, I'd like to comment on the Master Plan. One of the conditions that we looked
at is what the Master Plan would allow, and it would allow 2 units per acre. That's what
we really aimed for, roughly 2 units per acre, and being under 2 units per acre was
critical for us because it would be consistent with the Master Plan that was adopted 2 or
3 years ago.

I've had a lot of communications with a lot of the residents. One of the residents that's
here, she should be in every community and every development that's coming up,
because she’s a rockstar at communicating with some of her neighbors. So, the day |
sent this over to Mr. Campbell, | sent it over to this resident, that may or may not want to
be identified in public here, but out of the 25 residents that | believe spoke opposed, |
probably spoke to a dozen of them afterwards to address their concerns. Many of them
were adjacent to us, some were across the street, and some were just basic questions.
One that is here this evening had some great points about the dark sky. | think that’s
great, but that would come later at site plan meeting. What we’d like to do is maybe
move this to the Township Board level through a vote this evening, and work out some
of those details. And certainly, at the Township Board, as we all know, this is a
recommending body to the Township Board, we can address if there are any additional
lots that needed to be removed, but it would be very difficult to bring it down to that 122
level. We did bring it down 20 lots, but it's quite frankly, an economic play while
achieving some of the benefits that we're all seeking here this evening from a setback,
open space, connectivity or lack of connectivity up in this part of the plan.

Chairperson Parel — | appreciate that. Brady, anything else?

Phillips — No.
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Chairperson Parel — Yes, it's a good point that this is a recommending body and there
will be an opportunity for you to speak again, potentially in a week.

Dave Campbell — If the Planning Commission is ready to make a recommendation this
evening, then yes, this could potentially go to the Township Board as soon as July 14th,
which is next week Tuesday.

One of the questions, if this were to advance to the Township Board, any opinions from
the Planning Commission regarding the connection to the neighborhood to the east,
which is Bridge Pointe? We've talked about whether that should be a full-access
vehicular connection, or whether it should be a nonmotorized pathway. One of the
options that's not on the table is for it to be a gated emergency-only connection. Our
Fire Department no longer wants to be in the business of emergency connections, so it
would either be a full-access vehicular public road connection, or it would be a
nonmotorized pathway connection. And I'm just curious what the opinions of the
Planning Commission members might be. It's one of these that you can argue it either
way. There's certainly benefits to looking at it either way, and we can go through those
arguments if you want, but | wanted to see if the Planning Commission has any strong
opinions.

Weber — Just for clarification, the two entrances they’re proposing now, off of Carey and
off of Commerce, meet the fire standards.

Dave Campbell — That’s correct. The Fire Department and the Fire Marshal looked at
this and with the two points of access, they’ve determined that it meets the International
Fire Code, so they are not requiring a third point of access. So, if we were to look at it, it
would be more from a good planning perspective and thinking of things like school
buses, garbage trucks, snowplows and postal delivery. You know, we'd be looking at it
from that perspective.

Weber — I'll start off. My personal view is that | think we can achieve everything you’ve
just described, in terms of garbage trucks and snowplows, with something similar with
fewer homes on it than Mr. Kassab has presented. | think that having the road extended
into this development is going to invite a lot of cut-through traffic from people heading
south on Carey wanting to bypass the traffic signal, and the same thing with rush hour
traffic going back, people heading north on Carey. As traffic gets backed up, it's an
opportunity to cut-through. So, | think if it meets the safety standards and the Fire Code,
my view is the nonmotorized connection, that would be my preference

Chairperson Parel — Does anyone have a different opinion?
Phillips — No, I'm an advocate for that.

Chairperson Parel — Okay, so we’ve resolved one thing.
Dave Campbell — That’s always a good thing.

Chairperson Parel — If we are ready for a vote, Dave, would you recommend a roll call
in this situation?
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Dave Campbell — Especially since we don’t have a recording secretary here this
evening, yes, | would.

Chairperson Parel — Okay. Any other comments before we do so? Would anyone care
to make a motion?

MOTION by Winkler, supported by Loskill, that the Planning Commission recommends
approval, to the Commerce Township Board of Trustees, of Item 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 148 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 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.

4. The project will not connect to the road adjacent to the east, and instead, there will
be a nonmotorized pathway connection to the Bridge Pointe subdivision.

ROLL CALL VOTE:

AYES: Winkler, Loskill, Bearer, Parel

NAYS: Phillips, Weber, McCanham MOTION CARRIED (4-3)

Mr. Kassab — Thank you, Mr. Chairman. As this has been, it will continue to be a work in
process. We look forward to taking some of the feedback, speaking with additional
neighbors, and maybe some of the Township Board members until we find a plan that
everybody is proud of.
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Chairperson Parel — We do appreciate it.
Weber — Congratulations on Step #1.

Dave Campbell — So again, especially for the folks in the audience, this has the
potential to be at the Township Board next week Tuesday for their consideration of final
approval of the Conditional Rezoning. If the Board does approve the Conditional
Rezoning, then they move onto the condominium site plan step of the process, which
means they would come back with a site plan very comparable to this one, but with a lot
more detail with respect to engineering, landscaping and so forth.

Chairperson Parel — We’'re grateful for everybody that came out and gave their opinion,
and worked with the developer. Thank you. Feel free if you want to take off if you don’t
want to stay for the other two items on the agenda. We appreciate your participation.

G. OLD BUSINESS
None.

H. SCHEDULED PUBLIC HEARINGS
None.

. NEW BUSINESS

ITEM I.1. PSP26-05 — NORTHERN POINTE (fka Bogie Lake Residential) —
CONDOMINIUM SITE PLAN

Bogie Lake Holdings LLC of Walled Lake, Ml is requesting Condominium Site Plan
approval of a proposed single-family development of 46 new homes to be located on
the south side of Bogie Lake Road between Walled Lake Northern High School and the
Westlake Health Campus.

PIN#’s: 17-03-100-010, 17-03-100-004, 17-03-100-019, 17-03-100-020, 17-03-100-021,
17-03-100-022, & 17-03-100-024

Dave Campbell — This is a project that the Planning Commission has had multiple
meetings on when it went through its own Conditional Rezoning review and approval
process. Most recently this project came before the Planning Commission back at our
meeting on February 2nd, where it got a recommendation of approval for a Conditional
Rezoning for the seven properties that comprise the proposed project site. It took a
couple of months because of some scheduling issues to get to the Township Board.
The Township Board had some absences at their March and April meetings, and by
state law for a rezoning to be approved by the Township Board, it has to be approved
by a majority of the full board, not just a majority of the members present. So, when the
Board had some meetings in March and April where | think they had 5 or 6 members
present, the math was such that it didn't proceed to the Township Board until the May
12th meeting, when all 7 trustees were there, where the Board approved the Conditional
Rezoning for the project that has since been named Northern Pointe. Up to that point,
we were calling it Bogie Lake Residential. The petitioner is Jim Maher, with assistance
from the Umlor Group.

Just to remind everyone, this is on the south side of Bogie Lake Road, the stretch of
Bogie Lake Road that runs east to west. It is bookended on its west side by the Walled
Lake Northern High School campus, and also bookended on its south side by Walled
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Lake Northern, and then to its east side by the Westlake Assisted Living Health
Campus.

What was conditionally approved per the Conditional Rezoning Agreement by the
Planning Commission and the Township Board was a site condominium of 46 new
homes on the south side of Bogie Lake Road. A lot of the discussion focused on the fact
that the property would have one point of access along the south side of Bogie Lake
Road, and because it would only have one point of access, per International Fire Code,
this project will be somewhat unique in that every house within the development will be
fire suppressed. That is compliant with the International Fire Code which says that
anytime you have a residential neighborhood of 30 or more homes, there would either
have to be two points of access, or every house has to be fire suppressed. The way this
property is configured, only one point of access could be achieved consistent with the
Fire Code, and so all 46 proposed homes would have their own fire suppression
system.

As part of the Conditional Rezoning, properties were rezoned from a collection of R-1A
zoning, but also R-2 duplex zoning, to one consistent zoning district with all 7 properties
combined under one zoning, which would be R-1D, resulting in the 46 lots that are
being proposed. The development would have a dedicated dog park here in this
panhandle that’s kind of jetting out toward Northern High School entrance, with its
detention area up in the northeast corner.

There was a Conditional Rezoning Agreement that was approved by the Township
Board and recorded with Oakland County. Now that the Conditional Rezoning has been
approved, the final two steps for the project would be condominium site plan approval
by both the Planning Commission and Township Board. The Planning Commission
typically looks at the site plan, the landscaping plan, and confirmation that we have the
sidewalks and road improvements that we need, and the Township Board focuses on
the content of the proposed master deed and bylaws for the condominium.

So, the site plan is in front of you, and we can go to the landscape plan here in a
moment. The site plan lays out exactly as it did when this was at the Conditional
Rezoning plan stage of the review process. It has since had its preliminary engineering
provided, and the landscape plan that I'm flipping to as we speak. We will look at those
here in a moment.

There are some prospective renderings of the homes that would be developed within
Northern Pointe. The landscape plan, if | can zoom in a little bit, so significant landscape
plantings along the project’s frontage along the south side of Bogie Lake Road, around
the perimeter of the detention ponds, around the easterly perimeter adjacent to the
Westlake campus, along the south adjacent to the one of the two driveways into the
high school, and then with the street trees, two street trees per lot within the internal
roadway network.

One of the things that | hope the Planning Commission could discuss this evening is
there remains an occupied home on this property here, between the proposed
development and the westerly of Northern's access points. One of the questions | might
ask the Planning Commission to consider is whether it would make sense to, at least
where the house is, which is around there, to add some landscape plantings along this
perimeter to provide a little bit more of a green buffer from the proposed houses at the
end of this cul-de-sac, and the existing house here. Whether that's adding new plantings
or whether that's maybe just redistributing some of the plantings along the east side.
That’s something | hope the Planning Commission could discuss.
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The review letter from the Planning Department noted a number of comments from the
Township Attorney relative to the Master Deed. The developer has since made the
revisions to the Master Deed that the Township Attorney is recommending. Those
revisions will go back to the Attorney just to confirm it has everything in it that he needs.
A couple key provisions that the Planning Commission typically wants to see, and the
Township Board as well, is a prohibition on short-term rentals. The developer has
volunteered, including that into the Master Deed, along with a preclusion for anyone
seeking any dimensional variances for any of the future homes on these properties. So,
this would hopefully prevent a builder from maximizing the building footprint and not
leaving any space for an elevated deck, for example, such that someone would have to
come to the Zoning Board of Appeals at a later date seeking a variance for a deck that
encroaches into the rear yard.

The way that the master deed has been drafted, it kind of puts everyone on notice that
everything has to be contained within the allowable building footprint. And the master
deed is also to contain references to the Township’s anti-monotony standards for single-
family developments to try to ensure that we avoid something of a cookie cutter look of
the houses within the new neighborhood. And it also includes the prohibition on vinyl
siding. The homes within this development would have to have an upgraded siding
material, usually the cement composite fiber cement siding material.

| think that covers everything that's relevant to the condominium site plan that the
Planning Commission hasn't already looked at in some detail when you looked at this
back in February at the Conditional Rezoning stage of the process. I'll take a pause
here and see if there's any questions for me. Otherwise, | know Mr. Maher is here to
speak on his own behalf, and so too is Steve Allen from Umlor Group.

| will mention quickly, one of the comments from the Township Engineer was that the
preliminary engineering plan that | think went into your packet showed an 8-inch water
main along the frontage of the project, and also looping through the project and
connecting down to Walled Lake Northern High School. The developer has already
agreed to, and the developer’s engineer has updated the plans to reflect a 12-inch
water main, which is what is required and what our Township Engineer was looking for.
Between the comments of the Township Attorney and Engineer, a lot of the revisions
are already in process or have been made.

Phillips — When we reviewed it early on, we talked about the possibility of a pedestrian
connection from that subdivision into the high school. Is that not a possibility or
undesirable for some reason?

Dave Campbell — | will let the development team speak to that. | know one of the
concerns there is that you can see the slopes through here. There is a pretty decent
drop-off. One of the concerns is, would they have to do some switchbacks here to make
it ADA accessible. There were also questions of, is it desirable to have kind of a back
door connection for high school students? | know what a knucklehead | was in high
school and if | had a place where | could cut through a neighborhood, | might have done
so and done knucklehead things. That might be something worth discussing, as to
whether that connection makes sense. At the same time, students who live in this
neighborhood who attend Walled Lake Northern, it would make sense for them to have
an easy route to walk to school. You're correct we discussed it. | don't know that we
came to a decision.



Page 18 of 41 Monday, July 6, 2026
Planning Commission Meeting Draft Minutes

Phillips — Is there another sidewalk along Bogie Lake Road?

Dave Campbell — Yes, along the frontage. It's pretty clear on the landscape plan, but on
some of the other versions of the site plan, it wasn’t clear there was an 8-foot sidewalk,
connecting to the sidewalk that already exists next door and at the Westlake campus.
So, one of the conditions of approval, if the Planning Commission opts to make the
motion, is that the site plan clearly shows that 8-foot sidewalk along the project’s
frontage on Bogie Lake Road. Then there's also 5-foot sidewalks along all of the internal
roads.

Chairperson Parel — Excellent. Any other questions or comments before we invite the
developer up? Welcome back.

Dave Campbell — Again, just make sure you take advantage of the microphones,
please.

Steve Allen — Good evening. | appreciate you all being here tonight, Mr. Chairman and
members of the Planning Commission. We're happy to be here tonight. We're very
thankful for the support that this body has shown for this project to date. My name is.
Steve Allen, I'm Director of Engineering for the Umlor Group. We are the civil engineer
and land surveyor for the project. I'm here tonight with Mr. Jimmy Maher from Bogie
Lake Holdings, Maher Construction.

Thank you, Mr. Campbell, for the thorough analysis and project introduction. | don't want
to take up too much of your time tonight repeating what Dave has already so eloquently
stated. | would just like to point out a few things that I'm hoping will get us a positive
vote from each of you here tonight.

Foremost, you have seen this plan already. The plans that you see here tonight are in
substantial conformance with the plan that this body recommended for approval for
Conditional Rezoning to R-1D on February 2" of this year, and which was subsequently
approved by the Township Board of Trustees on May 12t.

The same single-family residential use, the same number of units, 46. The same lot
sizes. The same open space. The same road layout. And all in accordance with the
requirements of the R-1D zoning district, which is now the underlying zoning district of
record.

Just to touch on something that Mr. Phillips stated about his concern about impacts on
public safety. As Mr. Campbell stated, the plan before you tonight was approved for
Conditional Rezoning, at least in part, with the requirement that all of the units be
individually fire suppressed in accordance with the International Fire Code for
developments containing more than 30 units on a single point of access. | think Mr.
Campbell also pointed out that Fire Marshal Gall does not support the gated emergency
access at this time, or any longer.

As already noted, this evening in discussion of the Wingate development, | think we’ve
all seen the recent news regarding a short-term rental gone wrong elsewhere in
Oakland County. So, although it hasn’t been discussed with you previously, Mr. Maher
has volunteered that through a provision being added to the master deed, none of the
units will be allowed to be made available for short-term rentals, Airbnb’s or the like.

In my opinion, some very handsome houses were included with this package you’re
considering tonight. The master deed will contain the required anti-monotony provisions,
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provisions for the exclusion of vinyl siding, and an additional provision that no variances
will be allowed to be applied for on any unit.

That’s about all | have to say. Again, thank you for being here tonight. We respectfully
request your continued support of this project with a recommendation for approval.
Thank you.

Commission Comments:
Chairperson Parel — Thank you. Mickey?

McCanham — | got nothing.

Weber — Just maybe confirming one of Dave’s comments on some additional/better
screening on the northwest side. Other than that, | think everything is fine. Maybe | do
have one question. This relates to Brady’s question where we talked about a potential
path to the high school through the dog park. What is the opportunity for a path? | don't
know if there is a fence to the south of the third cul-de-sac. Is there any opportunity at
the end of that cul-de-sac to have a sidewalk or path that would go onto the school

property.

Steve Allen — Thank you, Mr. Weber. | think there's opportunity to extend the sidewalk
from this development to the school’s property; however, there’s no sidewalk on the
school property there right now. They would have to walk in the street to get to the
school. So, that would be a point of concern.

Mr. Maher — Okay, and Mr. Weber, | can also talk on that too. We did meet with the
school. They did not have a desire to connect.

Weber — | knew they didn’t have a desire to connect to ...

Mr. Maher — To the sidewalk, exactly. We were willing to do that and there have been
discussions on that in the past, but because they don’t have sidewalks, they didn’t want
to have a connection with ours.

Weber — Whether you have it or not, if the kids want it, they’ll find it.

Dave Campbell — From the school’s perspective, this is a pretty busy stretch of road
through here, and inviting pedestrians to cross through there, | can see where the
school might have some safety concerns.

Weber — I will limit my comments to the screening to the west.

Loskill — Nothing from me.

Phillips — Nothing from me.

Winkler — No comment.

Bearer — Nothing.
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Chairperson Parel — No comments from me. If someone would be so kind to make a
motion, Dave, do we need to include #10, another condition for the upgraded
landscaping buffer?

Dave Campbell — Yes, I'm trying to think if it already fits into any of the ...

Paula Lankford — Yes, it fits in with administrative review and approval of a revised site
plan and landscaping, so #4.

Dave Campbell — Yes, | wonder if you could make it fit within the language that is
already proposed for Item #4.

Chairperson Parel — Administratively, yes. Unless anyone disagrees, | think Dave’s
group has an idea of what we’re trying to accomplish here.

Steve Allen — And Mr. Maher has agreed that placing some additional screening there
will not be an issue.

Mr. Maher — No problem.

MOTION by Phillips, supported by Loskill, to recommend that the Commerce Township
Board of Trustees approve PSP#26-05, a condominium site plan by Bogie Lake
Holdings LLC (Jim Maher) for Northern Pointe, a 46-unit single-family residential
condominium to be developed on approx. 14.9 acres on the south side of Bogie Lake
Road. The Planning Commission’s recommendation of approval is based upon a
finding that the condominium site plan complies with the applicable standards of Articles
35 and 37 of the Commerce Township Zoning Ordinance, as well as the approved
Conditional Rezoning agreement and Conditional Rezoning plan for Bogie Lake
Residential.

The Planning Commission’s recommendation of approval is subject to the following
conditions:

1. Final approval of the condominium site plan and master deed and its exhibits by
the Commerce Township Board of Trustees based on a recommendation of
approval by the Township Attorney, with the master deed to be revised per the
comments of the Township Attorney included in his review letter dated June 30,
2026;

2. Final review and approval of the master deed’s Exhibit B documents by both the
Township Attorney and the Township Engineer;

3. Review and approval of engineered construction plans by the Township
Engineer, Fire Marshal, Building Department, and the applicable departments of
the State of Michigan;

4. Review and administrative approval of a revised site plan and landscape plan
that includes all “as noted” items of the respective engineering and landscape
reviews of Giffels Webster, and including the upgraded screening to the
west/northwest as discussed herein;

5. The final stamping sets to clearly show an 8-foot concrete frontage sidewalk
along the project’s Bogie Lake Road frontage;
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6. Dedication to the Road Commission for Oakland County (RCOC) of a 60-foot half
right-of-way along the site’s frontage, consistent with the Conditional Rezoning
agreement and the RCOC’s Master Right-of-Way Plan;

7. The project’s approach to Bogie Lake Road and the design of its
acceleration/deceleration taper to be reviewed approved by the RCOC;

8. All roads within the new neighborhood to be reviewed, approved, dedicated to,
and accepted by the Road Commission for Oakland County (RCOC);

9. Entrance sign and/or features to be reviewed and approved under a separate
Sign Permit by the Building Department subject to the requirements of Article 30
of the Zoning Ordinance,;

10.There will be no short-term rentals in the development.

MOTION CARRIED UNANIMOUSLY

Dave Campbell — As far as scheduling, as long as the recent changes to the master
deed are satisfactory to the Township Attorney, this could go to the Township Board for
final approval next week, Tuesday, July 14,

Mr. Maher — Thank you, everyone, very much.

ITEM I.2.

*OAKLEY PARK BUSINESS CAMPUS — CONCEPTUAL REVIEW

Jon Stewart with SPS Investment is requesting a conceptual review for a development
of light industrial warehouse suites on two parcels located on the south side of Oakley
Park east of Martin Road.

*OAKLEY PARK BUSINESS CAMPUS — USE DETERMINATION

Jon Stewart of SPS Investment is requesting a use determination for “warehouse or
wholesale establishment within a wholly enclosed building” as a Special Land Use
within the TLM (Technology Light Manufacturing) district.

PIN#s 17-24-201-009 & -008

Dave Campbell — So, there's two components this evening with this particular concept
plan. One is somewhat of a standard conceptual review, where you give the prospective
developer your first thoughts and let them know whether this is a project that you think
is viable and something they should consider pursuing, or if there are any major hurdles
to be cleared, to let them be aware of that now rather than having them find out after
they’ve invested a lot in the project.

In addition to that, we’re also looking for a use determination. Both the Planning
Department and the petitioner are looking for a use determination to determine if what
they're proposing is a use consistent with the existing zoning for the two properties,
which is TLM, technology and light manufacturing, or whether it's a use that's not
consistent with TLM zoning and therefore might require the property to be rezoned to a
zoning district that does allow for the proposed uses.

So, the prospective developer is led by Jon Stewart and what's being proposed is a two-
phased development along the south side of Oakley Park Road, between Martin and
Haggerty. This is a pair of properties that the Planning Commission has seen before, or
at least those of you who were around at the time. Back in, | want to say 2018, we had a
prospective developer look at these properties for a potential restaurant/banquet center
with an adjacent office building. And because the property is zoned TLM, which is not a
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zoning district that would typically allow a restaurant or a banquet center, the petitioner
sought rezoning the property, keeping the base zoning TLM but extending the Haggerty
Road Corridor overlay over to the site, because the corridor overlay allowed the
restaurant and the banquet center. That Conditional Rezoning was approved, both by
the Planning Commission and Township Board; however, the developer, for his own
reasons, never pursued the project. The property remained vacant and the Conditional
Rezoning lapsed because the project never got developed.

Fast forward to today, what Mr. Stewart and his team hope to do is develop a site plan
consistent with what you see in front of you. I'll try to zoom in a little bit more. Phase |
would be 70 storage units, that's the red units that you see, and those units would be
leased to businesses, contractors, plumbers, electricians, folks running an online
business who need space for inventory. They would be heated storage units with a
large overhead door and then also a man door. They would be marketed as warehouse
units of about 1,000 square feet. The sizes vary a little bit, but they average about 1,000
square feet.

The word warehouse is key to the discussion because within the TLM zoning districts,
warehouse and wholesale establishments are allowed as a Special Land Use under
TLM zoning. However, self-storage units, or what are sometimes called mini
warehouses, are only allowed in our industrial zoning districts or allowed in the
Haggerty overlay. So, when we talk about self-storage and warehouses, you're talking
about the public storages of the world.

This, | think Mr. Stewart could explain, is a different business model in that you're not
renting to someone who is just needing a storage unit for a month or a couple of months
because they're between houses, or they've just got too much junk in their garage and
they need a place to put it all. These would be specifically marketed toward businesses,
commercial businesses, that need additional space for warehousing. And so the use
determination is the type of warehousing that they're proposing consistent with what the
Township envisioned when we listed warehouse and wholesale establishments as a
Special Land Use within the TLM zoning district. Is there a consistency there? If there
is, then they would not need to rezone half of this property to a zoning district that
allows for mini warehouses or self-storage. If the Planning Commission feels that the
warehousing that it was intended to be allowed in TLM zoning district was meant to be
larger warehouse establishments, single user warehouse establishments, then we might
have to talk about rezoning this property, or at least half of this property, to a zoning
district that allows for mini warehouse/self-storage.

Phase Il to the West would be different in that it would be what they refer to as flex
spaces. So, these would be finished units with a bathroom, office space, climate
controlled, where you could fit your unit as necessary for your business, and you would
operate out of these spaces. So, the red buildings would strictly be storage spaces. The
orange buildings would be actual operation spaces, whether you have office, whether
you have a showroom, or a shop or warehouse in the back. And, there would be flex
spaces because it would be up to the tenants how they outfit their unit.

So long as those spaces are occupied by the types of land uses that are allowed in TLM
zoning, then seemingly the orange flex units would be allowed in TLM zoning without
the need for a rezoning. But again, the use determination is more specific to the red
uses and whether they can be allowed under TLM zoning.

As you see, they're proposing two points of access along the south side of Oakley Park
Road, and also connections going through the site to the private road to the south which
is Ridgeway Court. That's a private road for the Pinewood industrial park. | know Mr.
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Stewart and his team have been looking into the title and | think there's a question of
whether or not these properties already have rights to use Ridgeway Court. If they do
not, then they would seemingly have to buy into the Ridgeway Court and the
Association for Pinewood in order to access Ridgeway Court. That would be something
that the development team would have to work out on their end. Having that connection
through would be necessary from the Fire Department’s perspective. Otherwise, you'd
be talking about having to fire suppress some or all of these units.

Within the prospective developer’s package material, they did provide some perspective
building elevations and renderings. What they're proposing, at least on these nice
pictures, is what looks to be an attractive combination of materials. The faux wood
siding, some masonry elements, lighting, landscaping and so forth. As we discussed
with the team in our preliminary meeting here in-house, there would be an expectation,
especially in the TLM zoning district, that these buildings would have a very attractive
appearance throughout, but especially where they're most highly visible to Oakley Park.
That is, there would be a nice face on these buildings where they would face Oakley
Park Road. So, at least from these prospective renderings, it looks like that's what
they’re hoping to accomplish. They have provided some examples of comparable
developments that they've done in Grand Blanc Township, although they acknowledge
they would want to upgrade their building materials in order to meet the standards and
the expectations of Commerce Township.

| guess in summary, they're looking for the Planning Commission's feedback on the use
and whether this seems like an appropriate use for these properties along Oakley Park.
| am remembering too that maybe a year or two ago, there was a group that was
considering doing senior independent living on these properties and one of the
concerns the Planning Commission had then was that right across the street on the
north side of Oakley Park is the Detroit Gun Club. We've all heard the Detroit Gun Club
when they're having their events, and all the sounds that come from that, and the
concern was that the folks across the street would have to listen to that all day. That
might be relevant here when you're talking about storage units and flex-based units. Are
those more appropriate neighbors to a gun club maybe than an independent living
facility would be?

So, some feedback for the developer on the use, but then more specifically, the use
determination for the storage units and the warehouses that are proposed within TLM
zoning, and whether or not TLM supports that or whether they would have to look to
rezone the property in order to do those warehouse storage units. I'll take a pause there
and see if there are any questions for me. Otherwise, Mr. Stewart and your team, if you
want to introduce yourselves. | know there's some of us up here who are nerds and we
want to watch the soccer game. | try to remind everybody this is the United States and
we don’t watch soccer, but some people don't want to believe me when | say that. So. |
know there's a game going on right now, so everybody is going to be expeditious in their
presentations.

Mr. Stewart — Thank you for your time this evening, Mr. Chair and Planning
Commission. We're really excited about this project. David covered a lot of it. My name
is Jon Stewart with Stewart Property Solutions. This is Ben Williams. He's a partner with
Stewart Property Solutions. We're a small company. We've got a portfolio of properties,
roughly 200,000 square feet of multifamily and industrial properties. We self-manage all
of our properties, so we’re really hands-on managers. We intend to do that with this
development. We really see that as a core advantage for us. We continue to self-
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manage and be hands-on owners of real estate. We have ties to Commerce Township.
Ben is a resident of Commerce Township in Pine Cove. He’s raising his family here. My
siblings own Tim Horton’s on Haggerty Road in Commerce. They opened that 15 years
ago, so we'’ve been in the area a while. We definitely care about the community. We
want to succeed for ourselves, but also for the Township in this development. We look
forward to your feedback and any questions you have.

| would just kind of point out on the warehousing development, as you can see in the
picture here, each suite has a pedestrian door and a 12x14-foot overhead door. These
are all heated units. They have two LED lights inside and basic electric, so a couple
outlets inside. The ceiling height is 16 feet, so it allows for racking and storage for
business inventory. The ceiling height is great for equipment storage as well.

Dave Campbell — Mr. Stewart, would you say that those features are part of what
maybe makes it distinctive from your typical self-storage? The taller doors, the taller
ceilings, that makes it more commercial oriented as opposed to just somebody who
needs a place to store their stuff for a while.

Mr. Stewart — Absolutely. Yes, the physicality of these buildings, and the way we’ve
designed the site for traffic maneuverability of larger trucks is definitely different than
what you would see in a mini storage warehouse or typical self-storage. Our drive aisles
are 65-feet wide, whereas some you see are 30-feet wide. The buildings themselves
have 16-foot ceilings inside and 14-foot-high doors. So, you’ve got forklifts able to come
in and drop pallets and trucks being able to deliver things. So yes, certainly in that
aspect, and then also in the leasing aspect. Our lease terms are minimum 6 months to
12 months. It’s typical lease terms. So, your self-storage are month to month leases.
And then we’re strictly leasing to businesses with an application process, so that's
something that mini warehouse or self-storage doesn’t see as well.

Mr. Williams — | just want to point out too that with our existing policies and what we
have on our other sites, for a vetting process through that operational standpoint,
everyone that we bring in is fully vetted through us. That’s through multiple factors and
checks that we do operationally that does differentiate between us and other storage
spaces.

Dave Campbell — I think we’ve got to ask the question, with the warehouse space, how
do you enforce or police avoiding someone actually running their operation from the
space, as opposed to just using it for storage.

Mr. Stewart — Definitely a concern. Our leases state that a lease violation would be
operating a business out of the space. We have to police it. As hands-on managers,
we've got a security camera system. We’re onsite; Ben is a mile up the road in Pine
Cove, so daily sometimes, or at least a few times a week. So, we would be hands-on
managers policing ourselves, and the lease would be the contractual agreement that we
have.

Mr. Williams — | just want to point out too, how we’re policing it is the use of security
cameras, the 24/7 operations, save the feedback two months. So not only are we
onsite, we're able to go back and look at prior use.
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Phillips — Do you have other properties that are similar use?

Mr. Stewart — Yes, we've got a 31,000 square foot development in Grand Blanc that’'s
similar size units, heated, and the typical users are mostly in the trades. We've got an
electrician, a plumber, a core driller, a pool guy, a lot of service businesses.

Phillips — Do you have evidence of demand for this in Commerce Township?

Mr. Stewart — Yes, we opened in September of 2025 and we were full two months later.
There we had a smaller building, it was 38 units, and here we have planned for 70.
That’s Grand Blanc Township, and | think Commerce Township would have further
demand than there.

Dave Campbell — | mean that is an important question because if warehousing is
determined to be what this use is and allowable in TLM, it's still what we call a Special
Land Use. With any Special Land Use, you have to show that there's a documented and
immediate need for the use. So, if we get to that stage of the process, you would have
to answer that question and show us that there is a need for this use at this location.
That is often done through market research or comparables in the area and so forth.

Mr. Stewart — Okay.

Mr. Williams — Just to add on to Jon’s point, we’ll consider anything we need to do and
any information we need to provide, we can definitely do so. But for us, this existing
development in Grand Blanc is a much more rural space. What we've noticed right now,
and what made this site so appealing, is the traffic flow that we've all withessed at the
end of M-5, since prior to the roundabouts being put into place. We have a stalemate in
this location that you guys have worked diligently to overcome through the use of
roundabouts, that when people want to head north and head home, there is a huge
demand of people that live just north of this facility. What we’re trying to do is take
advantage of that. When we looked back at some of the initial data from the initial
search, it shows it as very viable. Right now, in Grand Blanc, we're seeing things where
within our software, we have a waiting list of 7 or 8 different people who are ready to
come in. When Jon first put this site in place, he was thinking it would be occupied in a
matter of four months, and when he did all his proformas, he was done in two. So, |
think that’s a potential point as well.

McCanham — What about the storage of motor vehicles and hazardous materials?

Mr. Stewart — Yes, definitely. Hazardous materials are strictly prohibited and it's spelled
out in the lease.

McCanham — How do you police that with hazmat stuff, like tradesmen with their
supplies? You talked about a pool guy. He's got a ton of chlorine and such. How do you
police all that stuff? You’re not sprinklered, right?



Page 26 of 41 Monday, July 6, 2026
Planning Commission Meeting Draft Minutes

Mr. Stewart — No, we’re not sprinklered. We have fire walls when going over certain
square footage. Our lease addresses hazardous materials, and we do get in the units
once a year for inspection. If something is out of line, that's when we speak to the
tenant and investigate further.

Mr. Williams — Through the vetting process we do, we also ask for SDS (safety data
sheets) and quantities. So, a lot of that usage that we're actually going to obtain is going
to be if it's potentially needed, but we don't typically allow anything like that, or anything
that could require any kind of permit. So, anything that's in storage is usually regulated
by DOT standards.

McCanham — The EPA has reporting requirements to the county, and we find in the
county that there’s about 60% compliance for that. So, it's a question. If you have a
plumber with gas tanks in there. You've got all sorts of stuff and you don’t have
adequate ... Look at Clinton Township a couple years ago when the building blew up; a
guy was storing all the vape stuff. Nobody knew about that, not even the building owner.

Mr. Williams — Yes, and | think that's part of where our policing and everything else kind
of comes into play, right. We’re constantly onsite, so we’re reviewing it. We’re within a
half mile, so anything that we’re addressing is immediate, and it is grounds for
immediate ...

McCanham — You’re pretty close to two underground major natural gas lines.
Mr. Williams — Absolutely.

Mr. Stewart — It's a real concern for us. The application does help weed out certain
businesses that are heavier users, or more dangerous types of materials coming in.
That's something that we can’t say we have a perfect plan for, but it's something that’s
on our mind.

Chairperson Parel — But | guess you could argue other uses that would be allowable,
maybe not at same level or number of users, would have the same concerns in this
TLM zoning. And you're certain that these would not require fire suppression?

Weber — Not with the two access points coming in and out, they would not be required.

Dave Campbell — That’s our understanding in conversations with the Fire Marshal.
Granted, he looked at it very preliminarily, but yes, based on the access and size of the
units, and so long as there are fire stops between each unit, fire suppression would not
be required.

Weber — For me, if your concept was on Maple Road between Benstein and Beck
Road, where there's a lot of vacant land but it's zoned industrial, I'd be 100% for this. |
do like the Commerce Flex. | think it fits and | think it's perfect. One of the questions and
one of the concerns | have on the warehousing is, 10 years from now, you sell it. What
happens? Now somebody else comes in. The units are built. | might have concerns
because they are glorified self-storage units. You are targeting a business unit,
plumbers, electricians, trades, and | get all of that. But if you sell it, somebody else
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might not have that same level of control or interest. It might be, whoever | can rent it to
I'm going to rent it to.

| think we need to think about what protections might look like for that, because once it's
built, it's there. You could be the greatest owners in the world, but the next person might
not be. Obviously, the renderings look spectacular for what it is. My concern is more
about 10 years from now. What happens with it and what’s it look like. I'm not
concerned with the Commerce Flex because it’s a business unit. You have office space
and full-time tenants. It's not somebody dropping off.

The only other comment | had was, in going through the list of restrictions that you
have, it didn’t just say something kind of point blank, “No Outdoor Storage”. It had
examples of what would not be allowed, but you didn’t say something just as clearly as
“Zero Outdoor Storage.”, which would cover everything.

Mr. Stewart — Definitely no outside storage, so we will add to it.

Winkler — 1 think this is a good fit for the site, as well as complementary if not better than
some of the other industrial properties adjacent to the east. | have to mention one thing.
In the prohibited uses, you prohibit overnight vehicle parking and overnight trailer
parking. Is your expectation that the tenants will park their cars inside the units, or just
not park them there at all?

Mr. Stewart — Yes, they can certainly park their vehicles inside their unit, or just no
overnight parking.

Winkler — The reason | bring that up is, | live in Foxtrot, along Benstein. Across from
Foxtrot there is a multitenant industrial building that has dozens of cars that are
abandoned sitting there. Some of them haven’t been moved in years. | want to make
sure that doesn’t happen here. A car gets parked, it sits there, the tires get flat and it
just sits there. It's not necessarily questioning what you’re prohibiting, but how you
enforce it. The enforcement also ties into what George mentioned. If you're enforcing it
to a T, and a new person walks in and says that’s all right, we’ll have cars parked all
over the place. The key is going to be enforcement.

Dave Campbell — It’s interesting you mentioned the Benstein Business Park, because |
think when these gentlemen first met with the Planning Department, they used that as a
comparison. | said don’t even use that as a comparison! Our code enforcement division
is actively working on enforcement with the landlord, and | think we’ve been to court at
least once recently with the landlord trying to get the Benstein Business Park cleaned
up. So, that’s a work in progress. But yes, we've had discussions with these gentlemen
that the expectation here would be the opposite of what has been the practice for the
Benstein Business Park, including the prohibition of any kind of marijuana grower,
cultivator, processor, or anything like that. they volunteered to not even go down that
road.

Winkler — As a footnote to what you’re saying, Dave, the storage lot behind Benstein
recently changed hands, because | store our RV there. And just to let you know, the
new owners are cleaning it up substantially.

Dave Campbell — Okay, I'm glad to hear that.
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Winkler — We've stored our RV there for 20 years, and finally somebody is doing
something about the blight.

Dave Campbell — | will pass that along to our code enforcement folks because they’re
working on it. That’s one of the top priorities, getting that site cleaned up once and for
all.

Winkler — Thank you, Dave.

Mr. Williams — And just strictly standing to that enforcement code, the only thing we can
speak to is how we manage at this point, and how we’re going to manage the property.
From an enforcement standpoint, we sticker or remove at any time. If anyone is ever
parked overnight, we’ll usually give them a few days to remove it or else it's towed at
the owner’s expense. We understand if something changes hands, given this use, so
definitely understand that completely.

Weber — Dave, this is where we’re kind of struggling on the zoning and how this fits. If
there is an opportunity to move forward with something like that, maybe it is a
Conditional Rezoning where we can then write into that agreement everything that
we’ve talked about. Then the Township is protected from future owners of the property,
and it maintains the concept that we’re talking about today.

Dave Campbell — So a Conditional Rezoning Agreement would be, as we're all aware, a
contract between the developer and the Township laying out exactly what is permitted,
what's not, and what conditions they want to volunteer. Another way to look at it though
is, if it is determined that these are warehouses that are allowed in TLM, they would
only be allowed as a Special Land Use. So, you can condition the Special Land Use on
certain conditions. And because it's a Special Land Use, there are kind of more teeth to
those conditions, and those would run with the project regardless of ownership, turnover
and so forth.

Weber — So, neither one of us then would have to pay more fees to the attorneys that
way.

Dave Campbell — That is certainly part of a Conditional Rezoning is now you’re talking
about a contract, and when you're talking about a contract, you're talking about
attorneys.

Weber — | think that answers my question with the Special Land Use.
Phillips — | don't have any other questions.

Loskill — My only concern is that when you look at this for heating and cooling, make
sure it's not really visible from the road, whether you're using rooftop units or concealed
units. The only other comment | had was that the buildings look great. Make sure the
sign you put on the front complies with the requirements of the Zoning Ordinance.
That’s all I've got.
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McCanham — The greenspace on the east end of the property; you have a prohibition
against anything in that greenspace there, next to the cemetery?

Mr. Stewart — We wanted to supply as much building setback to the cemetery as
possible out of respect. There are quite a few mature trees over there, so we would like
to save as many as we can to add to that privacy. Right now, we’re at about 80 to 85
feet setback from the property line to the buildings.

McCanham — But is there going to be a prohibition about what can go into that grass if
somebody rents a unit right next to it?

Mr. Stewart — Yes, nothing would be planned for that space. Are you asking if
something could be written in?

McCanham — | know how that works. I'm just saying, | could see that as ... You don’t
want somebody putting a bunch of pallets outside back there.

Dave Campbell — It might be a temptation to put a trailer back there or whatever.

Chairperson Parel — I'm not sure | have any further comments. It's a non-binding
conversation. | think we had a good conversation today. Hopefully we gave you some
information and feedback to help you in determining your next steps. Is there anything
else that we can answer?

Dave Campbell — If you're prepared to do so, the use determination could come in the
form of a motion. That use determination would be whether or not the warehouse uses
that they’re proposing are consistent with the warehouse uses that are allowed as a
Special Land Use in TLM zoning as it stands today.

Chairperson Parel — So, from a conceptual standpoint though, on the warehouse suites,
are we good with that? From a conceptual standpoint, are we leading them in the right
direction?

Loskill - Right.

Dave Campbell — Yes, but the use determination, | would like to see it be in the form of
a motion, if you're prepared to do so. And keep in mind, that use determination would
be precedent setting. So, if these guys disappear and the next guys come along and
want to do something comparable, that use determination would still apply.

Weber — | think | would like to read more on that before | made a motion tonight on
having a conceptual discussion, | think specifically because of that point that it can be
precedent setting. So, if we're going to move forward, | just want to make sure we all
know what we’re signing up for, not just today but 10 years from now.

Dave Campbell — So, fair enough. At least on a conceptual level though, if there's any
guidance that they’re on the right track, and if this is something that is worthy of them
continuing to invest in. Those are the things | assume they would want to hear this
evening.
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Weber — | think it's worth moving forward with. Do | have some questions? Sure. | think
we have some issues to iron out. But my view is that | don’t see a showstopper on this.

Chairperson Parel — | think that’s a good way to put it from my perspective.

Phillips — It seems like a good use to me.

Mr. Williams — Is there any feedback on the architectural we supplied?

Chairperson Parel — | like it.

Loskill — I like the architecture.

Weber — Can we make it look like that going forward? Obviously, pictures are always ...

Mr. Williams — Everything provided today as far as architectural is spec finish from
different products that are already out there. The one thing | wanted to mention too, and
it's important to me as a resident of Commerce, especially since we talked about
providing statistics for small businesses, one of the things we see in this area that kind
of makes the warehousing for us an important and viable solution is, part of our Master
Plan states that we’re trying to support small businesses. Small businesses need
varying levels of space, whether it be 1,000 or 1,600 square feet.

What we’re trying to do is possibly be almost like a stepping stone with this warehouse,
promoting to the small businesses, and then reaching out and having them hopefully
graduate into the flex spaces. With those flex spaces, you might have a little bit bigger
business. Maybe the warehouse is a specific electrician who just wants to run one truck
because he has decided that’s how big his business is going to be. But, if they can step
and step, we have warehousing for lease all over that could be potentially for them to
graduate to. So to me, it's almost like a three-tiered stepping stone. The one is already
developed and it's 4,000 to 5,000 square feet, and this comes in at the middle and it’s
1,000 up to 1,700 square feet. Just something | wanted to point out as to why it’s
important and why we thought it was the right fit for us.

Phillips — Is there any potential to connect units if somebody needs the space?

Mr. Stewart — In the flex space development, yes. In the warehousing development, no.
Weber — I'm curious, why not? If somebody wanted 2,000 square feet ...

Mr. Stewart — Just the structure with the load bearing walls.

Mr. Williams — Yes, the aspect is also obviously anything fire related.

Chairperson Parel — Do you gentlemen have what you need from us tonight?

Mr. Stewart — Yes, absolutely. We appreciate it and all of your time.

Chairperson Parel — Looking forward to this. You have our support, and you’ve got
Dave and his crew if you need anything. Thank you.
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ITEM I.3. THE LEARNING EXPERIENCE — CONCEPTUAL REVIEW

Joey Jonna with Jonna Construction is requesting a conceptual review of a proposed
10,000 sq ft daycare center on the south side of W Wise Road just west of Carroll Lake
Road PIN# 17-10-227-041

Dave Campbell — The subject corner is the southwest corner of Wise and Carroll Lake
Road. It's about 47 acres. It’'s this corner here. For those of you who have served on
this Planning Commission for a little while, this might be a familiar corner. The prior
owners looked at a few different options for what could be developed on this corner,
none of which were consistent with what the property is zoned, which is R-1C single-
family. This property is somewhat unique in the sense that if you can see this swath that
comes across at an angle right here; this is actually dual parallel gas mains that cut
across the whole Township and cut across Southeast Michigan. They kind of create this
triangle shape to this property.

When the single-family neighborhood just adjacent, Augusta Woods, was developed,
there's a reason why there's no houses on this side of the road, and that's because
those houses would be sitting on top of a gas main, which is not a good idea for a lot of
reasons. So, this property was not included as part of the Augusta Woods development,
in part because of being cut off to some degree by the gas main, and therefore has
remained vacant all these years.

The prospective buyer/developer of the property, Joey Jonna from the Jonna Group, is
looking to acquire the property and develop it with some partners from The Learning
Experience, which is a childcare center. It's a 10,000 square foot childcare center. Their
concept plan shows it configured like this, with points of access along Wise Road and
Carroll Lake Road. I'll talk in a minute about what the Road Commission’s thoughts
were on the driveway locations. It's a 10,000 square foot building, and then | think a
5,000 square foot outdoor play area to the south side of the building. And then this area
here would remain with its current zoning of R-1C and potentially be developed with
three single-family lots.

Because it's a daycare center, while family daycares are allowed under R-1C zoning,
and while group daycare centers are allowed as a Special Land Use under R-1C
zoning, a daycare center of 12 or more students, or 12 or more children is not a
permitted use under R-1C zoning, either as a principal permitted use or as a Special
Land Use. So, there are essentially 3 tiers to child daycare; family daycare, group
daycare and then a daycare center. This is a daycare center and so for a daycare
center to be achieved at this corner, the property would need to be rezoned.

There are a couple zoning districts that would be options for a rezoning. The zoning
district that is probably the least intense that would allow for a daycare center would be
Office zoning, so part of what the prospective developer would want to get some
preliminary feedback from the Planning Commission about this evening is the viability of
a rezoning or most likely, a Conditional Rezoning to Office in order to develop the
daycare center. And then with the land that wouldn’t be utilized for the daycare center,
keep that under R-1C zoning and then it would potentially be three single-family lots
fronting on Carroll Lake Road.

We did talk to the Road Commission very preliminarily about the driveways. Their
preliminary response was that this Wise Road entrance would probably need to be
limited to right-in/right-out operations only, and so the Carroll Lake Road entrance would
be a full-access driveway, but that would require the existing center left-turn lane along
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Carroll Lake Road to be extended further southward to create the additional storage and
stacking necessary for the left turns into this driveway.

The Planning Department’s understanding of the operation, and Mr. Jonna can explain
this better than we can, is it's an all-day daycare, but then there is also a nursery school
element to it with the scheduled morning and afternoon curriculum. So, seemingly in
addition to the parents dropping off and picking up based on their own work schedule,
there would also be a set drop off and pick up time for the school component of the
facility.

Mr. Jonna'’s team did provide a narrative about The Learning Experience and their
methods for childcare and for education. They provided some preliminary renderings of
what the building could look like. I think if you look at the peaked roof element and the
horizontal siding element, they were going for something of a residential look that would
maybe be more consistent with the residential zoning and the residential land uses in
the area.

When this was presented to the Planning Department, what we always think is the best
first step is to come to the Planning Commission with the concept plan and get some
preliminary feedback. It's certainly a busy corner at Wise and Carroll Lake Road. There
are challenges to developing it with single family, which is probably a big reason why it
hasn’t been developed with single-family. So, anytime we have a conversation with
someone who wants to do something on that corner, it's seemingly always something
other than single-family homes. We've had folks ask about doing gas stations there, and
car washes there, and we say that's not even worth bringing to the Planning
Commission. We thought a daycare center might be worth a conversation with the
Planning Commission to see if this is something that could be viable.

Another thing I'll mention and then I'll turn it over to questions and to Mr. Jonna'’s team,
is with any daycare center, there is a requirement that, if there is another daycare center
within 1,500 linear feet of the proposed location, the Planning Commission would have
to make an exception for there to be a new daycare center within that 1,500-foot radius.
In this case, there is a daycare center to the east. Is it called Rebecca’s Learning
Center?

Phillips — There's one to the east on the north side of Wise, and then there's one at the
corner of Bogie and Wise.

Dave Campbell — Right, so the closer one is here. This is Rebecca's Learning Center.
And then you're correct, Mr. Phillips, down here to the west, there's the Tutor Time at
the corner of Bogie Lake and Wise Road. That might be more than 1,500 feet, but |
think we measured that this was less than 1,500. So, another thing that would need to
happen if this were to move toward approval is, in addition to amending the zoning,
approving the use and approving the site plan, the Planning Commission would also
have to make a determination that it would be allowable within that 1,500-foot radius.

| think what Mr. Jonna and The Learning Experience team might contend is that their
way of doing things is different than a lot of the other daycares in the area, and so that
makes them unique. That might be what makes them distinct from some of the other
centers within that area and within that 1,500-foot radius. So that’s it for me unless there
are any questions, and otherwise I'll invite Mr. Jonna and his team to make an
introduction on their own behalf.



Page 33 of 41 Monday, July 6, 2026
Planning Commission Meeting Draft Minutes

Mr. Jonna — Thank you guys for having us tonight. This process is an excellent one and
not one that we see in a lot of municipalities, so we appreciate the opportunity to be
here. My name is Joey Jonna from Jonna construction. We're a 60-year-old family
business based in Metro Detroit. We’ve been around a long time and we’ll be around a
lot longer.

This is Eric Williams from Stonefield who put all of this together. This tenant, The
Learning Experience, like they’ve alluded to, does pride themselves on being a little bit
different in this new age. Their technology is what they believe sets them apart. We
visited their facility in Florida. We're working on another deal in Auburn Hills currently.
They’re creeping on almost 200 million YouTube hits with their characters, with Bubbles
being the main one. They talk a lot about Bubbles, but each character has a unique
thing. One is for manners, one is for athletic activities, and one is for foreign languages.
They feel that kids learning this way is a good way to do it, and they’re into massive
expansion, nationwide and worldwide actually. They’re in the UK now. They’re all over
the place. This group over here did an extensive write-up of the issues that will probably
concern you. I’'m happy to answer questions about the franchise or us as a company.

Dave Campbell — Do you know, Mr. Jonna, or is it in the materials and I'm just not
seeing it; the schedule for the school versus the daycare? Traffic is always going to be
one of the first things we talk about. So, do you know those school scheduled drop off
and pick up times?

Mr. Jonna — | do. It’s in the attachment called the Operations Narrative, and the hours
are 6:30am to 6:30pm. They laid it out in here, but 6:30 to 7:30am, there's about 13
kids. Let me back up. Up to 180 kids could attend the school from age 6 weeks to 5
years old. That’s the age group. Back to the traffic; from 6:30 to 7, they estimate 13
kids. From 7 to 7:30am they estimate 32 kids, from 7:30 to 8, this kind of gets into prime
time, 43 kids. From 8 to 8:30, 45, 8:30 to 9, 32, 9 to 9:30, 18. That's based on a school
of 183 which is what they think this demographic supports.

On the pickup side, starting again at 3:30 to 4, 13 kids, and 4 to 4:30, 32 kids, 4:30 to 5,
43 kids, 5 to 5:30, 45, 5:30 to 6, 32, and 6 to 6:30, 18 kids.

Dave Campbell — And none of these kids are old enough to go to elementary school yet.
There's not like a latchkey component? You don’t have school buses coming and
going?

Mr. Jonna — No school buses, it’s all parents. Drop off is about 5 minutes, and they think
pick up is about 8 minutes. So, the evening traffic is going to be a little longer.

Chairperson Parel — Do we have any specific questions?

McCanham — I've got a question. You've got parking all the way around the building, up
against the building. You don’t have a drop off and pick up lane. So, you have cars
pulling into a spot ...

Mr. Jonna — And walking them in, because they’re very little. A parent walks them in and
holds their hand. It's not a drop off where a teacher comes out and gets them. It's a hold
hand and walk in.
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Phillips — My concern is the traffic, because especially late in the afternoon, turning left
from Carroll Lake Road onto Wise Road, that backs up all the time and it doesn’t even

have to be late in the afternoon. One of the problems with the left turn onto Wise is that
the left turn slip is so short that it backs up. It's another chokepoint.

Mr. Jonna — We haven’t done a traffic study yet. We would if a Conditional Rezoning is
something you guys are open to, and obviously as part of the overall process.

Dave Campbell — Again, that was one of the comments from the Road Commission.
Again, it’s very preliminary. No one has done a traffic study yet, but they recognize what
you’re describing and the center left turn lane, northbound to westbound, would need to
be extended.

Chairperson Parel — One of my biggest concerns and something we should consider is
whether or not this fall within the Master Plan for this parcel. | guess it's my belief that |
don’t see it. Maybe I'm missing something, but to me, while its low intensity, we labeled
this property as future land use residential.

Dave Campbell — Correct. So, its zoning is consistent with its Master Plan designation
currently. So, there would be an argument that if you were to rezone it to Office that that
would be inconsistent with the Future Land Use plan.

Chairperson Parel — Correct.

Dave Campbell — Yes, we're agreeing. Now, the counter argument is that we allow
daycares in residential zoning, albeit smaller, the family daycares and group daycares.

Chairperson Parel — And schools, right.

Dave Campbell — And schools, that’s a very interesting point. | mean if this site were big
enough, an elementary school would be a use by right in this building. So, | think that’s
relevant. But you could also consider it relevant that we do allow daycares in residential
zoning districts, just not daycares of 180 students.

Weber — One of the questions | have is on one of the demographic charts. This is really
close to dead center of Commerce Township. You show 117,000 people in a 5-mile
radius. I'm trying to wrap my head around that. All of Commerce Township has 43,000.

Mr. Williams — | don't know. This is The Learning Experience’s demographics so | don't
have an answer for that.

Weber — | guess | would have to wrap my head around a potential rezoning. | also
probably wouldn’t be in favor of split zoning, where you would have part of the property
residential and part for this purpose. And there's some heavy lifting on the traffic side.
That intersection is a disaster during rush hour, as it is now. So, the right-in/right-out
only. | don't know that even extending the center turn lane would be ... You'd almost
have to extend it a long way | think for potential stacking, especially based on when
you’re talking about your folks coming and going. Now, to try to balance that, | would
say that the people that would be using this are probably already driving past this going



Page 35 of 41 Monday, July 6, 2026
Planning Commission Meeting Draft Minutes

to work, or wherever they might be going. So, | don't know what the incrementality is of
the traffic. But traffic, and | would not be in favor of split zoning, and | would really have
to think about is it really the right thing for us to change what we thought about this
piece of property in the Master Plan.

Mr. Jonna — One of my questions, since you brought up the split zoning, is would it be
more appealing or a better scenario if we didn’t do the residential? | need what | need
for that use, but the residential is just the use of the balance of the land. It's not a critical
part of the deal.

Weber — | think that might be a little bit easier on the traffic if you move the Carroll Lake
Road entrance as far south as you can.

Dave Campbell — That seemingly would be one of the benefits of not doing the single-
family lots is that you could push that driveway as far south as possible, and get it as far
away from the intersection as possible.

Loskill — | think you go so far as ... | could see the one on Wise Road move farther to
the west so that you get it further away from the intersection. The only other concern |
have would be the detention pond. With 150-some-odd kids, | would rather see
underground detention versus a live, wet pond in that area, because kids are going to
get out and the last thing you want is a little kid running over there and falling into the
detention pond.

Weber — You might be able to move that further south too.
Loskill — You might be able to do that. Well, it should be secured and gated.

Mr. Williams — If we move that driveway further west off Wise Road, the detention pond
moves down to the area that is now residential property. | think that would check a few
of those boxes.

Dave Campbell — Mr. Williams, to do that, are you going to have to make water run
uphill?

Mr. Williams — | don't know that we have that level of detail, but it's definitely something
to consider. | think the other important piece is obviously that the play area is gated with
a 6-foot fence. So, in terms of kids getting out, | think the only opportunity is at pick up
and drop off. At no other point are they out and about.

Loskill — Understood, but | have four kids and | know how kids get out. When you have
that many kids, at some point, somebody is going to get away. | think it would be a
better idea to have underground detention, or at least have a screen or fencing. There's
nothing shown on the plan. If you have a 6-foot fence, | have to assume that kids can’t
get over that. That would be adequate protection. But something to make sure that kids
can’t accidentally get into that pond. | know once you fall in, they’re tough to get out of.
You see what grows up around the detention ponds; it's usually a mix of wildflowers
with a soggy bottom. Kids are small, and they don't have the strength or physical
abilities of an adult to rescue themselves. | even do that with senior centers and
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dementia care centers, so in case somebody does get out, which they’re not supposed
to, but just in case. We do dry ponds or underground detention so that we don't have
the potential for them to wander in.

Winkler — | have a couple items. It is an awkward site for sure. What would go there
other than a facility like this is hard to imagine. Density aside, | think the density is ...
Having more daycare centers is probably a good idea, compared to retailers and gas
stations and things like that. That’s the peculiar aspect of this project. | made some
suggestions to the site plan. One is, don’t have a dumpster along the front elevation of
the building. Secondly, use a lot more brick, particularly on the north and east sides of
the building where they’re facing the roads.

Bearer — | have a question about whether or not you've looked into the documented
need portion of that. | know with Childtime and Rebecca’s, a few years ago when | was
looking for childcare, they were not at capacity and they were not waitlisted. | know
Commerce Elementary, right nearby, continues to have declined enrollment. So, my
major concern would be, with those two centers so close, what have you looked into?

Mr. Williams — | didn’t make the calls myself. According to The Learning Experience,
they called in early June when they started vetting the site and there was a demand. So,
things were full or at capacity and they were comfortable that there was a demand in the
area. Beth and | talked about it a little bit. You recently looked for ...

Beth Miller — It was years ago when my kids were younger.

Mr. Williams — Okay, so a long time ago. The last time they called was in June and they
believe there is a need. | could clarify if everything was full or at capacity, or wait listed,
but they do believe there is a need.

Dave Campbell — Forgive me if this was already covered. Is it daycare, or is there a
curriculum involved? And, does that maybe make it distinct from how Rebecca's
operates as an example? When we're comparing what's in the area, is there going to be
an argument that this place is distinct from what's in the area, maybe based in part on
the curriculum aspect?

Mr. Williams — Potentially. | don't know anything about Rebecca’s, but | can tell you
between them and Tutor Time or KinderCare, absolutely there's a curriculum in place
here. They believe in it very strongly; they invest heavily and they update it regularly. It
was part of our tour when we went down there. They actually had that lady speak to us
and show us the curriculum for each age, so it's something they’ve invested in quite a
bit. They do believe that sets them apart.

Dave Campbell — Do we know where the nearest one is that is up and running?
Mr. Williams — There's one in Wixom that is the closest to this location.

Dave Campbell — I think we talked about that one and that is not a new build, correct?
They occupied an existing space?
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Mr. Williams — Correct. They’re doing one on 12 Mile and Halsted area that’s under
construction. It will probably be open in the next couple of months. That’s their new
prototype, which | haven’t shown here. That will be a lot different looking than this. It’s
yellow and beige metal panels, a lot louder and not conducive to a residential area in
my opinion. But that’s the newest if you want to go see one that is close.

Maybe one question. If we explore removing the residential lots to the south, in terms of
situating the building and the parking, does anybody have a strong opinion on this?
Obviously, we have the residential to the south, so we have a pretty good buffer there
with the utilities. Obviously, the driveways moving as far from the intersection is one
consideration, but the parking location — back of the site versus front of the site? Is there
any strong opinion there if we do take another stab at how this is laid out?

Weber — | think keeping ... Even with the [DMZ] right there over the gas pipe, you know,
that’s a pretty quiet neighborhood right now and it has been for a long time. So,
screening and buffering from the kids’ play area | think would be an important
consideration, because all of the sudden they’re going from nothing to potentially having
183 kids screaming at lunchtime. It's something | think we need to be cognizant of as
well if we do move forward.

Chairperson Parel — It's a tough one for me. From my opinion, | don't think this mirrors
what we had suggested for this site.

Phillips — Maybe they could put it where Sally’s Barn is.

Chairperson Parel — That’s a great question. Why is there not another parcel in our
community?

Weber — There’s a great parcel just to the west owned by the school district that they
have no use for.

Chairperson Parel — | like the concept. | think it sounds cool. | could even say that |
could be convinced of a need for it, but for me, this isn’t the right parcel. I'm just one
person. And this would require approval from the Board of Trustees?

Dave Campbell — It would because we’re talking about a rezoning. Again, this use is not
a permitted use, or even a Special Land Use in the current R-1C zoning. They would
have to rezone it. We've talked about Office zoning being probably the least intense
zoning district where a daycare center is allowed. So yes, anytime you're changing the
zoning, you have to get a formal recommendation from the Planning Commission, and
then final action from the Township Board. We’ve talked a lot about Conditional
Rezoning this evening, and this might be another good candidate for Conditional
Rezoning, to potentially limit the use and what happens if a daycare center isn’t viable
at this location 10 years from now and someone else wants to do something different in
that building. Maybe a Conditional Rezoning puts guardrails on the types of uses that
could go into a building development on the site. To answer your question, yes, it would
have to go through both the Planning Commission and the Township Board.
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Chairperson Parel — | mean we talk about intensity on the site, and | always look at the
alternatives. The alternative | see, if we kept it residential, would be, let’s call it 6
residential lots.

Dave Campbell — We saw a concept plan years ago where | thought we saw 8 or 9.

Chairperson Parel — Okay, 8 or 9 lots, making a couple trips a day, as opposed to
potentially 180 trips times 2, so 360 trips. Again, I'm one person, but this intensity just
doesn’t seem right.

Dave Campbell — To put you on the spot a little bit; the concerns are regardless of
whether they’re able to separate the driveways any more, or whether they’re able to
move detention ponds around and so forth, those concerns remain? Is that fair to say?

Chairperson Parel — Yes, the concerns remain. | think those are items that, if we were to
allow this here, we could get around and find a path to solve them. But | drive that
intersection a lot and it’s already a disaster, and it backs up. You’re absolutely right.
Carroll Lake backs up significantly, and I'm sure it could help the problem if we had an
entrance further south, but adding intensity to that corner when it's not master planned,
in my mind, it just doesn’t make sense.

Dave Campbell — Maybe a question to Mr. Jonna. Do you know if The Learning
Experience, is there any possibility of capping their enrollment somehow, to something
less than what they would normally strive for, when we’re having these conversations
about traffic, intensity and so forth?

Mr. Jonna — Sure, | can ask. I've never had that conversation with them.

Weber — | share some of Brian’s concerns on changing this. It's feasible to do it, but I'm
just not sure of the impact on that corner. There's no plan, at least the most recent from
the Road Commission, and this is not on their radar to do anything, any kind of
improvements at this intersection, such as a roundabout or anything like that.

Dave Campbell — Not that I've seen.

Weber — And intensity is the word we tend to use here a lot, because traffic in
Commerce is a disaster.

Chairperson Parel — Hopefully that gave you some feedback, good and bad, positive
and negative. Anything else that we can answer for you?

Mr. Jonna — No, I'm good.

Chairperson Parel — All right. Hopefully we helped you out. You've got Dave and you’ve
got us if you need anything further. We do appreciate it.

Mr. Jonna — Sounds good. Thank you for your time.

Mr. Williams — Thank you.
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J: OTHER MATTERS TO COME BEFORE THE COMMISSION:
None.

K: PLANNING DIRECTOR’S REPORT

NEXT REGULAR MEETING DATE: MONDAY, AUGUST 10, 2026, AT 7:00PM.
SPECIAL MEETING DATE: MONDAY, JULY 13, 2026, AT 5:30PM

Dave Campbell — A reminder that we have a special Planning Commission meeting a
week from tonight at 5:30. | asked Paula to send out a calendar invite so that hopefully it
lands on your Google calendars. The item to be reviewed at the special meeting is a
conceptual proposal for the southwest corner of Union Lake and Wise Road. We
mentioned the Sally’s Barn property earlier, and then the Union Lake Golf Course. The
development team is looking to develop the hard corner, and to do so, they’re going to
need to fill in some wetlands. The tradeoff to that would be that they would create more
wetlands within the Union Lake Golf Course property, and then they would donate the
bulk of the Union Lake Golf Course property to Commerce Township as an extension of
our Victory Park that we already have on the south side of Wise Road. Victory Park is
where the Nike missile base was back during the Cold War, and now it's a Township
Park. There are some pretty strict restrictions on what Commerce Township can do with
Victory Park. Those restrictions were put in place by the DNR when they sold the
Township the property, because they gave the Township a really good price on the
property, but the tradeoff was that we were limited with what we can do with it.
Whereas, if this project comes to fruition that I'm describing, the Union Lake Golf
Course would be an extension of Victory Park, but it wouldn't have those restrictions on
it. So, we may have more flexibility and more opportunity to be creative with what we
could do on that portion of the park.

Phillips — So the properties are contiguous?

Dave Campbell — Victory Park and Union Lake Golf Course are contiguous. The
developer, what they hope to do on the corner is an 80,000 square foot grocery store.
They would contend, and | don't know that a lot of people would argue, that having
another grocer in that vicinity may be a good thing. Kroger has something of a
monopoly through there, so maybe having a competitor would be a good thing. Then, |
think two out lot retail restaurant buildings, and also a car wash. Obviously, there are
strong opinions about a car wash, but the perspective of the tradeoff has to be part of
the consideration. So, they wanted to have a special meeting about this. It is certainly a
big project. There are going to be a lot of steps to it. There will have to be a lot of
cooperation with the State of Michigan as far as the trading of the wetlands. They’re
looking to do it as a Brownfield, and so that involves coordination with the Township, the
County and the State. It will be a complicated project, and | guess the kickoff for it will
be this meeting a week from tonight.

McCanham — Is Victory Park a Brownfield?
Dave Campbell — I don't know that anybody has ever analyzed it.

McCanham — | would be very surprised with the military installation of those missiles
and everything they used in there.
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Dave Campbell — | wonder if nobody really wants to know. A Brownfield comes into
effect when somebody is looking to develop a property, and Commerce Township is
never going to develop that property, so we have never had reason to evaluate its
Brownfield eligibility. But yes, there are all sorts of legends about what went on back
when that was a missile base.

So, that’s what our special meeting will include, which is at 5:30pm a week from tonight.
We will go over that concept and talk through the expectations, procedures and
timelines. If this were to move forward, with the park in particular, we would probably
want to have some coordination with our Parks & Recreation Department and Parks &
Recreation Committee about what that former Union Lake Golf Course might look like
when it becomes a Township Park. How would we want to use it, whether it's a passive
park, or walking trails, or frisbee golf, or any of that fun stuff.

Chairperson Parel — You said when, and you meant if.
Dave Campbell — | did. It's a big, ambitious project so it will be interesting.
Chairperson Parel — Anything else?

Dave Campbell — I'll say that they did have a kickoff meeting with the neighbors to the
south on Golf Lane. | think those neighbors were encouraged to hear that what is not
being proposed is 500 apartments on the Union Lake Golf Course site, because that
was always the rumor.

At our regular meeting on August 10th, you are likely to see a Special Land Use for auto
repair at Martin and Pioneer. You are also likely to see a Special Land Use for outdoor
storage along Pioneer. You are possibly going to see the Commerce Lake Market; the
rezoning for the knock down and rebuild expansion of the Commerce Lake Market at
Benstein and Glengary. And, while | hate to say it, we’re going to continue our
discussion on amending our Zoning Ordinance to provide standards for data centers,
which | know is a topic that gets a whole lot of attention. That might be another late
issue.

Chairperson Parel — Dave, when you talk about the Commerce Lake Market on
Benstein, where did we land with the canopy and the building height? That was still
outstanding last time we talked.

Dave Campbell — Last time we talked, it was still at a conceptual level. What they heard
was that the canopy shouldn't be any taller than it absolutely has to be, it should be
neutral colors, not any splashy logos or signage or illumination, and that it shouldn't be
any brighter than it has to be. We’ve all seen gas station canopies that are meant to be
beacons that you see from three miles up the road. The direction they got is that cannot
be the illumination for this one. And then there was also talk of the hours of operation.
This is not going to be a 24-hour or a late-night operation. They would need to close
down at a reasonable hour and respect the neighbors around them.

Chairperson Parel — So they’re coming back to us with all of that?

Dave Campbell — Yes, potentially. One of the things that they know they have to show
the Planning Commission is that there is a documented and immediate need. Even if
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they are successful at rezoning the corner to B-3, gas stations are a Special Land Use
in B-3. Anytime you have a Special Land Use, you have to show documented and
immediate need. So, what they’re waiting on right now from a third-party consultant is a
market study. That will hopefully show them and the Township that there is a
documented and immediate need for a fuel option at that corner. | think they told us
they’re hoping to have it by the 10™ of this month. That's something we have not seen
yet is the actual market study that's meant to show the need for fuel at that corner.

Chairperson Parel — Okay.
L: ADJOURNMENT

MOTION by Weber, supported by Loskill, to adjourn the meeting at 9:37pm.
MOTION CARRIED UNANIMOUSLY

Joe Loskill, Secretary



DRAFT
CHARTER TOWNSHIP OF COMMERCE
*SPECIAL* PLANNING COMMISSION MEETING
Monday, July 13, 2026
2009 Township Drive
Commerce Township, Michigan 48390

A. CALL TO ORDER: Chairperson Parel called the meeting to order at 5:30pm.

ROLL CALL: Present: Brian Parel, Chairperson

Brian Winkler, Vice Chairperson
Joe Loskill, Secretary
George Weber
Caitlin Bearer
Mickey McCanham

Absent: Brady Phillips (excused)

Also Present: Dave Campbell, Township Planning Director
Paula Lankford, Senior Planner
Bethany Miller, Associate Planner

B. APPROVAL OF AGENDA

Chairperson Parel briefly explained the items on the agenda for the members of the
public. He noted that if the conceptual item moves forward, there would be an
opportunity for an official public hearing at a later date.

Dave Campbell agreed. The procedure that the project is likely to follow is a Planned
Unit Development, a PUD. With any PUD there has to be a public hearing. A notice
would be posted in the newspaper, and every property owner within 300 feet would get
a letter in the mail for the official public hearing sometime in the near future.

MOTION by Loskill, supported by McCanham, to approve the Planning Commission
Special Meeting Agenda of July 13, 2026, with the deletion of Item D., and the addition
of another Public Discussion after Item I.1. MOTION CARRIED UNANIMOUSLY

C. APPROVAL OF MINUTES
None.

D. UPDATE OF ACTIVITIES (Iltem Deleted from the agenda)

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.

No comments.

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

ITEM I.1. SWC UNION LAKE & WISE ROADS — CONCEPTUAL REVIEW

U Wise LLC, represented by Mark Kassab & Jordan Jonna, are requesting a conceptual
review of a mixed-use retail development to be located on the southwest corner of
Union Lake and Wise Roads that would include a donation of approx. 50 acres of park
land (the bulk of the former Union Lake Golf Course) to Commerce Township.

PIN#s 17-01-451-003 & 17-01-451-010

Dave Campbell, Planning Director — First of all, I'd like to thank all of you and everyone
in the audience for being willing and able to have a special meeting this evening. For
the benefit of the audience, typically the Planning Commission meets on the first
Monday of the month. So, we had our regular meeting last week, Monday, at 7:00pm.
But this project is unique enough and important enough that we thought it warranted its
own special meeting, and the development team agreed. That's why we scheduled this
special meeting for 5:30pm today to go through what Mr. Parel correctly described as a
concept plan. So, no decisions are being made this evening. It's simply for discussion
purposes to let the development team introduce their project to the Planning
Commission, and to the public, and get some very preliminary feedback so that they
can take that feedback and work it into their proposal, which, if they feel it is a viable
project, will be back in front of this Planning Commission in the near future with a more
formal submittal for what they propose.

What they’re proposing is upon the 65 acres at the southwest corner of Union Lake and
Wise Roads. Up on the screen is the overall 65-acre site. What this includes is the
recently decommissioned Union Lake Golf Course, and then at the corner itself, the
Sally's Barn property. The development team, which is a partnership of M. Shapiro Real
Estate and AF Jonna Development, proposes to develop the approximate 15 acres at
the corner with a new commercial development, and leave the bulk of the Union Lake
Golf Course, which is approximately 50 acres after they square off the developed
portion of the site, and donate those 50 acres of the former golf course to Commerce
Township to serve as an expansion and extension of the Township’s existing Victory
Park.

So, the Township has two parks along Wise Road. On the north side of Wise Road, to
the west of this site, is what we call Wise Woods Park, and on the south side, on the
former Nike missile base site, is what we call Victory Park. With the donation of these
50 acres of the former Union Lake golf course, we would have an expansion of Victory
Park, and there would be significant development potential for the park in the sense
that, when the Township bought the land from the Michigan Department of Natural
Resources, the Wise Road properties that became Wise Woods and Victory Park, it
came with a number of restrictions from the DNR. The DNR gave the Township
something of a discount on the land, but subject to conditions. And those conditions
were that the Township is limited to how we can utilize that park land. So, they can only
be used for passive recreation; walking trails, hiking trails, biking trails. We recently
installed a Dog Park within Victory Park. What the parks cannot be used for is more
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active recreation, so whether that be ball fields, or an indoor building, those are the
types of things that we are not currently allowed to do per our restrictions from the DNR
when we purchased those parks. With this 50-acre expansion, this would not be subject
to those restrictions. So, if this plan were to come to fruition, and if these 50 acres were
to be added to Victory Park, it's significant in the sense that the opportunities for what
the Township could do with these 50 acres are more expansive than what can currently
be done with Victory Park.

So, if | go to the concept plan for what the development team wants to do, with the 15
acres that they propose to develop, there is a total of four buildings. The biggest of the
four buildings would be a 75,000 square foot grocery store. There would be two retail
buildings, one of about 11,000 square feet, one of about 14,000 square feet that would
have multi-tenant retail within them. Those are the buildings that you see closer to
Union Lake Road. Then, toward the north/northwest side of the site would be a car
wash along the Wise Road frontage. So, the car wash would be here, retail building #1
here, retail building #2 here, and the 75,000 square foot grocery store here.

Two points of access are proposed; one along the south side of Wise Road, and one
along the west side of Union Lake Road. We did have a preliminary traffic study
conducted for this layout. What the traffic engineer is recommending is that this would
need to be a signalized intersection. As you can see, the proposed new driveway would
align with the existing driveway on the east side of Union Lake Road, which is the
southernmost driveway for the restaurant, Aurora on the Lake. This would effectively
become a four-legged intersection with a new traffic signal. And as | mentioned, a new
driveway along the south side of Wise Road.

What you see here is a daylighting of the Hayes Creek. The Hayes Creek currently
meanders through the golf course. You can see it up here, but when it gets to a point
right about here, many years ago it was piped under the parking lot of the existing
Sally's Barn site. So, if | go to the aerial you can see it. You can effectively see the
swath coming through here. That is where the Hayes Creek is actually piped under the
parking lot, and then you can see it daylights right about here. The development team
has been working with the State of Michigan. They have jurisdiction over the water
bodies and wetlands of the State. What the State is looking to have happen is for the
Hayes Creek to be relocated closer to Wise Road and be daylighted through here. So,
you’d have an open Hayes Creek running through here with a bridge underneath this
Wise Road driveway.

Both of the retail buildings are proposed to have a drive-through or a pickup window on
their end cap, presumably for restaurant users. So, you’d have a drive-through pickup
window on that side of that building, and a drive-through pickup window on that side of
that building, and then the car wash, by nature, would be an automated drive-through
car wash. The development team will correct me if I'm wrong, but the grocer is
anticipated to have a pharmacy component, which | think would also have a drive-
through pickup window through this area here.

Given the mix of uses proposed, and given the complexities of the development, and
having to work through the standards of the State of Michigan when you’re talking about
moving and relocating wetlands and daylighting the Hayes Creek, it's a complicated
project. As | mentioned earlier, what the development team proposes to do is seek
approvals from Commerce Township through our Planned Unit Development, or PUD
process. What the PUD process does is it provides more flexibility, both to the Township
and the developer, to have flexibility from the otherwise strict standards of the
Township’s Zoning Ordinance. So, when you have a project with a lot of complexities
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and you have a project with a mix of uses, and with unique aspects such as wetlands,
and donating a former golf course to a Township, it benefits both the Township and the
developer to go through that process as a PUD. The whole goal with the PUD is that the
outcome is a better project than what could have otherwise been achieved should the
developer have sought to develop the site through the strict standards of the Zoning
Ordinance.

When we talk about the Zoning Ordinance we talk about the zoning map. | want to go
through what the properties are currently zoned. The bulk of the Union Lake Golf
Course is this yellow which is zoned R-1C. The Township has four single-family zoning
districts; R-1A, B, C and D. The difference from A to D is the size of the lots that are
permitted within each of those R-1 zoning districts. So, R-1A is the largest minimum lot
size, and then R-1D is the smallest minimum lot size. What's zoned on the bulk of the
property covering most of the golf course is the R-1C zoning. But if you look at the
Union Lake Road frontage, you can see that the northerly half is currently zoned B-2,
that’s our Community Business zoning district, and then the southerly half is zoned B-1,
that’s what we call our Neighborhood Business zoning district. The reason they’re all
under this speckled pattern is because both properties, and the bulk of the properties up
and down the Union Lake corridor are in what we call the Union Lake Overlay. The
Union Lake Overlay is an overlay district that allows for land uses that are not otherwise
permitted in the underlying zoning, so long as you comply with the higher and better
standards of the Union Lake Overlay.

What's relevant here is that the properties fronting Union Lake Road and a portion of
Wise Road are currently zoned for some form of commercial development, either B-1 or
B-2. B-2 is meant to be a little bit more intense than B-1, and then our most intense
commercial zoning district is B-3. What the Zoning Ordinance already contemplates is
for there to be some form of commercial development along the Union Lake and Wise
Road frontage at the actual corner of the property, but for the property to otherwise be
zoned and developed for single-family residential. But we also look at how the Township
envisions this in the Township’s Master Plan. We look at our Future Land Use Map and
the future land use designation for this property is mostly consistent with the Zoning
Ordinance and that is master planned for single-family. But then, it's also covered by
what we call an area plan.

If we go to the Township’s Master Plan, which we last updated in 2023, you'll see that
this black line around the perimeter of this site indicates that it’s the subject of an area
plan. If we go to what’s envisioned for that area plan, then we look at this particular
section of our Master Plan, and there's a specific vision for what is to become of the
Union Lake Golf Course site. It's envisioned within our Master Plan of being a mix of
primarily residential, but with some potential for commercial that would serve the
neighborhoods in the vicinity, hopefully developed in a walkable way so that folks in this
adjacent neighborhood are able to walk and ride a bike to some of this commercial that
would be oriented toward serving the needs of the folks in the vicinity.

So, the development team would contend that how they've laid this site out is consistent
with the vision and with the intent of that area plan within the Township’s Master Plan.
The site is very challenged in the sense that its soil conditions are not particularly
suitable for development. This land is effectively the overflow for Union Lake. Maybe
folks who live in the area know that it's a very soggy piece of property during the
springtime, and so there's a reason that all these decades have gone by and there has
not been development on this site. It's a challenged site with respect to its ground
conditions and soil conditions, and also due to the presence of wetlands.
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If we go back to our aerial, you can see that much of this area in through here is
regulated wetlands. When | say regulated, it's regulated by the State of Michigan. So,
anytime a developer is looking to impact those wetlands, to fill them or change their
boundaries and so forth, there is a very stringent permitting process that you need to go
through with the State of Michigan, and particularly the Department of Energy, Great
Lakes and the Environment, or what they call EGLE. There is an extensive permitting
process that you have to go through with EGLE anytime you're looking to impact state
regulated wetlands. The developer has already initiated that process with EGLE, and to
allow them to alter some of the wetlands within this area, what they are going to have to
do is, the wetlands that are going to be impacted in this area effectively have to be
recreated in this area. So, the developer has to create 6 to 8 acres of new wetlands
within the former golf course in order to mitigate the wetlands that they’re going to
impact over here. So, they’ve already started that process with the State, and as |
mentioned, in addition to creating new wetlands within the golf course site, they are
being required to daylight the Hayes Creek and mitigate where it was piped under the
parking lot all those years ago.

In terms of land uses, we mentioned the car wash and drive-throughs. Those are land
uses that are typically allowed in the Township’s B-2 and B-3 zoning districts as Special
Land Uses. The reason they’re designated as Special Land Uses is because, due to
their auto-oriented nature, they’re considered to be more intense uses, and therefore
they’re designated Special Land Uses within the Township’s Zoning Ordinance, which is
another reason why the developer is likely to go forward with this project as a PUD to
address the complexities that go along with a Special Land Use process.

I'm trying to think if there's anything else | want to cover before | introduce the
developers and let them go through a presentation on their own behalf. They are
proposing sidewalks along both the Union Lake and Wise Road frontages. We’ve talked
to them a little bit about having pedestrian connectivity between the commercial
development and the new park land to the west. | have discussed this a little bit with the
Township’s Parks & Recreation Director. She is certainly encouraged with the potential
for expanding Victory Park and the opportunities that could be presented by having a
50-acre extension to Victory Park; a 50-acre expansion that doesn’t come with the
restrictions from the DNR that | spoke about earlier. | know we have had multiple
meetings with Township Supervisor, Larry Gray, about this project. He certainly likes
what he has seen so far, although he will have a lot of the same questions, I'm guessing
the Planning Commission will have relative to intensity, traffic generation and mitigation
of that traffic. With that, | will take a pause and see if the Planning Commission has any
guestions for me before we invite the development team up to give a presentation on
their own behalf.

Chairperson Parel — Thank you, Dave. Any questions? | have a couple. Do you know
how many acres the existing Victory Park is?

Dave Campbell — A couple hundred I think, 200+.

Weber — Wise Woods | think is 216 and Victory | believe is roughly half of that, if | recall
correctly.

Chairperson Parel — It would be interesting to know.
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Dave Campbell — So to help everyone get their bearings, Wise Woods is on the north
side of Wise Road, so that’s all that greenspace here. Victory Park is on the south side
of Wise Road. What'’s notable though, the Township does not own all of that
greenspace. If you can see that yellow line going across in a diagonal right there,
everything south of that yellow line is owned by Walled Lake Schools. They bought this
portion of the property when the DNR put it up for sale in anticipation of building a
middle school there at some point. This goes back to the early 2000’s. Based on the
enrollment projected at the time, they thought they would have to build a middle school.
Enrolliment has since plateaued for Walled Lake Schools, so they’re pretty sure they
don’t need to build any facilities there. They have looked at the potential to sell that
property for development, however when they had a changeover of the superintendent,
the new superintendent didn’t see it as much of a priority. So, that parking lot is the
parking area for the Township’s new dog park within Victory Park, but then everything
through this area is not part of the Township’s Park. This is owned by Walled Lake
Schools.

Chairperson Parel — Okay, appreciate that. One other clarification | was hoping to get.
The north side of Wise Road used to be part of the golf course as well, right?

Dave Campbell — Yes, if we go far enough back in time, you’ll see that there were 9
holes on the north side of Wise Road.

Chairperson Parel — I'm wondering, how is that zoned?

Dave Campbell — Here is what it looked like as far back as 2002 where you can see the
golf course on both sides of Wise Road.

Chairperson Parel — For knowledge base, how many homes per acre, and was that the
same zoning?

Dave Campbell — The north side of the road is also zoned R-1C.

Chairperson Parel — | think that’s relevant. That’s it for me. We can invite the developer
up. For the audience’s sake, we will have an opportunity afterward for public discussion.

Dave Campbell — | will remind everybody that we do not have a recording secretary.
She is still not feeling well, so that’'s why we’re recording. So, everyone, please take full
advantage of the microphone, especially when the air conditioning is cranking.

Chairperson Parel — Welcome.

Mr. Jonna — Good afternoon. My name is Arkan Jonna. I'm filling in for my son, Jordan
Jonna. Thank you for having us. This is Mark Kassab. This whole process with donating
of the land started when | was working on a Union Lake Commerce parcel that the
school board owns to do a new church. What we were doing at the time was squaring
off the property and donating a portion of it to square off the school property where you
see it's on an angle. We would have gotten a better yield trading off some of the land,
and eventually we couldn’t make that work. | went back to the golf course and had some
plans done to try to eventually put a school with a church there. We got off that and
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eventually ended up buying Bay Pointe to possibly do a school and the church. Right
now, everything is on hold with the Chaldean Church simply because we want to wait
until the Detroit Archdiocese comes up with what churches and schools they’re going to
close. That may be a more worthwhile endeavor for us. With that, I will turn things over
to Mark. He has a presentation to deliver.

Mr. Kassab — Thanks, Arkan. Good evening, Planning Commission members, Mr.
Chairman. As many of you know, we’re big on PowerPoints and certainly many of the
faces look familiar as we’ve had a neighborhood meeting which we’ll go over. A brief
table of contents that we’ll go over on the slides. We will go over a number of points and
certainly if the Planning Commission has questions, you can hold them to the end, or
I'm happy to answer them as we go through. As Arkan mentioned, just a little bit of
background; this is a joint venture with M. Shapiro Real Estate Group who has been in
this town for well over 50 years, and AF Jonna company, who | believe has been in
town just as long. Arkan is really our retail group, so we like to team up with Arkan as it
pertains to retail. As you’ll see, there were a number of different concepts that we’ve
discussed over the years, as you can imagine, owning this for over 35 years.

As we know, this is just the introduction meeting. Mr. Chairman, as you've stated, we're
not expecting a vote. We're just trying to get some ideas. Certainly, I've had a number of
phone calls with some of the residents, following the meeting that we had with the
residents that we’'ll go over. We did meet with residents on June 8" at the Richardson
Center to introduce some ideas and plans. As always, as you well know, I'm a big
proponent of getting their input because they live there, and they live right behind it. We
invited folks from Golf Lane because we felt they’re most impacted because they’re
adjacent to the property. But certainly, as we get to the public hearings, it's going to be
open to everybody.

As Dave mentioned, just a brief description; roughly 65 acres. The current zoning of the
rear portion of the property is R-1C, and everything to the west, and if you roughly take
the line and draw it south, to the west is R-1C, and then B-1 and B-2. Our proposed use
is going to be passive recreation to the west, which we will get into, and then a retalil
component along the Union Lake and Wise Road hard corner.

As we've stated, we’ve owned this for 35 years. I've been with the company for 26
years, so some of these plans may have come to the Planning Commission before my
time, but I'm not sure. Nothing was digital back then, so digging through some boxes, |
was able to come up with some plans. Some of the prior conceptual plans that we had,;
again, single-family residential to the north. We did not own Sally’s at that time. Sally’s
is roughly this line right here. We were not touching the Hayes Creek. We were
proposing 125 single-family lots at one point in time. Here is another concept plan with
127 single-family lots. Again, respecting many of the wetlands that were onsite. Dave
had mentioned that some portions of the site are challenged with the soils. It’s nothing
that we aren’t already accustomed to in dealing with challenging soils; pilings, piers,
removing bad soils, compacting good soils, certainly capable. We were not proposing
relocating any of the Hayes Creek back then. This particular plan had 127 single-family
lots.

Here is a little bit more intense use. This plan had some ranch condominiums proposed
to the south of the development, and a couple north of the creek. As you can see, we
had shown coming into Golf Lane on the prior plan here. With a more intense use here
with 160 units, we showed access coming in off Wise Road. Again, | don’t believe this
plan ever made it to the Planning Commission or Township Board, but just some
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concepts of what could exist in the residential district as zoned, as master planned,
within the Township today.

As Arkan mentioned, he had approached us. We’ve been partners for many years. The
Chaldean Church was looking for a site. | know this is difficult to see, but the main
portion of the church would be here, senior housing would be here. We would develop
these as single-family lots as we did with everything along Golf Lane, and put some
duplex condominiums along the southern perimeter of the property. A block plan; this
would be senior housing to the north, planned coming off Wise Road, and one
connection off of Union Lake Road. Again, all concept plans over the years. It's not
uncommon when you own a parcel this long to toss around ideas based on what'’s the
latest and greatest during that time frame.

After much consideration, and review of the plan, and certainly we acquired the former
Sally’s about 2+ years ago now to square off the parcel, and we have now come up with
what we refer to as Parkside Commons. As shown on the plan, this is the retalil
component. No access off Golf Lane. Access is off Wise Road to the west. You really
can’t move this any further to the east because of the right turn lane that’s required
along the easterly travel, and an access point off Union Lake Road, south of the hard
intersection. Keeping approximately 50 acres to the west that would be dedicated to the
Township for passive recreation. We first started taking stabs at a park plan, but then
we realized that it's not going to be our park — it's going to be the Township’s Park. We
would like to work with Emily on creating a plan for the park that would benefit the
Township and the residents for decades to come.

Again, the future development would be consistent with neighborhood commercial
services, which is a specialty grocer that would take place in this approximate 75,000
square foot box here. A 10,400 square foot retail center with a drive-through, a pickup
window, and a 14,000 square foot retail center. When we met with residents, it's
important for the Planning Commission to know, this car wash was located right here.
Good input from the residents was that they don’t want to see it, hear it, be bothered by
the vacuums, the noise, somebody with their radio up. So, we elected to swap it north of
the box. That would have no visibility essentially from anybody living on Golf Lane.
We’re proposing a berm along the southern perimeter, between the retail and the
single-family lot, ponds that would be utilized for retention with fountains alongside that
as well.

As Dave mentioned, as part of this plan, we would be daylighting the drain. The drain
currently goes this way. Any of you that live there know the amount of phragmites that
are located within the drain as it sits today. Part of the plan with EGLE when we walked
the site was that they want the entire drain cleaned out. The phragmites choke the
stream and the water flow. So, any sort of flooding that occurs, water heads from the
lake to the west and it’s held up by phragmites. Those, as many of you know, are
invasive species. That's an ongoing, reoccurring requirement of EGLE.

Retail visualization; Arkan and his group have done dozens of retail centers. We’re
anticipating this one to be one of the highest end proposed developments to date. We
will see some of the renderings that we propose here. Stone and glass on the first story.
This shows the drive-throughs on both sides. Again, these are concept elevations.
Certainly, as we proceed through the Planning Commission and Township Board, we’d
be bringing in material boards, but this is not going to be your typical retail center with
vinyl siding, a flat roof and the air conditioner showing above. Recognizing these are
neighborhood centers, Mr. Jonna also owns some retail within the area, so he has a
good understanding of what sort of demand currently exists. For the most part, these
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will not be spec, meaning build them and hope they’ll come. We have tenants lined up
that want to be here.

Passive recreation; we first started looking at how we were going to lay the park out. We
engaged a group on the west side of Michigan that has done a number of these plans,
and certainly we will continue to work with the Township, but we envision this to consist
of further passive recreation uses. Again, passive recreation, nature trails, benches,
butterfly gardens, streams, rivers and gazebos. Concept plans, again, just beautifying
what's there today, utilizing the natural features that are there today, and adding to
them.

Concept plans; Again, foot bridges. Somebody | believe at one of the neighborhood
meetings said they’ve got some footbridges there. | don't think | would have driven a
golf cart on some of those bridges, let alone walk on them. There’s going to be quite a
bit of improvements that are required on the park portion of the development. It's not
uncommon, as many of us know, to transform a golf course into something else. Golf
courses have seen their good days and bad days, and just an example of a few is a
simple Google search; you've got Beechwoods in Southfield, Links of Pinewood, El
Dorado within this Township, that's where 5 & Main exists today, and some apartments
on the northwest corner of Pontiac Trail and M-5, the Cherry Hill course, that's where |
live actually in Shelby Township, 183 single-family lots in addition to 100 homes,
Hawthorne Valley Golf Course in Westland, where Cattails was recently announced for
127 single-family homes

Wetland summary; As Dave mentioned, the site contains some significant natural
features that we believe can be utilized as an amenity. Certainly, the entire site was
delineated from a wetland standpoint being flagged, understanding where the wetlands
are. Wetlands are categorized by emergent, open water, riverine and approximate
wetlands. So, you could certainly see the creek as shown as a river, or riverine, and
there are some additional wetlands. The wetlands in this particular area would be
mitigated onsite. EGLE is typically a very big hurdle to cross. EGLE came out and
basically identified an area roughly about here to recreate the wetlands that were once
on this property and testing the soils within this area determined that this is the best
place for wetlands. There are some emergent wetlands roughly right here, meaning the
plant species show that the soils aren't conducive towards wetlands. Mitigating
approximately 6 to 8 acres of wetlands, to be very candid with you, I've been doing this
for a long time, and I've never seen EGLE mitigate, or allow to mitigate, 6 to 8 acres.
They’re excited about this plan. They’re excited to see some additional wetlands being
created that can be utilized and be functional, not only to the Township, but to the
natural wetland features themselves. So, any sort of overflow from the wetlands could
flow into the creek, which flows to the west. This particular area here, and | think Dave
had it up on our previous plan, is actually within an easement to collect stormwater off of
all planes. So, this particular area here would not be touched. This is the stormwater
collection area for Golf Lane.

Traffic improvements, | don't think we have much traffic issue here, so we’ll just skip it ...
| wanted to be sure everyone is paying attention. As Dave had mentioned, and as we
shared within the resident meeting, this area here is gridlock. It's rated as an F. Traffic is
rated from an A to an F. This particular area is rated as an F, complete failure, traffic
gridlock. Certainly, with the type of development that we're proposing, it's going to
require some improvements and we're going to talk about what those improvements do
for a development such as this. The current situation; the roads are at peak capacity.
Level of service, LOS, is at an F. We talked about that. Prior residential would have
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increased traffic by 1600 trips a day with no commercial component at all. New retail
adds roughly 800 to 1500 trips per day, with no residential component. As it is, if we did
nothing and just went in for zoning, the roads couldn't handle it. The retailers would
probably die because the improvements of traffic would be required and somebody
would have to do them. There's a number of traffic improvements that are required and
these were determined by the traffic study. What's interesting is that after the
improvements are done, it goes from an F to a D. One of the prior developments we
were here with a week ago, that was a Level B. In this particular area, it's a Level F and
will be improved to a Level D after the improvements that are being made. One of the
main improvements is traffic signalization that would be timed with the hard corner.
Certainly, you're going to have acceleration/deceleration lanes, left turn lanes that are
going to be added, improvements to the signalization along the hard corner of Union
Lake and Wise Road. Both access sites would be aligned with the driveways across the
street, the new northbound left turn lane, which removes the drivers turning from the
through lane in its entirety, absorbs the evening surge heading home.

Again, there is a significant traffic study that was created. We're going to go based off
the recommendation of the traffic study, which was reviewed by the Township and
certainly will be reviewed by the Road Commission at the right time. But, very rarely do |
see traffic improvement of this level with this amount or type of development. Typically,
you're not seeing much change, but there are improvements that are required.

Public benefit, certainly as Dave mentioned, this is planned to be a PUD. The largest
public benefit, obviously, is the dedication of the 50-acre park, as we'll call it. It goes
from 49 to 51 depending on where we're drawing the line. As the parking lot has grown,
some of the comments from the residents was to not have another curb cut along Wise
Road, so we incorporated some parking. As we proceed, we’ll show some sort of
walking connection to the park area here, but this parking is specifically designed to be
utilized by folks that are driving to the park, as opposed to coming in with another curb
cut off Wise Road as that would create additional traffic. So, incorporating that with the
plan, we can envision it; these are neighborhood retail centers here with a specialty
grocer here, and the kids are going to go play in the park, somebody can walk in, grab
an ice cream, grab coffee, pick up their groceries, leave their car parked back here and
it serves both purposes.

This particular site with the dedication of the park as we talked about with the neighbors,
very few developments can | candidly say will increase the value of the majority of the
neighbors. We'll get into some of the comments. These particular neighbors here back
up directly adjacent to Parkside Commons. Over the last couple of years, we've had
inquiries from car dealerships. We've had inquiries from industrial users, office users,
residential developers, and large national residential developers have come to us. This
would solidify, in perpetuity, a park to the north of them. In my opinion, having a park to
the north of you will increase your value, not decrease your value. This particular area is
already zoned commercial, so there will be a commercial component along Union Lake
Road, it's just a question of what. What we're proposing again is to draw the line roughly
back to here. This is a very sensitive area, certainly to the residents, especially these
folks here that live on Golf Lane that have nothing fronting them and proposing a berm,
and heavily landscaping that berm, while incorporating some sort of walking connection
in between the two. The Overlay district calls for some sort of connectivity, which we
believe is important as well.

Passive recreation; Again, amenities include enhancing the community feel while
increasing home values. We believe that’s certainly going to happen with the dedication



Page 11 of 29 Monday, July 13, 2026
*Special* Planning Commission Meeting Draft Minutes

of the park. Upgrades to the roadway and infrastructure, and traffic improvement
circulation. Strategic placements of the essential retail; a great example is the car wash.
You've heard me say it, | think it’s critical to have these neighborhood meetings so we
can get the input, which we did receive, and we acted upon relocating that car wash to
the north. Furthermore, what this does is, we could certainly just develop the front as
commercial and keep the back end as residential. We recognize this is an intense
development. We recognize this is a big project for the Township. We believe that
dedicating 50 acres to the Township would give the assurance that any future
development to the west of the commercial will be prohibited in perpetuity, as the park
would end up in the Township’s hands. We do anticipate an appreciation of the values
based on the infrastructure, integration and commercial accessibility. That’s all I've got
Mr. Chairman.

Chairperson Parel — Well, we appreciate that. To reiterate, we're having an informal
conversation. Nothing is binding. Dave, anything else from you before we poll the
Commissioners?

Dave Campbell — | don't know that I've come up with anything more than what I've
already said, but | reserve the right to change my mind.

Chairperson Parel — We'll go down the line.

Commission Comments:
McCanham — Nothing yet.

Weber — When do you want to hear the public?

Chairperson Parel — | thought we’d go down the line, and then we can go back and forth
to try to answer some questions before the public. We will have the public discussion
after some quick conversation here.

Weber — | have a few comments. | think it's a very thoughtful first cut at this and |
appreciate that you had the discussion with the residents, or at least had the opportunity
for residents to weigh in on some of your earlier renderings. Pros and cons; obviously,
not having a high density residential and retail component. | recognize that, even though
| don't think you'd ever get 160 homes in there, but 120 homes would be right to use.
Meaning, if they wanted to develop the residential as it's zoned R-1C, the Township
really wouldn’t have a say in it. It’s their land, just like it's your home. If you want to sell
your home, or put an addition on your home, a developer would have the right to do
that. So, not doing that, coupled with whatever the retail or the business activity along
Union Lake Road I think is a huge plus, not just for the residents, but for the Township
as a whole.

| like the idea of an upscale or more of a boutique market, something to provide an
alternative to Kroger. Something that would maybe remove their monopoly and improve
their performance as well. | talked about preserving the greenspace, and having the
flexibility | think is important. | can tell you discussions that have taken place on this in
general. | don't want people to think about soccer fields and ball fields. | don't think
there's any appetite at the Township to add anything like that in this area. | like the idea
of having some restaurants. | think restaurants are a value to the community because |
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think they help build community. | think this is the third version of this I've seen over the
years. The first version was the market, a restaurant with a drive-through and a car
wash. At that time, | was averse to the car wash, but it was relayed that the car wash
was an integral part, meaning if we want the market, you have to have the car wash. At
that time, my comment was, | could live with the car wash if the restaurant wasn’t a
drive-through.

| think the second version | saw was basically this, but it had two restaurants that were
drive-through. And now this version, if my memory is correct, evolves that to having
some level of retail with restaurants/drive-throughs. | would struggle with drive-through
components, and my thoughts are related to, | personally don’t feel that we need more
drive-throughs. We have plenty of them along the Union Lake corridor and throughout
the Township. | think drive-throughs develop the antithesis of community, meaning
nobody is going into a drive-through to break bread. It’s just truly pass through and
probably a fair amount of that are not Commerce Township residents passing through to
White Lake, Waterford, et cetera. Paula has challenged me on that. She asked me,
well, what about carryout? | think | might be able to wrap my head around that; carryout
meaning that there are no drive-up orders. You can either call, or do it on an app, but
you don’t have the McDonald’s or Wendy’s ordering onsite.

| liked your renderings. | thought those looked smart and upscale with high-end value. |
was as sad as anybody to see Sally’s go out of business because that's where | used to
hang out 20 years ago, but this site is a blight. We have had several people talk to us
about the challenges, engineering challenges, because of Hayes Creek. I'm excited to
see something going through, but I'm against the drive-through concepts.

Loskill — A couple of comments | had. | understand the need for the car wash area. |
think the area needs a little bit more development. It’s a little convoluted. I'm afraid it’s
going to cause more confusion than necessary, and | don't know if there's an area
where you’re going to have vacuums at the car wash. That wasn’t noted on the plan. |
don't see how that’s going to fit in somewhere. Dumpsters in general; | see two sets of
dumpsters, one by the northern retail and one behind the grocer. I'd rather see those
more off of Wise Road, located somewhere else so that’s not something you see as you
drive by. | think you’re also going to need something for the southerly building,
dumpsters for them as well.

My biggest concern is ... a question first. Those areas that are outlined on the south
side of the grocery store; I'm assuming the far left one is a truck dock. What are the
ones to the right of that? Is that outdoor sales? What is going on there?

Mr. Jonna — We don't have a grocer yet. We're just thinking about anything that a future
grocer may need. That area would be used as flowers in the spring ...

Loskill — Outdoor sales.

Mr. Jonna — Christmas trees, seasonal sales, outdoor sales if possible.

Loskill — My only concern is trucks idling in the truck well. You're immediately adjacent
to some residents there. | think that could possibly be a real sore spot for them if they

had trucks idling for hours at a time there. My other things have already been mentioned
by George, so those are my comments.
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Weber — The first thing | had written down here that | skipped right over was traffic. We
received a copy of the traffic study late this afternoon, so some of us just really kind of
skimmed it. | think that's something we want to wrap our heads around, particularly if
there's going to be a signal. Yes, anything that’s going to improve traffic, | think
everybody is in favor of in some way, shape or form. We know that’s going to be a
challenge, and we also know a lot of that is going to be out of our hands because the
County Road Commission is going to have a big say in that.

Winkler — 1 look at this project and | see so many wins regarding this project, given the
fact that there's going to be park land contributed to the Township, there's going to be
road improvements, they’re going to clean up a contaminated site, that given the input
that we’ve seen from the Planning Commission today, I'm sure they’re going to hear the
concerns that are being mentioned. The other thing | want to mention is if the PUD is
pursued, stay away from EIFS entirely, and make sure these buildings look really good.
And then, | have to also mention, to the credit of the petitioner, that what a lot of people
don’t realize is the significant amount of work that’s going to need to take place simply
to make that part of the site buildable. | mean it's an incredible undertaking, and versus
any of the other developments that petitioners proposed, they’re really making an effort
to make this site useful. It has been a dilapidated building, it has been an underutilized
site for so long, and I'm glad to see something like this taking place.

Bearer — As everyone has said, | love the concept of a park. | love the direction this is
going in. A couple of questions. One, did | see in one of the slides that you anticipate
the possibility of having a drive-through pharmacy as part of the grocer as well?

Mr. Jonna — Like | said, we’ve combined all the things that we know the grocers of today
need or want. We don't have a grocer signed up yet. We’ve put it all there. We just don't
know yet.

Bearer — And then as far as the car wash component, as George said, previous
iterations made it a deal breaker to not have the car wash. Even without a grocer, is that
still a requirement to have the car wash?

Mr. Jonna — The car wash and the drive-throughs; this is a very expensive endeavor,
and | know that finances are not supposed to take part of what we do here. The car
wash is an integral part of what we’d like to do here. Let’s address the car wash. The
size of that building for the car wash is incorrect. It will actually possibly be double that
size, and what will happen is we will incorporate the vacuums inside of the car wash,
inside the building, so you're not going to see the vacuums like you see up on
Richardson and Union Lake Road. This concept we came up with just in the last few
months in Oak Park, and it's being done in Bloomfield Township. We’re actually in the
car wash business and we’re not going to do one of ours because the bright red colors
that we have are never going to pass through this road. | believe that enclosing the car
wash, all the vacuums, and the building is going to mimic the rest of the center. It's very
much less abusive than what you see at a typical car wash.

Drive-throughs; retail leasing today is very challenged. Most of the retail leasing that
you’re doing today in an upscale property like this will be the Chipotle’s, the First Watch,
the Starbucks. I'm using the names, but | don't want to use them simply because we
don’t know yet. They’re not going to come here without a drive-through. Chipotle doesn’t
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want a drive-through, but it wants a pickup window. We need to have the options of
being able to do these drive-throughs, but then again, we have the capacity today with
the drive-throughs, with the screening that you can do adjacent to the drive-throughs, so
by the time we get done with it, you're not going to see a typical drive-through. It's going
to be screened, and noise factors are going to be taken care of. It’s not a risk at all to
have what we’re talking about.

Mr. Kassab — | think to Arkan’s point, the last thing anybody wants to see in this building
or in this Township is a dark building once it's developed and built because it can’t lease
up. So, as it pertains to the pharmacy drive-through, we looked at what some of the
large grocers are doing today. I've never used one, but it's a requirement with just about
every one of them, so we incorporated it into the plan. As Jordan had mentioned in a
prior meeting with the residents, | believe these windows were more the pickup
windows. To Arkan’s point, we developed a retail center with a drive-through that you
can’t see from the road, by design. Recognizing not having the drive-through creates
the neighborhood feel of people walking in and out, but the reality is, as drive-through
tenants will tell you, 60% of their business is conducted through the drive-through. We
believe these windows would be more of a pickup window than a drive-through.
Ironically enough, West Bloomfield had a prohibition on drive-throughs for a long time.
When that ordinance was created, there wasn’t the ability to sit at home and order 15
Whoppers and fries, because you’d have to go pick them up in a drive-through. But,
times change, retailers change and the needs of retailers change. Again, our goal in
partnering up with Arkan and his company is to drive a plan that works, not just for now
but in perpetuity because if this fails from a retail standpoint, the dominoes start falling.
Typically, the large retail tenants have a co-tenancy clause that somebody else has to
be there; if one fails, the other fails, and so forth. I've seen it happen, the domino effect,
SO we want to prevent that.

Many of the site plan matters that you’ve mentioned, regarding dumpster locations and
so forth, we can have those addressed during site plan as well. Excellent points; nobody
wants to hear a garbage truck at 5:00 in the morning picking up a dumpster. We can
strategically place those. | know the Township has some requirements of where they’re
facing and where they can be. We would certainly want to protect that and now is the
time to do it as we get toward site plan. To Mr. Winkler’s point, to get the site
developable ready, meaning if it had no issues inclusive of the wetlands, about $10
million. Not that it matters from a zoning standpoint or a review standpoint, but this site
is going to need some help if it's ever going to be developed from a retail standpoint.

Mr. Jonna — To add on regarding dumpsters; these buildings will have integrally,
combined within the buildings or next to the buildings ... We’re not going to do
dumpsters. We're going to do smaller compactors simply because an 8-yard dumpster
compacted becomes 1%, yard of waste. So, it saves us on pickup. We don't have a truck
there 4 times a week. You have a truck there once every 10 days. When we get a final
plan, we don’t know what our ... This is proposed, but eventually we will bring that into
play as far as what we’re doing for pickup. | would also add that at the northern end,
we’ve got a significant outdoor seating area. | would like to add some more outdoor
seating with greenery like we have to the north and the south of this building, and to the
north and south of the building to the south. It's not shown on there, but we will do a
better job of screening the drive-throughs through the whole project.
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Bearer — That was going to be one of my final questions, as far as outdoor eating space
and greenspace. You have potential for part of the property to be backing up on what
foreseeably will be a beautiful park, and the other half of the property having some type
of view of Union Lake. If we were going on my wish list, | would love to see some use of
those outdoor elements within the restaurant seating area.

Chairperson Parel — Speaking candidly myself, | anticipated coming in here ... | recall
George and | met a couple weeks ago and we had a little disagreement over this. When
Scooter’s Coffee wanted to come onto Union Lake Road, they came in front of us, and |
thought | was the only one that voted against it. | said | just cannot vote to add one more
car to Union Lake Road traffic. What | meant was not to cause any further traffic
concerns, which we know in this community, that’'s why a lot of people are here tonight.
It's why our meetings fill up. It's the #1 concern | hear from residents. George told me
that he also voted no on that, and | could see it because that’s important to me. | know
it's important to the folks up here too, to make sure that we take those traffic concerns
into consideration.

That said, a few things came up this evening. One of them was the traffic evaluation
slide that you had brought up. | did not expect it. You really made me pause when | read
about our current situation, | was not surprised to hear that we got graded an F for the
current situation there as it relates to what you call gridlock. I'm sure that's the term they
use as well. Not surprising. What was surprising to me though was that the traffic
engineers looked at this and their claim is that with the improvements that you
gentlemen are proposing, we can move that from an F to a D. I'll be honest, we got this
late today, the traffic portion of it. | haven’t had a chance to study it. | don't understand it.
I'm not a traffic expert. We're not going to solve that today. But for me, that’s just really
interesting. | honestly came here thinking that | was just going to say no, | can’t
participate in this and you can’t get my vote. But I'd like to understand more about that
and I'm open to it. This is just one person up here, obviously.

Originally, | was just looking at the alternatives, and my thoughts were similar to what
George or Brian mentioned. | always like to look at what the alternatives are. George, |
think you mentioned about 130 homes that by right the developer could put up here. A
small shopping center on Union Lake Road. | look at that and | say, maybe that’s a
better alternative, but you could do that by right. The alternative that you're proposing is
a grocer, car wash, some small retail and a park. There are definitely credible benefits
there too. I'm really on the fence. | know this isn’t a decision meeting. | know I'm not
keying in on everything, but I'm just getting some of my thoughts out here. George also
mentioned that our goal in development, and Dave’s day job, is to help build community
through development. | understand as well, we have Giffels up here educating us about
how drive-throughs do exactly what George was talking about. They don't build
community, you can’t break bread with folks, you can’t sit down and have a meal. But,
as I'm watching this, I'm seeing some other things that you’re proposing that | think
make up for that.

| think you called it a specialty grocer. | think a specialty grocer would be incredible for
this community. I've heard people in the community, my friends and people who know
me have been bugging me since Day 1, ten years ago when | joined this Commission,
to have a conversation about that. When the Farmer Jack’s went vacant down the
street, | can’t tell you how many phone calls | got. Can we bring in Trader Joe’s? To me,
that’'s what you’re proposing here. | think the park makes up for that. | think retailers like
First Watch with an outdoor patio. | think even Starbucks; my daughters love it. Every
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kid likes going to Starbucks, but we really don't have Starbucks in our community
outside of ...

Mr. Jonna — Dunkin Donuts.

Chairperson Parel — | understand, but let me tell you something, teenagers are very
particular. They want to go to Starbucks; they want to get their specialty drink and they
want to sit there and do homework and have a community. We have them in the
Kroger’s, but they really don't have the ability to do that. | say we give them that, we
give them outside seating. I'm all over the place and | apologize for that. | honestly did
not anticipate moving off that needle where | thought | was originally. Maybe I just leave
it with me, | would say that I'd like to learn more about the traffic study, the number of
cars and the impact of cars before | get more into it and make my decision. | am
appreciative of this. Dave, | understand now. You and | have talked about this and this
is a big potential development for the community, and the park aspects are really
interesting. It could be a really good thing for everyone. | know we talked a little bit
about that today and that’s my feeling.

Dave Campbell — I may have a question for the development team. In the context of
drive-throughs, we’re having conversations about drive-throughs, impacts, intensity and
so forth. You mentioned brand names like Chipotle, Starbucks and First Watch. | guess,
Mr. Jonna, in your experience, would those operators have data that shows in this day
and age what percent of their drive-through business is traditional drive-through where
you’re ordering at the menu board and then picking up at the window, versus more of a
pickup operation where you've already ordered on the app and then you're just picking it
up? Do you think they have that data available because | think that might be relevant to
this conversation? Traditional drive-through orders versus app for pickup orders.

Mr. Jonna — | think we could probably get that. | can tell you, at Square Lake and
Woodward, we had a Starbucks without a drive-through and they moved across the
street. In Grand Blanc we had a challenged drive-through and they moved down the
street. The only one that they kept with us is at Long Lake and Telegraph; there's no
drive-through, but there's nowhere else to go there so they’re stuck.

Dave Campbell — I think we believe it. Here, there was a Panera Bread at 14 Mile and
Haggerty that didn’t have a drive-through in Commerce. They moved across the street
on the east side of Haggerty and built a new store in West Bloomfield. We're having the
same thing happening at 14 Mile and Decker. There was a Starbucks without a drive-
through and now they’re building a new one in the City of Walled Lake that will have a
drive-through. So yes, we’re seeing it, where these national retailers will only operate
where they have a drive-through component.

Mr. Jonna — Again, let us go back to the drawing board and show you how we can
screen these drive-throughs to make them look presentable. | go back years asking
Paula, what do we want here? What can we do? Where can | do my next property? All |
heard was, we need another grocery store. I'm a grocer at heart. | grew up in the
grocery business, and a specialty grocery store here, a true grocer would just rock. |
don’t go to Kroger anymore. We had Hiller's. My wife would drive 8 miles away to
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Hiller’'s and shop, but Kroger controlled that space and wouldn'’t lease it. There was
nothing that could be done there.

Mr. Kassab — Mr. Chairman, for the residents here. One important fact, certainly traffic
is the elephant in the room. It’s difficult in that area. The traffic study was conducted by
the Township traffic engineer, not the developer’s traffic engineer. It will be commented
on with our traffic engineer. And, to your point, | don't know how to read them, | just go
to the conclusion and say what do we have to do? But if you’ve ever looked at one of
these, they can put you to sleep pretty fast.

Chairperson Parel — | feel like I'm doing that too. But also, they’re talking about
additional ... | haven’t had a chance to study it. They’re talking about future traffic
volumes, the number of cars and the increase. For me, | need to understand how those
two things fit together. It's obviously going to generate more traffic, but how is it going to
bring more traffic, and at the same time, improve the circulation?

Mr. Kassab — That’s a good point, and certainly when we saw the report, but adding
traffic signalization, which is an expensive venture to take on, timing it, expanding some
of the roads, adding a left turn lane, alignment of some of the driveways, eliminating
future curb cuts, that’s critical. | think Mr. Weber stated, by rights, this thing would
generate more traffic than what we’re proposing, by rights of having residential, and
whatever retail along the front of Union Lake, would generate more traffic, which is
crazy. So, it's clear that for the retailers to be viable here, we've got to address the
traffic. Forget what the Township wants, we’ve got to be sure this is accessible. | live on
the east side. You want traffic, go on M-59, Hall Road. | stay off it because you're taking
your life in your own hands out there. But in this particular area, it has to be done
properly. The Road Commission has to be involved. The signalization has to be
improved, the left lane has to be installed, acceleration lanes, right turn lanes along
Wise Road have to be improved, and the locations of these driveways was not by
chance. It was by careful review of traffic engineers.

Chairperson Parel — That’s another interesting point, and | know you brought it up. What
you’re saying, | think it's important to note that if you developed, as the right you
currently have, and that would be residential with retail on the east end, there would
actually be more road trips by about 100 a day than what you're proposing.

Mr. Kassab — Yes, that’s within the traffic study. New retail adds 800 to 1500 trips per
day, and the proposed prior residential would increase it by roughly 1600, so it's a
wash, but that’s without the additional retail along Union Lake Road.

Chairperson Parel — | don't know if we can dive into those numbers, but it would also be
interesting to know, again, post-COVID era is a little different, but the number of trips
with a typical resident, at least it used to be pre-COVID, the mornings and the evenings.
With a proposal like this, | think it would be spread out from the morning all the way into
the evening with people going to the grocery store, so that’s interesting too which | think
is beneficial to the Township.

Mr. Kassab — We can bring our Traffic Engineer in. He can talk for hours.
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Dave Campbell — Talking about the traffic study, it is worth reminding ourselves it was
done a year ago, and this plan has been refined. The chess pieces have moved around.
So, the traffic study might need to be refined to reflect what the latest proposal is with
the building sizes and moving the car wash to the other end of the site.

Mr. Jonna — If you’re living north and west of this property, you're shopping at Kroger,
you’re driving down Union Lake Road. If you're living to the west, you’re going to come
in from the west and you’re going to go back out to the west, so you’re not travelling on
Union Lake Road. Union Lake Road is a beast, with two lakes between Commerce and
Richardson causing this whole issue. The backup is because of that bottleneck there.

Chairperson Parel — | guess I'm thinking | love the idea of this type of grocer here. |
think my wife would kill me if | voted against it, but where are those folks coming from. |
would like to understand where those folks are coming from. Are they coming from the
east side of West Bloomfield? Are they coming from the north? That’s going to be a lot
of the additional traffic that’'s coming to the site. | don't think people are going out of their
way to go to your car wash, respectfully, | don't think people make a decision that this
one is worth driving an extra five miles. Starbucks, similar thing. | can see First Watch or
something like that. | just feel like we don't have a lot of these great specialty grocers in
our area, and my concern would be where are these folks coming from. And | think it is
important to note that the 5 & Main property also has the potential to put in one of these
specialty grocers. Are these similar uses or tenants, Dave? Do we know?

Dave Campbell — | don't think a specific tenant has been identified at either project, but |
would look to Mr. Jonna who knows more about the grocery business than | do, but |
think there's enough separation between the two that | don't think they would
necessarily compete with one another.

Chairperson Parel — | think you can make the argument that you're absolutely correct.
We have nothing like this now. If they were to put this in here, and it were to happen, to
me it feels like down the street at 5 & Main ... | mean, that may not be a possibility.

Mr. Jonna — You have enough; north, east and west of this site can support two and
three grocery stores. Where is there between here and Milford? Where is there between
here and White Lake? Where is there between here and all of Waterford. There's just
nothing.

Chairperson Parel — And West Bloomfield with Meijer. Anything else from you
gentlemen?

[Inaudible unidentified resident speaking].
Mr. Kassab — All set.
Chairperson Parel — Okay, can we open up to public discussion?

Mr. Jonna — Yes.
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Chairperson Parel — We're going to open up to public discussion. If you gentlemen don’t
mind, maybe you can answer some questions if something comes up, and then you’ll
have the microphone.

Dave Campbell — Typically what works best, Mr. Chair, is if one person talks and
everybody else listens. It can become very disorderly when it turns into a back and forth
and there's different conversations going on at once. So, typically when we hold a
formal public hearing, there is a 2-minute rule, and that’s part of the rule, one person
talks and everybody else listens. So, | think for the sake of making sure that we record
this for the sake of our recording secretary, | recommend you apply that.

Chairperson Parel opened to public discussion.

Chairperson Parel — Okay, thanks for the recommendation and thanks for keeping the
guardrails on me. With that, what we’d like to do is to open the public forum and give
everybody an opportunity to speak on this matter. | would ask, as Dave mentioned, 2
minutes. We will allow everyone to speak. We may not have an opportunity to answer
right away, but we will try to address everything at the end. We have the developers
here. They can also address some things. It's not necessary to repeat anything. We get
it. The last thing | always say is, | just ask that everyone please be respectful to
yourselves, to the developer, to us and to staff. If you'd like to come to this microphone
here behind the developers, we can even start a line just to save some time if there are
a few people that would like to speak. We ask that you please start with your name and
address, and we welcome you up, Sir.

Dave Campbell — Please take advantage of the microphone.

Rick Utterback, 8285 Flagstaff, Commerce Township — | live on the west side of Union
Lake Road. My concern is the car wash. You said you own some car washes?

Mr. Jonna — We own a franchise of car washes.
Rick Utterback — What's the name?
Mr. Jonna — We own Tommy’s Express, it's a bright red building.

Rick Utterback — | know Tommy’s. | used to [inaudible] ... I've been in the car wash
business for many years. Tommy would tell you; | would tell you; you cannot run a car
wash on less than 800 cars a day. Now, you're talking an automatic car wash, with a
conveyor. | built a lot on the west side of the state, where Tommy’s is headquartered out
of, and I'm talking car washes that did 2000 cars a day. Do you know what traffic that is
going to add to our road? My second part of the question, you have Jax Kar Wash down
here. You're not going to compete with that. They have too much money. You have Zax
up on Cooley Lake Road. Having the car wash there is the biggest waste of time.

James Jenkins — | live off Midwood Drive off of Cooley Lake Road, to the west side. |
just want to make this statement. | moved out here 47 years ago and built a house. | just
want to say that you had a bad traffic problem back then. | worked in Farmington and
Livonia. Haggerty Road should have been widened 40 years ago.
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Jim Lacari, 8424 Hummingbird, Commerce Township — I live on Hummingbird, which is
just on the north side of Wise Road. | represent the HOA there. A lot of our residents
were concerned about traffic. We appreciate the fact that the driveways are located
where they are. It gives us easy access. We also appreciate the fact that the park is not
the responsibility of the Township to develop. It's going to be developed, and we just
have to maintain it. We appreciate that. | think the other piece here is, right now the
roads are F status. If we don't do anything next month, next year, they’ll still be F status,
and we’ll have this eyesore on the corner, so | appreciate the fact that they’re going to
develop it. Even though a D is not perfect, a D is better than an F. That certainly
improves the entire corner which raises everybody’s value. So, the roads are what they
are. Let’'s do something about the eyesore that we already have.

Joe Miskell, 8241 Golf Lane, Commerce Township — I live at the front end of Golf Lane.
I'm a 30-year resident. I've seen it change a lot. Some of my neighbors have been here
longer than 30 years. We didn’t have an Aurora and we didn’t have all that traffic from
Aurora. We certainly didn’t have a boat launch. We didn’t have two Urban Air jungle
gym entertainment meccas bringing in traffic from all different cities. And, | have a
guestion for the board right now. How many of you travel on Union Lake Road every
day?

Chairperson Parel — | think the answer is probably all of us.
Joe Miskell — All of you travel on Union Lake Road every day?
Chairperson Parel — | think probably most do.

Joe Miskell — Okay. Well, you don'’t live on Golf Lane Road. I'm here to tell you what it’s
like to live on Golf Lane Road. Myself and my neighbors to the right of me, since we're
in the front part of the entrance, we hear it all, we see it all. We could do the traffic study
because we hear the loud motorcycles, we hear the loud cars, we hear the accidents.
The accidents aren’t pretty. | know it's a 60K per day traffic study. Well guess what the
accident rate is on there? | don't know, but I'm telling you it’s a lot because we have
sirens all day long. Every day there's a siren, there's an emergency vehicle on Union
Lake Road, between Willow and Wise. This is where the accidents are happening. You
think a lot of accidents happen at Union Lake and Commerce, try the accidents that
happen at Willow and Union Lake, and Wise and Union Lake. Serious, serious
accidents. There's no skirting around the issue that if we put businesses right there that
this is going to increase the traffic, no doubt about it. Now we’ve talked about the curb
cut or the road cut, the driveway. If you have Aurora’s driveway and you're going to put
a road adjacent from it, and you’re going to have all this traffic using that road to get in
and out, | don't know how that reduces the traffic study from an F to a D when all you'’re
doing is just adding more traffic and using that little road. The cut in, the road that you're
also going to put on Wise Road, nobody’s going to take that road. Everybody takes
Union Lake Road. The people that travel on Wise Road are the residents that live on
Wise, and maybe a few from Bogie Lake. A majority of the traffic is going to come Union
Lake Road and very few are going to use that cut in off Wise. | don't see how that’'s
going to reduce the traffic. Please consider all of us residents. Maybe some of us are
going to retire there. Maybe some of us just want a better quality of life, but | don't think
this is the answer.
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Jim Zeimet — | live on Golf Lane. Concerning the 50 acres for the park, that’s going to
be donated to the Township, and it will be part of the Township property?

Chairperson Parel — That's my understanding.

Jim Zeimet — Who would be responsible for making the improvements to the park area?
| got sort of that impression that the developer would do some improvements.

Mr. Kassab — As we work with the Township and work with Emily, the Parks & Rec
Director, certainly we’re going to need to make some improvements to the land based
on our development of the storm pond that you see to the west of our development.
Depending on what’s needed, it's going to be predicated based on Emily and the
Township requirements, with walking paths, and certainly the 6 to 8 acres wetland
mitigation that has to take place. The developer will be doing that. Are we going to build
an indoor soccer stadium? No. Walking paths, benches, gazebos will more than likely
be done by the developer through the PUD agreement.

Russ LeFevre, 2032 Kratage Ct, Commerce Township — My question was, who is going
to be responsible for developing the park. Coming here, | wasn'’t in favor of this. But
listening to an F to a D, I'll listen. The park — | love the idea. I'm out in Wise Woods and
Victory Park all the time. If that could be developed, you might get a vote.

Melanie Lacari, 8424 Hummingbird, Commerce Township — Just a couple quick things.
In regards to the park, | understand it's going to be built but does our Township have the
money in its budget to maintain it? Who’s going to keep it up and everything? Another
thing, because it accesses the other parks, we’re already starting to see some deer
coming around now. Is there anything that can be done to stop them from migrating
over to that vicinity? Another consideration is, | believe there's a bus stop on the corner
for Golf Lane, so just to be considered traffic wise. With the addition of the lanes, | don't
know ... everybody who travels Union knows, it’s really hard to merge back in at Dunkin
Donuts over there. The same is going to happen with the other because there's just a lot
of road rage. People don't want to let somebody else in because they’ve got to get to
work.

The other day, | was driving north on Union Lake trying to turn west on Wise, and this
comes to the truck situation too, coming in and out of the new development; there was a
trailer with a pontoon on it and a big truck trying to make a turn southbound onto Union,
and it almost toppled over on me because the lane was not wide enough for him to get
around and | wasn’t far enough back in the lane to allow them. Had | seen him, | would
have stopped back further. That's a concern too. If you’re going to have these big
trucks, there's not enough radius for them to go around. An updated traffic study would
benefit us, as the gentleman over there said this one is a year old. Oh, the car wash. |
guess I'm not really clear on where it is. People often line up for the car wash; will they
be lining up now on Wise Road to try to get into the car wash? | can’t envision that.

Mr. Kassab — Mr. Chair, if | could make some comments and maybe to prevent some
additional concern on the traffic. As one of the prior speakers had mentioned, the
majority of the traffic is off Union Lake Road. Wise Road certainly has traffic, but Union
Lake is the main thoroughfare heading north and south. The left turn lane would be
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added, an additional added lane along Union Lake Road, signalization would be added
right here. Again, this was strategically placed across from this. After an event, a spring
day on a Sunday, and the grocer is hopping, the last thing we want is folks turning left
and turning right out of this and creating an issue. What the prior speaker had
mentioned, again being that we own this corner, any sort of improvements, giving away
some of the right-of-way to the Road Commission for expansion of the right turn lane off
Wise Road, heading southbound on Union Lake Road, adding a left turn lane, adding
signalization. All of those combined would take it from the F to a D. Again, as the traffic
study said, certainly it's a year old, but | don't think it's going to change much personally,
but these are all very critical components. It's not just one item. It's not widening the
road, it's not adding the acceleration lane. It's where the drivers are located. It's not
adding additional future growth. | think as the Supervisor always says, I'm not looking at
traffic today, I'm looking at traffic 25 years from now. For the sins of 25 years, we're
paying the price today. Not having the residential in the back will prevent that from
occurring 25 years from now.

Chairperson Parel — So just real quick, we're talking about expanding another lane, a
left turn lane?

Mr. Kassab — It will terminate on Union Lake Road. When you read the traffic study, it
talks about expanding the left turn lane, heading all the way down, more than likely, to
the entrance of our site.

Chairperson Parel — Okay, because | know right now, it does get pretty backed up, and
not only backed up, but it gets pretty heated around the entrance to Aurora. It’s pretty
chaotic there sometimes, but you're also proposing a signal there as well.

Mr. Kassab — Right, at the entrance. That's a requirement.

Chairperson Parel — | just wanted to further understand that, but it sounds like it’s still
[inaudible]-

Mr. Kassab — Let’s just go back and look at some of the plans. Again, with the
residential plan, it would make sense to access some of these residential developments
off of Golf Lane. I've got to believe we would have a different audience here today if we
were proposing coming in with 127 lots off Golf Lane and off of Wise Road, in addition
to the 125-lot count. With the multi-family, we elected to keep it off of Golf Lane. Taking
a look at a development of this scale, | would certainly see the concern if this area
would be left out of the development and retained by the developer for future use. It is
zoned residential. We're not looking to do any sort of multi-family on it, but is there a
demand for single-family? I can tell you this because this board knows we have projects
in front of you containing single-family at other locations. So, this site is certainly
developable. I think | was reading the minutes and the Supervisor stated, the traffic
concerns today didn’t happen because of the bounce house up the road. It didn’t
happen because of the car wash up the road. It happened because nobody really paid
attention 25 years ago of how to manage the traffic. Preventing the future growth here
of development, adding the parking behind our retail center to accommodate, and future
curb cuts along Wise Road all improve the traffic.
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Kevin Hurley, 8635 Golf Lane, Commerce Township — I've been a resident of
Commerce Township for almost 40 years, and all of it on Golf Lane Drive. I've been an
attendee to a number of these types of meetings where various proposals were
presented. The vast majority of them have been residential. This is the first one that has
a real serious commercial component, with the vast majority of it ending up as a park.
This is not really going to affect me because I'm at the extreme west end of the street.
I'm more concerned about my neighbors who are going to have to look at this. My big
concern is their properties are not impacted because of some visual aspect or noise
aspect that they’re going to have to deal with. The second concern that | have is that the
park truly remains a park, so that the board and the Township understands, this is a
nice property but we're not going to do anything other than a park. We're not going to
put up some type of building and some of those other things. That is a huge concern for
me. | moved to this community for one reason, it is a very natural, ruralist type
community and that’s the way | would like it to stay. Thank you for your time.

Jane Dietrich, 8259 Golf Lane, Commerce Township — I'm one of the first four houses
on Golf Lane. We are construction weary. | do come from real estate development, so |
understand your side of the table. I’'ve gone before zoning boards and things, only if |
truly believed in it. | think this one is workable. In 1995ish, we endured having the
dewatering sanitary sewer, whatever that thing is, and It's a Matter of Taste being built
all at the same time. During the dewatering, they wanted to also put in 20 some houses
which is at the west end of Golf Lane. We also had to endure the sanitary sewer line
going down, the water line going down, and | had the pleasure of losing water and
losing my well for four months because they put the sewer line on top of my stream and
my gate. On top of that, we were told, we had tapped in 30 some times for the sanitary
sewer line, so we had to pay for the repaving of the road. Okay, fine, whatever. It was
not pretty and trust me, | stood on the chair and Paula can attest.

In around 2013 or so, we were told that Dr. Atchi and the property behind us was going
to make it senior housing. Isn’t this wonderful, a PUD, he wanted to give that to the
community. But we don’t have a PUD and we didn’t get it at the time, or something
similar, so we made it multi-family. | kept saying, don’t do it because somebody is going
to come in. Everybody wants multi-family, especially developers, they can make a lot of
money. Oh, we’ll make it multi-family. Sure enough, Dr. Atchi passes away, the property
gets sold and | come home, | kid you not, | have pictures of three bulldozers clearing the
property behind me putting in 99 apartments. Yay, that’s us.

So, now you want to put this in across the street from us. | respect that. | come from
development. I'm not in development anymore. The auto industry and everything
dropped that. We would like a 12-foot berm with evergreens on top of it, and a wall, and
anything else you can put up to keep the noise from hitting us. We’ve already been
through enough on this part, just these first 10 houses here. So, if you could just, please
hear us. I'll be back at the public hearing, but if you could just listen to us and do
whatever you can to spare us more construction nonsense.

Chairperson Parel — Thank you, and I'm sorry we’re running into 3 minutes.
Jane Dietrich — The other thing is, I've been here since Union Lake Elementary was

here. | went to kindergarten there. That kind of dates me a bit. This used to be golf
Union Lake. It would be nice if we could still see it. We can’t hear it anymore, but it
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would be nice if we could see it. So, if there is any way you can have this available so
we can have some benches, so we can enjoy it, that would be great.

Mark Nickin, 8227 Golf Lane, Commerce Township — I've lived in the first house on Golf
Lane Drive for the past 39 years. Great community. Let me just say one thing. I'm glad
that your Master Plan is for residential. That is exactly what that piece should be. If they
want to build a nice grocery as you guys, have it, there's a nice 15%-acre parcel right
next to the Jax Kar Wash where you could build a nice grocery store. I'm sure you could
put that right there, not worry about the traffic and maybe worry about the traffic on
Richardson and Haggerty Road. That’s what you should be doing, not rezoning land
that’s not master planned to the benefit of Mr. Jonna, who happens to be a fantastic
developer and a good man. He has done lots of good things. This is not the time and
place, especially for the people who built those 20 homes, when they built those 20
homes, | can’t imagine living and looking at the parking lot that’s going to be the asphalt
jungle you’re going to create.

Jennifer Lyons — My mom actually lives on Golf Lane Drive. Moreso a comment to the
Township to reiterate what both George and Dave were saying, and also the other
gentleman. | think the park is a great idea. Again, you don’t see that nowadays. It's
pretty much that people are so quick to put in a development which | think would have
added to the traffic in addition to the retail as well. It's their property, they’re able to do
what they want, so | think the fact that they’re trying to compromise and do something
for the neighborhood is a great thing. | do want to reiterate because the Township is
saying with the traffic, how David did mention about possibly having that zoned for
active sports, since the other parks are not available. You would just be, again, adding
to the traffic by having additional sporting soccer fields, baseball fields, so the whole biz
that they’re going to put in all this time and money to make it a passive park, that it does
stay a passive park. Thank you.

Andy Gignac, Hummingbird Lane, Commerce Township — I'm getting to know a couple
neighbors here that I don't know, which is kind of cool. Just one, | appreciate the
opportunity to be able to listen in and be made aware of the plans. Obviously, it's very
much the draft phase of things. I think the park option, | would reiterate what the woman
right before me just said; | think we’ve heard kind of a mix of whether it's going to be
passive recreation, or because it’s not land that was purchased from the State, it’s
unrestricted how it could be used as a park. | think we need to be very cautious, and
maybe have a little bit better messaging that’s consistent, because | heard both of those
terms thrown out, being passive, or opportunities to build soccer fields and baseball
fields.

| think one thing, just from experience I've had working in schools in the neighboring
community developing new driveways and whatnot, | did hear a comment, and this
would be a traffic engineer question probably, but where that north driveway is, going
out onto Wise Road, it is going into the Kingfisher Court neighbor’s backyard. | think it
is, if you pull up where that driveway would be, it would be pointing right at the back of
houses. So, | don't know if there is a way to angle or shift it so it isn’t. We ran into that at
the school | worked at where they were building a driveway. They ended up late in the
project having to shift the driveway because they realized the headlights coming out of
that driveway are shining in the back windows of the houses right there. So, it’s
something to take into consideration, which the Golf Lane neighbors to the south, | feel
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it, and | hear the berm and | see the importance in that, protecting their privacy on that
road. | think it's something to consider for the north side as well. Just capitalizing on the
opportunity to make that Wise Road and Union Lake ... As a parent to two teenagers,
well, one’s 20 now, we’ve somehow managed to make it through Wise Road and Union
Lake without any accidents with our teenage kids, but it is a very dangerous
intersection, so being able to possibly truly study, how do we create the proper turn
radius that we need there for the vehicle size that’'s coming through and capitalize on
that opportunity. Thanks again for the opportunity as well.

Karen Svalya, 8323 Golf Lane, Commerce Township — I'm one of the residents who live
in the first few houses off of Union Lake. | moved from the UP to here to see the view of
the golf course, and a meadow, and birds, and willows, and trees. I'm a nature lover and
| love my view. I've been here for 8 years and I'm just kind of so sad to see that | have
to look into a parking lot, and | would request, for the noise factor, even as it is with the
big willows and the trees, | hear the traffic constantly. | can’t get out of the subdivision. |
have to make a right turn, and then a left, and then a right turn to get out because | can
never get out. | don't know how | will get out this way, even with a light, because | don't
know how it will be. It's terrible and people use that left lane as a thoroughfare, and
there's accident after accident. They won'’t even let me turn left into my street because
they’re just using it as a straight way to make their turn to Willow. It's horrible. Anyway, |
also hear the noise from Aurora and parties on the lake, and they go on for weddings
and receptions. Without the tree barrier, it's going to be even worse, and | don't want to
see lights. | just hope that the greenbelt is really truly green, and they put mature trees
and | can’t see anything. Thank you.

Jason Hutchinson, 8681 Golf Lane Drive, Commerce Township — I've lived on Golf Lane
for about 5 years now. I'm all the way at the far end, second house from the dead end.
So, a lot of the development will not affect me. | did buy my house because it's across
the street from a golf course. Having a park would, in my idea, be a good tradeoff. | am
also one that is in favor of a high-end grocery store. I'm travelling to 14 and Orchard
Lake, or to Livonia or somewhere else to get the things | want. And if we could get a
Starbucks, again, | would be overjoyed, but | don't want to stand in the way of progress
just for the sake of standing in the way of progress. | think this is a thoughtful plan of the
residents, and | like the direction that it’s in.

Tom Rossbach, 8307 Golf Lane Drive, Commerce Township — | worked at Hiller's
Market for 46 years. They didn’t make it. We had one on the corner there. | do believe
that’s a loading dock facing my house. | used to go in at 6:00 in the morning, and the
trucks were fighting to get in, and all the trucks now have beepers on them so they don’t
run over anybody. We need noise abatement, bad. Would the board allow me to put a
garage in my front yard? | know it's against all the rules, but | would appreciate a garage
right in my front yard and not seeing all of this. Thank you.

[Maury Dade] 1846 Alsup Ave, Commerce Township — We're up Canal Road on the
south shore of Long Lake. We’re not here all the time. We know a little bit about traffic. |
work out on Long Island; built the world’s longest parking lot. We've got some traffic
here that rivals Manhattan at my daughter’s place. We love this place. We’re on the side
of the wildlife. We want the wildlife to be sustained. We'd like this place to look classy.
That old Sally’s Barn, that was nice, and there are memories there, and memories going
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back to the Little Brown Jug. We bought the place in 1968, and so we've been here a
long time. | always say, born and raised in south Detroit, and went to Dearborn High,
and came out here. Anyhow, we love the plans and whatever business you come up
with, a nice grocery store. If you’ve been to Matti’s in Milford, or Zerbos or something
like that, fine. Kroger needs some competition. I'm tired of standing at Kroger in the
checkout line having to do it yourself. Good stuff otherwise, prices are right. And so,
essentially, I'd just like to say, it's a river here that runs through it, and this river is
important. We’d like to keep the views of the river. We like the idea of the park.
Something classy is going to do it. There was a car wash right there at the end of Willow
Road by the gas station and it failed. | don't know why. | used to go there now and then.
The noise is something we're all used to, but to make the traffic easier, we have a
conundrum here and it's never going to change. It has been 58 years or so. You have 4
lanes down there; they went into the two lanes by Bay Pointe. People were getting mad
at each other for turning left. And up here, somehow, we’ve got three lanes going up
into Union Lake. We've got that one in the middle. And the people of Golfside have
problems similar to the ones at Golf Lane, but maybe not quite as bad. So, keep up the
good work with the beautiful trees, birds and lakes and everything we have here. Come
up with a classy business, and I'm all for progress. Hopefully it's something we all want.

Weber — If | could address one thing. There have been several comments on the park.
Legally, I don't know what the process will be, whether it will be through a deed
restriction, or whether it will be something else, but | think the intent of the developer,
and the intent of what we’re hearing is that it is a protected park land. Whatever that use
is, Mr. Kassab has referenced Emily England. Emily is the Director of Parks &
Recreation, and Senior Services, so she basically lives at the Richardson Senior
Center. This will be a topic for the Parks board to really identify what the use of this land
should be and how it best fits with the character of the Township. This is new. | don't
think she has had a whole lot of time to wrap her head around it, nor has our Parks
board. | would encourage you to keep an eye out on the Parks board minutes, if this
does get approved in the future, and attend the Parks board meeting. That's where all of
our parks are designed and protected, and we take the community input on what they
need. There's no desire to throw ball fields and soccer fields, or splash pads, or
anything like that. But should it just be a walking path? Should it be a disc golf course?
Should it be more of just a natural wetland. | think that’s to be determined, but | think the
key is, their job is to protect it to make sure it stays within the character of the Township.

Chairperson Parel — Thank you, George. That’s a good point. With that, we will give one
last opportunity for anybody to come up and speak.

Macy Bell, 8374 Golf Lane Drive, Commerce Township — I'm the second house on Golf
Lane Drive that backs up to the old golf course. | was at the first meeting and there
wasn’t a rendering of where the loading docks or the grocery store would be. And so,
even with the residents that are at the very beginning of the street, even though I'm not
the first house next to the berm, I'm the second, and still the noise is going to be a factor
with the trucks, how loud they are when opening and closing things, unloading, talking,
communicating. A berm is only going to do so much. So, | guess | would like to have the
developers maybe think about if there's any other way to configure that building. | mean
| know you don't want a loading dock facing Union Lake Road, | get that. But the houses
on Wise Road on the back, they’re much further away, so that building could be turned
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and that loading dock is either facing the park or facing Wise Road, | don't know if that
would maybe be any better since we’re the closest to that building, our street and the
houses around us. Even if it’s just configured, if you bring the grocery store out closer to
Union Lake, but figure out a different configuration for the other buildings.

And then someone had mentioned enjoying the view. That grocery store is covering the
majority of the view of the park from the parking lot. So, if things could be reconfigured,
you could put one of those smaller retail buildings in the back with outdoor seating or
second story seating to actually enjoy the park view more, depending on how things are
to enjoy the view of Union Lake from that top corner. It doesn’t seem like a bad idea, but
| think really thinking about the noise from dumpsters or compactors, the noise from a
loading dock. Can it be placed in a different area where it's not going to be backed up to
houses? Maybe backing up to Wise Road and the car wash, maybe they could make it
pretty like how they’ve been describing different things so that it's not just right literally
next to backyards and front yards.

My only other thing, there is a bus stop at the beginning of Golf Lane Drive. There's that
cut in and the bus comes in out of the driving lane to cut in to allow kids time to load and
unload from the bus. So, that would need to be taken into consideration when they’re
cutting the different lanes that there should still be a safe spot for a bus, because our
street isn’t going away and the kids aren’t going away, so that bus still needs an area to
stop to safely load and unload kids. Thank you.

Chairperson Parel — Great discussion. Thank you so much.
Chairperson Parel closed the public discussion.

Chairperson Parel — | can’t anticipate we have any further questions up here. Anything
else we can answer for you, gentlemen?

Mr. Jonna — Mr. Chair, if | may. At the southern end when you see the area that is
supposed to be screening, | don't have the dimension counted right now, but if I'm
measuring parking spaces, it looks like maybe 40 to 50 feet that runs along the
residence. That area is to be a berm, exactly how high | don't know yet, but you wouldn’t
see the asphalt. The berm and then a lot of transplanted trees there will screen it even
more.

Weber — Is there an opportunity just to have the loading dock on the north side? Is that
feasible?

Mr. Jonna — We looked at that, and we’ve had that plan. The appearance ... we can
look at flipping it, but you’re going to see a truck dock from Wise Road and sightly, |
don't know if you want that.

Weber — Maybe whoever the architect is who is doing it, maybe just show us. Once
again, another bite at the apple on this, kind of show us alternatives.

Mr. Jonna — We looked at it, the accessibility. Here, it's out of sight. We need to look at
the berm and greenery, and maybe do an elevation at grade to see what we see. If the
grade is above the top of the truck, you're not going to see it. | agree, that's why I'm
saying, | don't know how high it is.



Page 28 of 29 Monday, July 13, 2026
*Special* Planning Commission Meeting Draft Minutes

Mr. Kassab — | think a cross section is what you're referring to on Golf Lane. Once we
dive into the details ... | think at this point, we just want to circle on the use of right.

[Unidentified speaker] You’re donating 60 acres to the Township. That’s a lot.

Mr. Kassab — | think the key at this meeting is to circle on the uses. There are going to
be a number of site plan matters that have to be discussed and details flowing.
However, the compactors, one way to filter the sound is through fountains, which we will
put in the ponds we create and they’ll run 24/7. Certainly, that noise will help to reduce
the noise of horns and whatever the noise might be. The cross section, and we’ve done
this in a number of developments, showing what it’s going to look like at Golf Lane and
what it's going to look like from the homes on the south side of Golf Lane with that
elevation that we have to the north.

And lights; lights are a big factor. Unfortunately, dark sky doesn’t exist in Commerce
Township. However, with a good photometric plan, we can eliminate any sort of lights
that shine onto the neighbors. All that would be incorporated within the PUD agreement.
Again, | think the key today is, does the Township want this. | think Mr. Weber’s
comments would be driven by the user. The user might say, I've got to have my truck
wells here. I've got to have my entrance here. I've got to have the back of the store
facing this way and the front facing that way. | emphasize, and we’ve seen them, we’ve
been all around during the bad times, and we do not want a dark store here. That’s the
last thing anybody wants. This golf course didn’t shut down. It filed bankruptcy. It's
public information. So, it’s critical to keep in mind that whatever use we come up with is
a viable use that’s going to continue for decades to come. The park is going to be
dedicated, wetlands are going to be created, more conservation easement to EGLE,
and those wetlands will probably never be moved in anybody’s lifetime, ever again once
they’re created. So, many safeguards will be put in place. The key today is
understanding the uses and how we fit those uses into a plan.

Chairperson Parel — With that, it sounds like we gave you everything you needed this
evening. Anything else we can answer for you?

Mr. Kassab — Great input. We’re going to take it back to the drawing board and come
back to the Township at the right time.

Mr. Jonna — Thank you.
Loskill = Thank you.

Chairperson Parel — Thank you everyone for coming out. We’re going to finish up in
few. We will not be insulted if you'd like to take off before we move on.

J: OTHER MATTERS TO COME BEFORE THE COMMISSION:
None.




Page 29 of 29 Monday, July 13, 2026
*Special* Planning Commission Meeting Draft Minutes

K: PLANNING DIRECTOR’S REPORT
NEXT REGULAR MEETING DATE: MONDAY, AUGUST 10, 2026, AT 7:00PM.
Dave Campbell shared the following with the Planning Commission.

e Just a couple quick updates, recognizing that we were just here a week ago.

e A couple meetings back, you heard from a property owner regarding a property
on Glengary. She was the neighboring property owner, or more specifically, her
late father was. The property she was concerned with next door came to this
Planning Commission around 2023 seeking retroactive approval of an oversized
pole barn. One of the conditions the Planning Commission imposed in Spring of
2023 was that in order for the property owner to keep that pole barn, all of the
equipment on the property and all the construction material, debris and junk and
everything else had to be moved inside the pole barn. They had a deadline to do
it. After further research, we determined he did meet that deadline but then the
property owner got ill and he kind of got lax with keeping his stuff inside. He has
since cleaned everything up. Our code enforcement officer was out there today
to confirm that everything has been put back in the pole barn. So, I just wanted to
close the loop on that conversation. | know when she spoke during our public
hearing, you asked me to get back to you. That situation has been resolved.

e We do have our next meeting coming up on August 10™. | can go through what
we anticipate at that meeting, but | think | tried to do so already at our meeting
last week. So, unless anybody has any specific questions for me, that’s all |
have.

L: ADJOURNMENT
MOTION by Loskill, supported by Bearer, to adjourn the meeting at 7:38pm.
MOTION CARRIED UNANIMOUSLY

Joe Loskill, Secretary
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To: Commerce Township Planning Commission

From: Commerce Township Planning Department
David Campbell, AICP - Planning Director
Paula Lankford — Senior Planner
Bethany Miller — Associate Planner

Date: August 6, 2026

RE: PCZ#26-01 — Commerce Lake Market
Conditional Rezoning Petition of two properties at
1740 Glengary Road & 2750 Benstein Road.
Proposed to be conditionally rezoned from B-2 (Community Business) and
R-1D (One Family Neighborhood Residential) to B-3 (General Business)

Project Information

Site: Commerce Lake Market
1740 Glengary Road & 2750 Benstein Road
Commerce Twp, Ml 48390
PIN’s: 17-21-276-064 & 17-21-276-063

Applicant/Property Owner: Mr. Saad Bakko
1740 Glengary Road
Commerce Twp, Ml 48390

Project Engineer GAV Associates, Inc.
Ghassan Abdelnour — CEO
24001 Orchard Lake Road, Suite 180A
Farmington, Ml 48336

Overview

Commerce Lake Market owner/operator Saad “Steve” Bakko proposes to
redevelop/rebuild/expand his existing convenience store at 1740 Glengary Road. Mr. Bakko
proposes to demolish the existing retail building at 1740 Glengary Road and the existing home at
2750 Benstein Road (which he owns), combine the two properties, and build a new larger
convenience store that will include 6,857 square feet of retail space along with four fuel pumps
(8 nozzles) under a canopy. The easterly of the two existing driveways along Glengary Road
would remain, the westerly Benstein driveway would be eliminated, and a new driveway would
be created along the east side of Benstein Road (effectively replacing the existing home’s
residential driveway).

The property of the existing Commerce Lake Market at 1740 Glengary is currently zoned B-2
(Community Business) and the property of the existing home at 2750 Benstein is currently zoned



PCZ26-01 Commerce Lake Market - Conditional Rezoning
1740 Glengary & 2750 Benstein Page 2

R-1D (One Family Neighborhood Residential). Because Mr. Bakko proposes to add fuel sales, and
because retail sales and dispensing of automotive fuels (gas station) is permitted only as a special
land use in the B-3 (General Business) zoning district, Mr. Bakko proposes to combine and
conditionally rezone both properties to B-3.

The applicant appeared before the Planning Commission for an optional conceptual review on
two occasions, the first being on October 7, 2024 for comments to demolish a portion of his
existing building and construct an addition onto the north side of the building and secondly on
March 3, 2025 for a total demolition of the retail building to construct a new larger building with
four fuel pumps (8 nozzles) under a canopy. The PC’s comments were mostly favorable to the
redevelopment of that site but focused on the impacts to both Glengary and Benstein Roads and
to the neighboring residential uses with respect to traffic, noise, lights, etc.

The applicant has opted to apply for approval of his proposed project under the Township’s
conditional rezoning procedures contained within Article 36 of the Zoning Ordinance. A
conditional rezoning allows the petitioner to seek the zoning they require for the uses they
propose, with a contractual commitment (a conditional rezoning agreement) that the proposed
zoning is bound to a site plan (a conditional rezoning plan). The site could not be used for any
other land use not expressly permitted in the agreement unless that agreement was amended.
If the site is not developed consistent with the agreement or the corresponding plan, the
properties would revert to their original zoning designations. The alternative would be a request
to rezone to B-3 without any conditions, which would mean that any use allowed in B-3 would
be allowed on the site so long as the use can meet all the Township’s standards for setbacks,
parking, landscaping, etc.

Mr. Bakko and his team have drafted a conditional rezoning petition that was received by the
Planning Department on February 11, 2026. That petition includes a narrative which states the
conditions the petitioner is prepared to offer. The Township Attorney created a draft conditional
rezoning agreement (CRA), 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.

Mr. Bakko’s architect Ghassan Abdelnour of GAV Associates created exhibits to the CRA, including
a conditional rezoning plan, building elevations & renderings, and a floor plan. If the CRA and its
exhibits are approved by the Planning Commission and the Township Board, Mr. Bakko would be
committed to a final site plan and building elevations very consistent with those included as
exhibits to the CRA.



PCZ26-01 Commerce Lake Market - Conditional Rezoning
1740 Glengary & 2750 Benstein

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 are described as follows:

Page 3

Area Existing Land Zoning Future Land Use
Use

Subject Parcel 1 Retail Building || B-2 (Community Business) Neighborhood

Commercial

(1740 Glengary)

Subject Parcel 2 Single family R-1D (One Family Residential) Neighborhood
home Commercial

(2750 Benstein Rd)

North Single family R-1D (One Family Residential) Neighborhood
home Residential

(2762 Benstein)

South of 2750 Masonry B-3 (General Business) Neighborhood

Benstein contractor Commercial

(2718 Benstein)

South of 1740 Dairy Twist & C-1 Local Business, according to Neighborhood

Glengary Shear Serenity || the Wolverine Lake Zoning Map Commercial,
Salon according to the
Village of Wolverine Wolverine Lake
Lake Master Plan Map
East (1720 Glengary || Aurora Pro Both are R-1D (One Family Neighborhood
& 2753 Woodbury) Painting & Residential) Commercial & Single
Single family Family Residential
home
West (2711 & 2735 Retail Building || B-2 (Commercial Business) & O Both Neighborhood
Benstein) & Dentist (Office) Commercial

The Planning Commission should consider whether a conditional rezoning to allow a use (fuel
pumps) that is typically only allowed as a special land use in B-3 is consistent with the objectives
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of the Neighborhood Commercial designation of the Township’s Master Plan. The
new/expanded retail store proposed does appear to be consistent with the Township’s Master
Plan which designates both properties as “Neighborhood Commercial” on the Future Land Use
Map, a Master Plan designation most consistent with B-1 (Local Business) or potentially B-2
(Community Business). However, neither “Neighborhood Commercial” nor “Community
Commercial” would include having fuel pumps (a use compatible with a designation of General
Commercial and B-3 zoning). Mr. Bakko might contend the limited number of fuel pumps
proposed are intended to serve a local customer base, as opposed to a more regional customer
base served by a larger facility the likes of Costco, Kroger, Speedway, etc. The challenge for both
the Planning Commission and the Township Board will be to determine whether the proposed
improvements outweigh the impacts of allowing an auto-oriented special land use at this
location.

It is worth noting that should this conditional rezoning be approved and the applicant moves
forward with a site plan and special land use application, the standards of Section 34.08 for a
proposed special land use must be met. The three most notable criteria are the requirement
to demonstrate a “documented and immediate need”, minimizing traffic impacts, and
compatibility with adjacent uses. To address the criteria of demonstrating a documented and
immediate need, Mr. Bakko contracted with a consultant (Kalibrate) to develop a site analysis of
the proposed fuel sales (discussed further below). Mr. Bakko has also presented to the Planning
Commission a petition with what looks to be around 500 signatures supporting his proposal,
which could be considered a fair indicator of the immediate need amongst his existing
customers. Traffic impacts and compatibility with adjacent uses, including a traffic impact study
by the Township’s Traffic Engineer (Fleis & Vandenbrink) are discussed further into this report.
While action on the special land use by the Planning Commission would not occur until after
the Township Board has approved the conditional rezoning, it would be only fair for the
Planning Commission to consider the special land use as part of their consideration of the
conditional rezoning. The Planning Department hopes the Planning Commission would agree it
would be a disappointment for the conditional rezoning to be approved, only for the special land
use to fail.

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 August 10, 2026.
A public hearing notice was published in the Oakland Press on July 24, 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 both the Glengary and Benstein Road frontages at
1740 Glengary and 2750 Benstein. Because one of the properties proposed to be rezoned front
upon the municipal boundary between Commerce Township and the Village of Wolverine Lake,
the Michigan Zoning Enabling Act requires the proposed rezoning to go before Oakland County’s
Coordinating Zoning Committee for their recommendations after a formal recommendation from
the Commerce Township Planning Commission. The Oakland County CZC has tentatively
scheduled a meeting for September 2, 2026 on the assumption that the Township’s Planning
Commission would make a formal recommendation on the rezoning during their meeting on
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August 10. If the Planning Commission and the CZC both provide their respective
recommendations, the Commerce Lake Market conditional rezoning could potentially proceed
to the Township Board during their meeting scheduled for September 8, 2026. Consistent with
Sec. 36.06 of the Zoning Ordinance, Mr. Bakko and his team engaged in the “Optional Preliminary
Review” for the project during the Planning Commission’s meeting on May 4, 2026. An excerpt
from that meeting’s minutes is attached to this report.

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, as follows:

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 Tuesday, April 28, 2026

e Optional preliminary review — Following the preliminary conference, the petitioner has
the option to present the petition to the Planning Commission for informal/nonbinding
discussion. The optional preliminary review was held during the Planning Commission’s
meeting on May 4, 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 then forwards the petition to the Township Board with a
recommendation to approve or deny. The formal Planning Commission review is
scheduled for August 10.

e Oakland County Coordinating Zoning Committee (CZC) — The application for the rezoning
is required to go before the County’s Coordinating Zoning Committee since 1740 Glengary
fronts on the north side of Glengary Road which is the municipal boundary between
Commerce Township and the Village of Wolverine Lake. Any time a rezoning is proposed
adjacent to a municipal border, the State’s Zoning Enabling Act requires consideration by
the County to ensure one municipality is not proposing a rezoning disparate to the zoning
& land use of the adjacent municipality. If the Township’s Planning Commission opts to
make a formal recommendation on Commerce Lake Market’s conditional rezoning during
their meeting on August 10, the petition will be forwarded to Scott Kree in the Planning
Division of the County’s Department of Economic Development. Mr. Kree has tentatively
scheduled the conditional rezoning petition for the CZC’s agenda for September 2, 2026.

e Township Board review — The recommendation of the Township’s Planning Commission,
that of the Coordinating Zoning Committee, and the conditional rezoning petition are
forwarded to the Commerce Township Board for consideration of final approval. The date
of this meeting is still to be determined, but could come as soon as the Board’s September
8 meeting if the Planning Commission makes a formal recommendation on August 10 and
if the CZC makes their recommendation on September 2.

As discussed above, if the conditional rezoning is approved by the Planning Commission and
Township Board, the project would have to come back before the Planning Commission at least
one more time for approval of its site plan and special land use. Again, it is only fair for the
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Planning Commission to think ahead to their consideration of the special land use during their
consideration of the conditional rezoning.

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).

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
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
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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 Planning Commission is encouraged to consider each of the above criteria when crafting any
formal motion.

Conditional Rezoning Agreement

Two critical components of any conditional rezoning application are the conditional rezoning
agreement (CRA) and the conditional rezoning plan (CRP). The CRA sets forth the terms and
voluntary conditions of the conditional rezoning as offered by the applicant and accepted by the
Township. As discussed above, a CRA is not required until after the Planning Commission has
held the public hearing and made their recommendation, but before the conditional rezoning
request goes before the Township Board. In the case of the proposal to redevelop the
Commerce Lake Market site, it was agreed by both parties that it would be advantageous to
have a preliminary draft of the CRA for the Planning Commission’s consideration. The Township
Attorney has prepared a preliminary draft of a conditional rezoning agreement, based on his
understanding of the discussion held with the applicant during the Preliminary Conference on
April 28. The applicant has reviewed the CRA and is ready to move forward. The list of conditions
included in the draft CRA include:

e Limiting the development to the requirements of the Conditional Rezoning Plan

e Limiting the hours of operation to Monday-Friday 6:00 a.m. to 11:00 p.m., Saturday 7:00
a.m. to 11:00 p.m. and Sunday 8:00 a.m. to 10:00 p.m.

e The site to be developed without the need of any variances from the Zoning Board of
Appeals

e Compliance with all applicable Township ordinances

e Elimination of the existing westernmost driveway on the north side of Glengary Road

e Fuel pumps screens may be static or video, however there shall be no audio of any kind
associated with the fuel pumps except communication with the store attendant

e Exterior seating on the property including table and benches for customers and
residents from the neighborhood to have space for sitting and eating

e Enhanced landscaping along Benstein and Glengary Roads

e Recessed and direct downward fuel canopy lighting

e Neutral canopy colors and without any advertising on the canopy

The Planning Commission should discuss these conditions, and any other conditions they feel
would be appropriate for the applicant to volunteer during the formal Planning Commission
review. While the Planning Commission cannot demand conditions, they can certainly offer
suggestions that the applicant could choose to voluntarily offer.

Conditional Rezoning Plan
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The conditional rezoning plan (CRP) is a preliminary site plan that includes enough detail to
establish the general layout of the proposed development. This can include building locations
and sizes, driveway locations, parking and circulation, stormwater systems, and building
elevations. 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.

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. However,
with all that being said, below are some significant details of the proposed development to
review.

Access and circulation — Access would be provided by retaining the existing easternmost
driveway along the north side of Glengary (the westernmost driveway along Glengary will be
eliminated to maximize separation from the intersection of Glengary and Benstein), as well as a
new driveway along the east side of Benstein Road that would effectively replace the driveway
of the existing house.

Traffic Impacts — In an effort to address the rezoning criteria of Sec. 3.03.D.3.e (“capability of
the road system to safely and efficiently accommodate the expected traffic generated”) as well
as thinking ahead to special land use criteria 34.08.6 (“Traffic Impacts”), Mr. Bakko agreed to
have the Township’s Traffic Engineer (Fleis & Vandenbrink) prepare a traffic impact study for the
proposed redevelopment of the Commerce Lake Market. The study evaluated operations and
levels of service at the project’s two proposed driveways (north side of Glengary and east side
of Benstein), the existing signalized intersection of Benstein & Glengary, and the existing
driveway of Dairy Twist on the south side of Glengary Road (within the Village of Wolverine
Lake). Dairy Twist’s driveway was evaluated because, while completely out of Mr. Bakko’s
control, the summer evening ice cream rush is legendary.

The traffic impact study (TIS) is attached to this report for the Planning Commission’s
consideration. It finds that the expansion of Commerce Lake Market’s existing store and the
addition of four double-loaded fuel pumps (8 nozzles) will add 102 new trips during the weekday
peak hour. Of those, 56% would be “pass by” trips consisting of vehicles already travelling
Benstein and/or Glengary that would stop into Commerce Lake Market on their way elsewhere.
As such, the Commerce Lake Market’s expansion/addition is anticipated to generate 46 new
trips during the weekday PM peak hour. Based on the pattern of existing traffic volumes along
Benstein and Glengary Roads, the TIS’s trip distribution model anticipates a fairly even
distribution of traffic coming & going via the Glengary Road and Benstein Road driveways.

In order to mitigate the impacts of the traffic to be generated by the proposed expansion of
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Commerce Lake Market, as well as to provide safe & efficient access to & from Commerce Lake
Market’s proposed driveways, the traffic impact study makes the following recommendations:
e Extend the existing center left turn lane along Benstein Road north of Glengary to provide
an additional 60 feet of storage of southbound vehicles making an inbound left into
Commerce Lake Market’s proposed driveway on the east side of Benstein Road
e Extend the existing center left turn lane along Glengary Road east of Benstein Road to
provide an additional 170 feet of storage of eastbound vehicles making an inbound left
into Commerce Lake Market’s existing easternmost driveway on the north side of
Glengary Road (the existing westernmost driveway would be eliminated in an effort to
maximize separation from the Glengary & Benstein intersection)
e Provide a right-turn deceleration taper at the proposed Benstein Road driveway

With specific road improvements recommended, the overall level of service (LOS) of the existing
signalized intersection of Benstein and Glengary Road would remain the same , with a slight (1.1
second) overall increase in delay during the weekday evening peak hour. The movement most
effected would be the northbound through/right along Benstein, with an increase in delay of 2.4
seconds during the evening peak hour.

It is notable that while Benstein Road is under the jurisdiction of the Road Commission for
Oakland County (RCOC), Glengary Road is under the jurisdiction of the Village of Wolverine Lake.
Village Administrator/Clerk Dave Gillam and Village Engineer Mike Powell have both been
provided with the TIS, and have met with Mr. Bakko on June 18 to discuss the recommended
improvements to Glengary Road. While the recommended improvements are certainly not
insignificant from a cost standpoint for Mr. Bakko, they would likely be a relatively simple mill &
overlay with new pavement striping. In other words, it does not appear the recommended
improvements to either Benstein or Glengary would necessitate a major road reconstruction.

If the Planning Commission and the Township Board opt to approve the conditional rezoning
for Commerce Lake Market, they should do so on the condition that the road improvements
recommended by the trafficimpact study be completed at the developer’s expense. This could
also be a condition of special land use and site plan approval if & when the project advances to
that stage.

Building Design — The applicant has submitted some conceptual building elevations with the
conditional rezoning application. Those elevations will be reviewed in detail if and when the
proposal advances to submittal of a site plan and special land use. As currently shown at a
conceptual level, the building is proposed to include a majority of brick with metal panel accents
along the roof line and front entrance with some limestone bands running through the brick on
all four elevations. The two prominent sides facing Glengary and Benstein will also have glass
windows and accent lighting. The building’s primary front entrance is angled with glass windows
and a metal peak corner cap. The elevations include a two-foot parapet wall extending above
the roofline, which would ideally shield any rooftop mechanical equipment from view.

The elevations for fuel canopy show an option for a peaked metal roof and masonry-clad
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columns both to match the convenience store’s building materials. The Planning Commission
has expressed concern with the potential height of the proposed canopy and ensuring it is not
out of scale with the surrounding neighborhood. The Planning Department’s understanding is
both the Michigan Building Code and the International Fire Code require a minimum clearance
under the canopy of 13'6”. Commerce Lake Market should be prepared to limit their canopy
heigh to that minimum clearance. The Planning Commission might consider the option for a
peaked roof feature atop the canopy. While it would give the canopy a more decorative and
finished appearance to match the building, it would also increase its height. The proposed “skin”
of the canopy shown on the elevations appears to be a neutral color to match the building,
something the Planning Commission hoped to see. The new building along with the gas pump
canopy will need to meet the architectural standards of Article 27 if & when the project advances
to site plan review.

Signage — No proposed signage is shown on the preliminary elevations included with Commerce
Lake Market’s conditional rezoning plan; however, the plan does depict an area for a proposed
wall sign above the front entrance along with a notation on the site plan showing a monument
sign on both Glengary and Benstein Roads. The Zoning Ordinance would allow for a freestanding
monument sign on both the Glengary and Benstein Road frontages (noting that Article 30 of the
Zoning Ordinance does not allow digital gas pricing signs but would allow a scroll-type sign where
prices are displayed). The Ordinance would also allow for one wall sign, or more than one if the
building is to house one or more additional tenants (such as a food operator). Since signs are
typically reviewed and approved by the Township’s Building Department under a separate
permit neither the CRA or CRP designated any specific details to signage. However, being
adjacent to residential it might be worth a discussion by the Planning Commission on the type,
size, illumination etc. of such signs. Particularly relevant might be the minimum setback for a
freestanding sign along major throughfares including Benstein and Glengary (75 feet from the
centerline of the right-of-way). Given the relatively tight site, this might put any proposed
ground sign in the middle of Commerce Lake Market’s parking lot.

Landscaping - The CRP shows prospective site landscaping, primarily in the form of screening
along the north property line. The Township’s landscape architect will do a review of a landscape
plan if & when the project advances to formal site plan review. The site appears to offer
adequate space to comply with the Township’s landscaping standards. If & when the project
advances to site plan approval, particular attention will need to be made relative to screening &
buffering the adjacent residential.

Impact to Adjacent Residential

The proposal is adjacent to residential to the north and east. The Township has screening &
buffering standards for any commercial use where it is adjacent to a residential district, as well
as requirements for any use allowed in the B-3 zoning district when adjacent to a single-family
zoning district. Two homes — 2762 Benstein Road and 2753 Woodbury — would be immediately
adjacent to the proposed development.

When considering the conditional rezoning criteria of Section 36.04 of the Zoning Ordinance, the
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Planning Commission should closely consider Sec. 36.04.B, which requires a finding that “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.” This could prove to be a challenging finding for the Planning Commission to make,
given the close proximity of the fuel pumps and canopy use to the single-family homes. Potential
detrimental impacts of a fueling facility use in close proximity to a single-family residential use
could include noise (loud vehicles, loud car stereos, etc.) vehicle headlights, and odors. The
applicant is taking measures to reduce the impact by eliminating the audio feature on the fuel
pump toppers (TV’s), installing a solid obscuring fence along the north and east property lines
along with a landscaping buffer, proposing a lower profile canopy over the fuel pumps, and
proposing what they believe are reasonable hours of operation (closing at 11pm M-Sat and
10pm on Sunday). The Michigan Building Code and the International Fire Code both require an
unobstructed height of 13’-6” for fuel canopies, the elevation plan shows the proposed canopy
to be 16’ to the underside of the canopy, the Planning Commission should determine whether
the 2’-6” difference of the canopy height will still comply with the special land use criteria
mentioned above.

Alcohol Sales

Commerce Lake Market is an existing lawful off-premises alcohol sales outlet (OPASO) with both
SDM (packaged beer & wine) and SDD (packaged spirits) licenses. If Mr. Bakko were expanding
his OPASO, he would require special land use approval from the Planning Commission per the
standards and procedures of Sec. 26.316 of the Zoning Ordinance. Commerce Lake Market
potentially could not meet those standards based on the Limitations of Sec. 26.316.D (2-per-mile
rule, spacing from residential, parks, schools, places of worship, daycare, etc.) based on the
store’s proximity to residential zoning. The Planning Commission could make a determination —
and that determination could be memorialized in a conditional rezoning agreement — that the
floor area of the existing store dedicated to the sale of alcohol could not be expanded within the
proposed new store. For example, if the existing store has 2,000 sq ft dedicated to alcohol sales,
the expanded store could not have more than 2,000 sq ft dedicated to alcohol sales without
special land use approval for the expansion. (The Planning Commission and Township Board took
a similar approach with a conditional rezoning for the expansion of the Marathon station at 519
W. Commerce Rd.) It has always been Mr. Bakko’s intention to not expand his inventory/floor
area dedicated to alcohol sales but to offer more variety of groceries, prepared/hot foods, and
non-alcoholic beverages. The Planning Commission should discuss whether or not this is
something that should be included within the CRA and should discuss with Mr. Bakko the current
square footage allotted to alcohol sales in the existing store. Limiting alcohol sales area to that
which currently existing would be a condition of special land use approval if & when the project
advances to that stage.

The Planning Department searched the MLCC’s database and did not find any records of any
violations for the Commerce Lake Market for at least the last five years. The Oakland County
Sheriff’'s Department confirmed they have no records of any violations for Commerce Lake
Market. All indications are Mr. Bakko has a history of running a clean operation.
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Market study
In anticipation of demonstrating a “documented and immediate need” (a criteria for special land

use approval), Commerce Lake Market commissioned Kalibrate to conduct a site analysis/market
study. The full study as well as an executive summary are attached to this report. The market
study concludes that the expanded Commerce Lake Market would generate between 112K and
137K gallons of fuel sales per month (depending on branding and hours) which appears to be a
healthy business compared to the volumes currently being sold at comparable competitors in
the vicinity. The study further concludes that the vicinity does not have a direct fuel competitor
closer than 1.86 miles away (the BP station at Wixom & Loon Lake), demonstrating a
“competitive but not oversaturated” market for fuel sales. The study also projects healthy
revenues for the proposed store itself, but the Planning Commission should be reminded that
the store would be a principal permitted use (not a special land use) in the B-2 or B-3 zoning
district. The criteria to demonstrate a documented and immediate need is due to the fuel sales
being a special land use in B-3 zoning. Mr. Bakko and Kalibrate would contend that, if & when
their project advances to consideration of the special land use, the market study demonstrates
a documented and immediate need based on projected volumes of fuel sales.

Agency and Consultant Reviews

The conditional rezoning application and the conditional rezoning plan was reviewed to a varying
degree of detail by the typical reviewing agencies for a site plan (Township Engineer, Fire
Marshal, Traffic Engineer, landscape architect, etc). A more thorough series of reviews would
be required if & when the proposal receives Township Board approval of a conditional rezoning
and from there advances to formal submittal of a site plan with special land use. All reviewers
are aware of the conditional rezoning application and the conditional rezoning plan, and none
have noted any shortcomings that cannot be overcome. The Township Engineer provided
comments in an email dated April 5 and the Township’s Fire Chief provided comments in an
email dated April 28. As already mentioned, the Township’s traffic engineer conducted a traffic
impact study dated July 28, 2026. All letters/emails are attached for reference.

Recommendation and Recommended Motion Language

The Planning Commission should hold the public hearing for PCZ#26-01 consistent with the
Michigan Zoning Enabling Act and the Commerce Township Zoning Ordinance during their regular
meeting on August 10, 2026. The Planning Commission’s role per Article 36 is to offer a
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:

Move to recommend the Township Board approve PCZ#26-01, a conditional rezoning petition
by Saad Bakko for the redevelopment & expansion of Commerce Lake Market at 1740 Glengary
Road for a convenience store with fuel pumps upon a site consisting of two parcels at 1740
Glengary Road and 2750 Benstein Road. The subject properties would be conditionally rezoned
from B-2 (Community Business) and R-1D (One Family Residential) to B-3 (General Business).
The Planning Commission’s recommendation is based on a finding that the conditional rezoning
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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 is an
opportunity to realize significant improvements to the site and to the vicinity. The Planning
Commission offers their recommendation with the expectation that the project - if its
conditional rezoning is approved by the Township Board - would return to the Planning
Commission for consideration of approval of a site plan and special land use that demonstrates
compliance with all applicable standards of the Zoning Ordinance and with the approved
conditional rezoning plan. The Planning Commission offers their recommendation on the
conditional rezoning with a reasonable expectation that the project can satisfy the applicable
requirements for special land use approval, including the requirement that the project will
demonstrate a documented and immediate need for fuel sales.

The Planning Commission’s 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, 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 site plan and
special land use;

2. The petitioner to consider volunteering to revise the conditional rezoning agreement prior
to consideration by the Township Board to limit to the area of alcohol sales to that which
currently exists within the existing store;

3. The petitioner to apply for approval by the Planning Commission of a site plan and special
land use consistent with the terms of the conditional rezoning agreement subsequent to
approval and recording of the agreement;

4. Any public road improvements committed to within the conditional rezoning agreement,
shown on the conditional rezoning plan, and/or recommended by the Township’s Traffic
Engineer within the traffic impact study to be reviewed and approved by the Road
Commission for Oakland County (RCOC) and the Village of Wolverine Lake;

5. (any other conditions the Planning Commission deems appropriate)



EXCERPT OF THE PLANNING COMMISSION MAY 4, 2026 MINUTES

ITEMI.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.

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
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
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.

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
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.
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,
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, | 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.

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
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?

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 — I 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 details, 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
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

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.



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.

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
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.

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
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 — | 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
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.
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.

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
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.






CHARTER TOWNSHIP OF COMMERCE

PLANNING COMMISSION
NOTICE OF PUBLIC HEARING

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, August 10, 2026 at 7:00

p.m.
PCZ26-01

Commerce Lake Market is requesting a
Conditional Rezoning of two parcels of
land totaling approx. .9 acres from B-2
(Community Business) and R-1D (One
Family Residential) to B-3 (General
Business) located on the north side of

Glengary Road east side of Benstein Road.

The owner intends to rebuild and expand
his existing building (1740 Glengary),
demolish the existing residential home
(2750 Benstein) and add a 4-pump
fueling center.

Sidwell No’s: 17-21-276-064 & 17-21-276-063

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

N




4/16/26, 9:25 AM Charter Township of Commerce Mail - Commerce Lake Market - Conditional Rezoning Submittal

Bethany Miller <bmiller@commercetwp.com>

Commerce Lake Market - Conditional Rezoning Submittal

Nancy McClain <nmcclain@giffelswebster.com> Wed, Apr 15, 2026 at 4:30 PM
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 Afternoon Bethany,

We have looked at the submittal for the Commerce Lake Market and have the following comments &
concerns:

1. The plan doesn’t show the existing edge of road or any of the utilities that exist on the site or adjacent
ROW, including catch basins, overhead wires, etc.

2. It also doesn’t show the existing fences on the adjoining parcels that would restrict the traffic flow,
especially at the inside corner of the lot. We don’t feel that the current layout is feasible due to the
drive aisle widths and turning radii. The plan seems to assume the use of the property on the corner
to complete the access for the site. It may be that they wish to acquire that parcel, but the site doesn’t
currently work as shown in the submittal.

3. The bulk of the lot is paved or building. There is little room for the storm water management without it
impacting the neighbors. The site is essentially flat.

4. There is a lack of hydrant coverage for fire protection. The nearest hydrant to the building is roughly
190’ to the closest point on the building. The gas pumps will be over 300’ by hose run. We feel that
the fire department will probably require at least one additional hydrant on site.

Our opinion is that the plan as presented is not feasible for these reasons.

| have attached a marked up copy of the submittal for your use. Please let us know if you have any
questions.

Regards,

Nancy

Nancy McClain, PE
Project Manager

giffels
welbster

Giffels Webster
1025 E. Maple, Suite 100
Birmingham, MI, 48009

https://mail.google.com/mail/u/0/?ik=80872b0ba8&view=pt&search=all&permmsgid=msg-f:1862569829216127882&simpl=msg-f:1862569829216127882  1/2
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Paula Lankford <plankford@commercetwp.com>

Fwd: FW: 26034 Gas Station

1 message

David Campbell <dcampbell@commercetwp.com> Tue, Apr 28, 2026 at 2:32 PM
To: Paula Lankford <plankford@commercetwp.com>, Bethany Miller <bmiller@commercetwp.com>

David Campbell, AICP

Planning Director

Charter Township of Commerce
2009 Township Drive

Commerce Township, Ml 48390

Ph (248)960-7050

—————————— Forwarded message ---------

From: James Dundas <jdundas@commercetwp.com>
Date: Tue, Apr 28, 2026 at 2:10 PM

Subject: Re: FW: 26034 Gas Station

To: David Campbell <dcampbell@commercetwp.com>

Dave,
| have reviewed the preliminary site plan for the market and gas station at 1740 Glengary Rd.
The access for emergency vehicles looks acceptable based on the turning radius drawing provided.

Other notes for the meeting on behalf of the Fire Department are as follows:

They must follow all of the code requirements using the IFC 24 and NFPA 30A

Consider requirements such as emergency shutoffs, spill control measures, required fire extinguishers, warning signage
and crash protection.

We will review all these items when the official drawings are submitted.

The market may require sprinklers depending on the square footage.

Regarding the canopy question,

A canopy is not required by the fire code, however if one is present, it must use non-combustible materials and have a
suppression (extingushing) system installed.

Again we will compare the code to the final drawings when submitted.

Let me know if you have any questions or need additional information.

Chief Dundas
On Tue, Apr 28, 2026 at 1:20 PM David Campbell <dcampbell@commercetwp.com> wrote:

—————————— Forwarded message ---------

From: Ghassan Abdelnour <ghassan@gavassociates.com>

Date: Fri, Apr 24, 2026 at 9:53 AM

Subject: FW: 26034 Gas Station

To: David Campbell <dcampbell@commercetwp.com>, Paula Lankford <plankford@commercetwp.com>, saad bakko
<saadbakko@gmail.com>

Cc: Ghassan Abdelnour <ghassan@gavassociates.com>, Melad Beba <mel@gavassociates.com>
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QUALITY LIFE THROUGH GOOD ROADS:
ROAD COMMISSION FOR OAKLAND COUNTY
“WE CARE.”

Board of Road Commissioners

Eric D. McPherson
Commissioner

Andrea LalLonde
Commissioner

Nancy Quarles
Commissioner

Dennis G. Kolar, P.E.
Managing Director

Gary Piotrowicz, P.E., P.T.O.E.

Deputy Managing Director
County Highway Engineer

Department of
Customer Services
Permits

2420 Pontiac Lake Road
Waterford, Ml 48328
248-858-4835

FAX
248-858-4773

TDD
248-858-8005

www.rcocweb.org

October 15, 2024

Commerce Township
Attn: Paula Lankford
2009 Township Drive
Commerce Twp, MI 48390

This preliminary review and the comments below are provided as a courtesy by the Road
Commission for Oakland County (RCOC), to identify obvious or potential concerns at the
conceptual stage of a project. Preliminary Review comments are based on a general, high-level
review of the proposed land use and related trip generation, with consideration to the existing
roadway condition, background traffic and crash patterns, and RCOC ROW needs AT THE
TIME OF THE REVIEW. Any changes that occur to any of these factors between the time of
the preliminary review and the time of permit application may alter or invalidate the comments
herein. Any comments or communications are considered provisional until a detailed review of
the final plans is completed during the permit application process. Any development decisions
are made at the Applicant’s sole risk.

RE: R.C.O.C. PRELIMINARY PLAN REVIEW 24P0038
LOCATION: BENSTEIN RD, COMMERCE TWP
PROJECT NAME: PROPOSED RETAIL BUILDING

Dear Ms. Lankford:

At your request, the Road Commission for Oakland County (RCOC) has
completed a preliminary review for the above referenced project. Enclosed you
will find one set of plans with our comments in green and red, and below a listing
of the comments generated by the RCOC review:

A) The RCOC Master ROW Plan indicates a 60-foot wide half width ROW
for Benstein Rd. The existing ROW is shown to be 33-foot wide half
width. Please contact Right-of-Way Department, at (248) 645- 2000 to
discuss dedicating the ROW or establishing a dedicated highway
easement.

B) Benstein Rd Driveway approach shall have radii, and must follow RCOC
commercial driveway design standards.

C) Glengary Rd is under the jurisdiction of Wolverine Lake Village. However,
it is recommended to Remove the Westerly approach or make right out
only. It is good practice to try to avoid lefts into a site when there is not a
dedicated turning space or where a signal queue may be negatively
impacted by the movement.

D) Remove or relocate all fixed objects prior to excavation. Fixed objects
shall be no nearer than 6 feet from back of curb, or 12 feet from lane line.

E) Driveway must have sufficient corner sight distance (see enclosed RCOC policy).

F) Right of way shall be ditched/graded to provide positive drainage across the
property frontage.



Paula Lankford
October 15, 2024
Page 2

A) Site drainage shall not drain directly into road right of way.

B) Pavement cross section shall consist of a minimum 9 inches of MDOT 35-P
concrete, with epoxy coated rebar lane and curb ties over a suitable base, as
determined in the field by RCOC.

Once the comments above are addressed, plans should be submitted via email to
permits@rcoc.org with completed RCOC permit application(s) Form 64a, signed
by the owner (or his agent), and the appropriate application fee(s).

All future correspondence related to the above referenced project will be sent to
the address provided by the applicant. Separate applications will be required for:

a) Drive approach
b) Utility connections

Upon receipt of the appropriate application packet, RCOC will provide a more
detailed review. Please contact this office at (248) 858-4835 if you have any
questions, or if we may be of further assistance.

Respectfully,

Simon Yousif, P.E.
Permit Review Engineer
Department of Customer Services



VIA EMAIL dcampbell@commercetwp.com

To: Charter Township of Commerce

Jacob Swanson, PE, PTOE

From: Aaron Wildrick, EIT
Fleis & VandenBrink

Date: July 28, 2026

Re:

1 INTRODUCTION

This memorandum presents the results of the Traffic Impact Study (TIS) for the proposed commercial
development in Commerce Township, Michigan. The project site is located at 1740 Glengary Road and 2750
Benstein Road, generally in the northeast quadrant of the Benstein Road & Glengary Road intersection, as
shown in the attached Figure 1. The proposed development includes the construction of a new Commerce
Lake Market convenience store. The existing Commerce Lake Market (1740 Glengary Road) will be razed as
part of this project and a new convenience store will be constructed on the same parcel; additionally, vehicle
fueling is proposed with the new store operations, located on the adjacent property (2750 Benstein Road),
northwest of the existing Commerce Lake Market site.

The property at 1740 Glengary Road is zoned B-2 (Community Business), with retail being a permitted use
within that zoning district; however, vehicle fueling is only allowed as a special land use within the B-3 (General
Business) zoning district. The property at 2750 Benstein Road is zoned R-1D (One Family Residential). The
two properties are proposed to be combined and conditionally rezoned to B-3 (General Business), in order to
accommodate the proposed development plan.

Site access for the existing Commerce Lake Market is currently provided via two (2) existing full access
driveways on Glengary Road, which is under the jurisdiction of the Village of Wolverine Lake. The proposed
development plan includes closing the west site driveway on Glengary Road and maintaining one (1) full
access driveway; additionally, a new site access is proposed via one (1) driveway on Benstein Road, which is
under the jurisdiction of the Road Commission for Oakland County (RCOC).

This TIS was prepared for this project pursuant to the Township requirements outlined in Section 28.12. The
scope of work for this study was developed based on Fleis & VandenBrink’s (F&V) knowledge of the study
area, understanding of the development program, accepted traffic engineering practice, professional
experience, and the methodologies published by ITE. The study analyses were completed using
Synchro/SimTraffic (Version 12) traffic analysis software. Sources of data for this study include F&V
subconsultant Quality Counts, LLC (QC), the Michigan Department of transportation (MDOT), RCOC, the
Southeast Michigan Council of Governments (SEMCOG), and ITE.

2 BACKGROUND DATA

The lane use and traffic control at the study intersections is shown in the attached Figure 2 and the study
roadways are further described below. For the purposes of this study, all minor streets and driveways were
assumed to have an operating speed of 25 miles per hour (mph), unless otherwise noted.

27725 Stansbury Blvd, Suite 195
Farmington Hills, Ml 48334

P: 248.536.0080

F: 248.536.0079

www.fveng.com



Glengary Road runs in the east / west directions, adjacent to the south side of the project site. The study
section of roadway is classified as a Minor Arterial and provides a typical two-lane cross-section, with one (1)
lane of travel in each direction. Additionally, Glengary Road widens at the signalized study intersection with
Benstein Road, in order to provide exclusive left-turn lanes in both directions.

o FEast of Benstein Road: The study section of roadway is under the jurisdiction of the Village of
Wolverine Lake, has a posted speed limit of 35-mph, and has an Annual Average Daily Traffic (AADT)
volume of approximately 5,831 (MDOT 2025) vehicles per day (vpd).

o West of Benstein Road: The study section of roadway is under the jurisdiction of RCOC, has a posted
speed limit of 45-mph, and has an AADT volume of approximately 7,877 vpd (MDOT 2025).

Benstein Road runs in the north / south directions, adjacent to the west side of the project site. The study
section of roadway is classified as a Minor Arterial, is under the jurisdiction of RCOC, has a posted speed limit
of 45-mph, and has an AADT volume of approximately 11,068 vpd (MDOT 2025). Benstein Road provides a
typical two-lane cross-section, with one (1) lane of travel in each direction, and widens at the signalized study
intersection with Glengary Road, in order to provide exclusive left-turn lanes in both the directions.

F&V subconsultant QC collected existing weekday Turning Movement Count (TMC) data on Tuesday, May 12,
2026, during the School PM (2:00 PM to 4:00 PM) and PM (4:00 PM to 7:00 PM) peak periods, at the following
study intersections:

e Glengary Road & Benstein Road e Glengary Road & E. Site Drive
e Glengary Road & W. Site Drive

During the collection of the TMC data, Peak Hour Factors (PHFs), pedestrian and bicycle volumes, and
commercial truck percentages were recorded and used in the traffic analysis. The peak hours for each of the
study intersections were utilized, then the traffic volumes were carried through the roadway network and
balanced upwards at the proposed site driveway. Therefore, the traffic volumes used in the analysis and shown
in the attached traffic volume figures may not match the raw traffic volumes shown in the data collection. The
weekday School PM and PM peak hours for the adjacent roadway network were observed to generally occur
between 3:00 PM to 4:00 PM and 5:00 PM to 6:00 PM, respectively.

F&V also obtained the current signal timing permits from RCOC for the signalized intersection of Glengary
Road & Benstein Road. The signalized study intersection operates on RCOC’s Sydney Coordinated Adaptive
Traffic System (SCATS); therefore, only the base timings (mins, clearance, peds, push buttons, etc.) from the
permits were utilized in the study. The signal timings were optimized for each scenario studied, in order to
reflect the real time optimizations performed to accommodate the traffic volumes observed by the approach
lane detectors. The existing 2026 peak hour traffic volumes utilized in this TIS analysis are shown in the
attached Figure 3. All applicable background data referenced in this memorandum is attached.

3 EXISTING CONDITIONS (2026)

Existing peak hour vehicle delays and Levels of Service (LOS) were calculated at the study intersections using
Synchro/SimTraffic (Version 12) traffic analysis software. This analysis was based on the existing lane use
and traffic control shown in the attached Figure 2, the existing peak hour traffic volumes shown in the attached
Figure 3, and the methodologies presented in the Highway Capacity Manual, 7" Edition (HCM7).

Descriptions of LOS “A” through “F” as defined in the HCM, are attached. Typically, LOS D is considered
acceptable, with LOS A representing minimal delay, and LOS F indicating failing conditions. Additionally,
SimTraffic network simulations were reviewed to evaluate network operations and vehicle queues. The results
of the existing conditions analysis are attached and summarized in Table 1.

The results of the existing conditions analysis indicates that all approaches and movements at the existing
study intersection and site driveways are currently operating acceptably, at LOS D or better, during both the
School PM and PM peak periods.

Review of SimTraffic network simulations indicates periods of vehicles queues along the northbound and
southbound approaches at the signalized study intersection of Glengary Road & Benstein Road, during the
PM peak hour; however, these vehicle queues were typically processed within each cycle length and were not



observed to persist throughout the peak hour. Additionally, ingress and egress traffic at the existing site
driveway intersections were observed to find adequate gaps within the through traffic along Glengary Road,
without experiencing significant delays or excessive vehicle queueing.

Table 1: Existing Intersection Operations

Existing Conditions

Intersection Control Approach School PM_ PM Peak
Delay Delay
(siveh) Lok (siveh) Lok
EBL 37.6 D 36.2 D
EBTR 38.0 D 32.7 C
WBL 35.7 D 28.7 C
Glengary Road WBTR 50.5 D 52.5 D
1 & Signalized NBL 14.8 B 23.5 C
Benstein Road NBTR 29 C 36.9 D
SBL 16.3 B 24.2 C
SBTR 20.6 C 36.8 D
Overall 29.7 C 31.7 D
G|engary Road EBL 8.0 A 8.3 A
& WBL 75 | A| 78 | A
2| Dairy Twist Drive I\ﬁ.t"p
/ (Minor) NB 97 | A| 121 | B
W. Site Drive SB 103 | B | 128 | B
GlengaryRoad | o, EBL | 80 | A | 84 | A
3 & Mi P WB Free
E. Site Drive (Minor)
s8 | 12]B]199]cC

4 BACKGROUND CONDITIONS (2028)

Historical population and employment community profile data was obtained for Commerce Township from the
SEMCOG community profile database, in order to calculate an annual background growth rate to project the
existing 2026 peak hour traffic volumes to the site buildout year of 2028. Population and employment
projections from 2020 to 2050 were reviewed and indicate average annual growth rates of approximately
0.40% and 0.22%, respectively.

In addition to the background traffic growth, it is important to account for traffic that will be generated by
approved developments within the vicinity of the study area that are currently under construction or will be
within the buildout year of 2028. At the time of this study, no planned background developments were identified
within the vicinity of the project site.

Therefore, a conservative annual background growth rate of 0.5% per year was applied to the existing peak
hour traffic volumes, in order to forecast the background 2028 peak hour traffic volumes, without the
proposed development, shown in the attached Figure 4.

Background peak hour vehicle delays and LOS without the proposed development were calculated at the
study intersections based on the existing lane use and traffic control shown in the attached Figure 2, the
background peak hour traffic volumes shown in the attached Figure 4, and the methodologies presented in
the HCMY. The results of the background conditions analysis are attached and summarized in Table 2.



The results of the background conditions analysis indicates that all approaches and movements at the study
intersections are expected to continue operating in a manner similar to the existing conditions analysis, with
minor increases in delays. Review of SimTraffic network simulations indicates periods of vehicle queues for
the northbound and southbound Benstein Road approaches during the PM peak hour; however, these queues
were observed to dissipate within the peak hour, similar to observations made during existing conditions.

Table 2: Background Intersection Operations

Existing Conditions Background Conditions Difference
Intersection Control Approach School PM PMPeak SchoolPM PMPeak SchoolPM PM Peak
(Efv'eaﬁ) LOS (EfV'ZK) LOS (EfV'ZK) LOS (EfV'ZK) LOS (EfV'ZK) LOS (Efv'eaﬁ) LOS
EBL 376 | D |32 | D|376|D |34 D] 00| -] 02]-
EBTR [ 380 | D | 327 |C|378|D|327|C|-02]|-]00]-
WBL | 357 |D|287|C|35|D|286|C]|-02]-]|-01]-
Glengary Road WBTR | 505 | D | 525 | D | 504 | D |56 | D|-01 -] 01 ] -
1 & Signal | NBL 148 | B | 235 | C|150|B|238|C| 02 ]-|03]-
Benstein Road NBTR | 229 | c 369 | D233 c 378D os | -] 09 -
SBL 163 | B | 242 | C| 166 | B | 246 | C| 03 | - | 04 | -
SBTR | 206 [ C |38 |D)]|209|C|376|DJ|]03]|-|08]-
Overall | 20.7 | C | 377 | D| 209 | C | 381 | D] 02 |- | 04 | -
EBL 80 [ A| 83 | A Free N/A
) Glengaéy Road | qipp | WBL | 75 |A| 78 |A| 75 |A| 79 |Af 00 |-]01]-
Dairy Twist Drive (Minor) | NB 97 |A| 121 |B| 96 |A| 116 | B| 01| -|-05]-
SB 103 | B | 128 | B N/A N/A
Glengary Road sop EBL 80 | A| 84 |A| 80 | A| 85 |A] 00 |-]01]-
3 _& . (Minor) WB Free Free N/A
E. Site Drive s8 | 1328|199 c|ms[B]55]c|ar]-]44]-

Note: Decreased delays are the result from SCATS optimizations, improved progression, and/or HCM weighting methodologies

5  SITE TRIP GENERATION

This project includes the reconstruction of a new Commerce Lake Market and the addition of fuel on the
adjacent property. The number of weekday peak hour (School PM and PM) and daily vehicle trips that would
be generated by the proposed development were calculated based on information published in the ITE Trip
Generation Manual, 12" Edition.

The trip generation of existing store was calculated based on the TMC data collection performed at the existing
site driveways on Glengary Road. The existing trip generation was then subtracted from the projected trips
that will be generated by the proposed development, per ITE methodology, in order to determine the number
of additional trips that would be generated by this site, with the addition of fueling and new store.

As is typical of commercial developments, a portion of the trips generated by the proposed developments are
from vehicles already on the adjacent roadway that will pass the site on their way from an origin to their ultimate
destination. Therefore, not all traffic at the site driveways is necessarily new traffic added to the street system.
This percentage of the trips generated are considered “pass-by” trips and do not add new traffic to the adjacent
street system. These trips are therefore reduced from the total external trips generated by the proposed
development. The percentage of pass-by trips used in this analysis was determined based on the rates
published in the ITE Trip Generation Manual, 12" Edition. The site trip generation forecast utilized for this study
is summarized in Table 3.



Table 3: Site Trip Generation Summary

DI\ Do DIl Po
010 dK (VD di\ MO 0
and e AMO

Ode 0 o1a O ota

Existing |Commerce Lake Market N/A | 3,762 | SF 19 21 40 26 | 25 51
Proposed! |Gas Station w/ Convenience Market | 945 8 VFP | 77 76 153 77 | 76 153
Additional Additional Site Generated Trips] 58 55 113 51 51 102
Site Trip Pass-By (56%)] 31 31 62 28 | 28 56
Generation New Trips| 27 | 24 51 | 23 | 23 | 46

The proposed project includes the redevelopment of the existing Commerce Lake Market, in order to provide
a new convenience store with fuel. As part of this project, the property is proposed to be conditionally rezoned
to B-3 (General Business).

The existing Commerce Lake Market property is zoned B-2 (Community Business) and the proposed fueling
is zoned R1-D (One Family Residential). The Commerce Township definition of uses permitted under the B-2
zoning includes: restaurant uses, drive-in banks, office uses, etc. Additionally, the only applicable land use
permitted under the R1-D zoning consists of single-family detached units. Therefore, the highest potential trip
generators were identified within the ITE land use descriptions and were considered for the project site, as part
of this evaluation.

A trip generation comparison was performed to evaluate the maximum potential development permitted by
right under the existing zoning classifications, as compared to the proposed development plan permitted under
the requested conditional B-3 zoning. The estimated trips associated with both the existing and proposed
zoning scenarios are summarized in Table 4.

Table 4: Rezoning Trip Generation Comparison

ITE Average Daily AM Peak Hour PM Peak Hour

Land Use Amount Units

Code Traffic (vpd) | Out Total In Out Total

Existing Fast Food Restaurant
(B-2) w/ out Drive Through

Existing (R1-D) |Single-Family Detached | 210 1 DU 9 0 1 1 1 0 1
Total Maximum Existing Zoning 2,076 89 | 110 [ 199 | 89 | 96 | 185

Conditional |Gas Station with
Zoning (B-3) |Convenience Market

933 | 5,000 | SF 2,067 89 | 109 | 198 | 88 | 96 | 184

945 8 VFP 1,628 81 | 78 | 159 | 77 | 76 | 153

Difference -448 -8 | -32 | 40 |12 | 20 | -32

e The results of the trip generation comparison indicates that the proposed conditional rezoning will
generate less trips, as compared to the potential trip generation permitted by right for these properties
under the existing zoning classifications.

6  SITE TRIP DISTRIBUTION

The vehicular trips that would be generated by the proposed development were assigned to the study roadway
network based on the proposed site access plan and driveway configurations, the existing peak hour traffic
patterns in the adjacent roadway network, and the methodologies published by ITE. The ITE trip distribution
methodology assumes that new trips will enter the network and access the development, then leave the
development and return to their direction of origin, whereas pass-by trips will enter and exit the development
in their original direction of travel. The site trip distributions utilized in the analysis are summarized in Table 5.

" The School PM peak hour trip generation data is limited, therefore the PM peak hour trip generation and pass-by rates were utilized, in
order to provide a conservative analysis.



Table 5: Site Trip Distribution
School PM PM To/From Via Direction | School PM PM
24% 27% North Benstein Road | Northbound 42% 36%
33% 35% South Benstein Road | Southbound 25% 27%
18% 20% East Glengary Road | Eastbound 16% 17%
25% 18% West Glengary Road | Westbound 17% 20%
100% 100% Total 100% 100%

The vehicular traffic volumes shown in Table 3 were distributed to the study roadway network according to the
distribution shown in Table 5. The site-generated peak hour trips shown in the attached Figure 5 were added
to the background peak hour traffic volumes shown in the attached Figure 4, in order to calculate the future
peak hour traffic volumes, with the addition of the proposed development. Future peak hour traffic volumes
are shown in the attached Figure 6.

FUTURE CONDITIONS (2028)

Future peak hour vehicle delays and LOS with the addition of the proposed development were calculated
at the study intersections based on the proposed lane use and traffic control shown in the attached Figure 2,
the future peak hour traffic volumes shown in the attached Figure 6, and the methodologies presented in the

HCMY. The results of the future conditions analysis are attached and summarized in Table 6.

Table 6: Future Intersection Operations

Background Conditions Future Conditions Difference
Intersection  Control Approach School PM  PMPeak  SchoolPM PMPeak  AM Peak PM Peak
Delay Delay Delay Delay Delay Delay
(siveh) — (siveh) Lok (siveh) Lok (siveh) Lok (siveh) Lok (siveh)
EBL 37.6 D | 36.2 D | 317 D | 36.7 D 0.1 0.5
EBTR 38.0 D | 327 | C | 378 D | 326 | C -0.2 -0.1
WBL 35.7 D | 287 | C | 352 D | 284 | C -0.5 -0.3
Glengary Road WBTR 50.5 D | 525 D | 50.2 D | 52.7 D -0.3 0.2
1 & Signal NBL 148 | B | 235 | C | 153 | B | 243 | C | 05 0.8
Benstein Road NBTR | 229 [ c [ 369 | D [ 240 | c 393 | D[ 11 24
SBL 163 | B | 242 | C 170 | B | 252 | C | 07 1.0
SBTR | 206 | C | 368 | D | 214 | C | 387 | D 0.8 1.9
Overall | 29.7 Cc | 317 D] 32| C | 388 D 0.5 11
Glengary Road EB Free Free N/A
2 & (I\ﬁitr?gr) weL | 75 | A | 79 75 | A | 79 0.0 0.0
DI L e NB | 96 | A | 116 96 | A | 117 00 0.1
Glenaary Road EBL 8.0 A 8.5 A 8.1 A 8.5 A 0.1 0.0
gary Stop
3 & (Minor) WB Free Free N/A
E. Site Drive s8 |15 |1555]c|123|B]177 08 22
Benstein Road Sto WB 189 | C | 264 | D
4 & (Mingr) NB N/A Free N/A
N. Site Drive
SBL 94 A 9.9 A

Note: Decreased delays are the result from SCATS optimizations, improved progression, and/or HCM weighting methodologies




The results of the future conditions analysis indicates that all approaches and movements at the study
intersections are expected to continue operating in a manner similar to the background conditions analysis,
with only minor increases in delay. Additionally, the existing and proposed site driveway intersections are
expected to operate acceptably, at LOS D or better during both peak periods.

Review of SimTraffic network simulations indicates:

e Vehicle queues were observed along the northbound and southbound Benstein Road approaches at
the signalized intersection with Glengary Road.

e The vehicle queues extended north past the proposed N. Site Drive on Benstein Road and are
expected to block this driveway for 23% (~14 minutes) of the PM peak hour.

e The vehicle queues extended east past the proposed E. Site Drive on Glengary Road and are
expected to block this driveway for 10% (~6 minutes) of the PM peak hour.

Overall, the results of the vehicle queueing evaluation showed that the vehicle queues on both Benstein Road
and Glengary Road cleared the signalized intersection with each cycle length and vehicles were able to access
the site driveway intersections.

8 ACCESS MANAGEMENT

The location of the proposed site driveways on Glengary Road and Benstein Road, in relation to the adjacent
driveways and intersections in the area, is shown below in Exhibit 1.

Exhibit 1: Site Driveway Location Map

The RCOC auxiliary turn lane warranting criteria were utilized to evaluate the proposed site driveway
intersections on Glengary Road and Benstein Road. This analysis was based on the future peak hour traffic
volumes shown in the attached Figure 6. The results of the analysis are shown on the attached RCOC
warranting charts and summarized in Table 7.



Table 7: Turn Lane Analysis Summary

Intersection Evaluation AM Peak Hour PM Peak Hour Warranted
Benstein Road | Right-Turn Treatment|  Right-Turn Taper Right-Turn Taper Right-Turn Taper
N. Sits Drive Left-Turn Treatment No Treatment No Treatment No Treatment
Glengary Road | Right-Turn Treatment No Treatment No Treatment No Treatment
E. sng Drive Left-Turn Treatment Left-Turn Lane Left-Turn Lane Left-Turn Lane

e The results of the auxiliary turn lane evaluation indicates that a right-turn taper is warranted along
northbound Benstein Road, at the proposed N. Site Drive.

e Additionally, a left-turn lane is recommended along eastbound Glengary Road, at the E. Site Drive.
This left-turn lane can be accommodated by extending the existing left-turn lane to provide a shared
center two-way left-turn lane at the site driveway.

9 FUTURE CONDITIONS WITH IMPROVEMENTS

Mitigation measures were investigated at the site driveways, in order to provide safe access and operations
for the project site. The following recommended improvements were identified and evaluated to determine the
projected operational impacts.

= Provide a right-turn taper along northbound Benstein Road, at the proposed N. Site Drive.

= Extend the storage area for the southbound left-turn lane at the Benstein Road & Glengary Road
intersection, in order to provide additional storage for ingress left-turn traffic turning into the project site
at the proposed N. Site Drive.

»  Provide a center two-way left-turn lane (TWLTL) along Glengary Road, east of Benstein Road, in order
to facilitate ingress left-turn movements between the Dairy Twist driveway and E. Site Drive.

The future peak hour vehicle delays and LOS, with the recommended improvements implemented, were
calculated based on the future peak hour traffic volumes shown in the attached Figure 6, the recommended
lane use and traffic control shown in the attached Figure 7, and the methodologies presented in HCM7. The
results of the future improvements analysis are attached and summarized in Table 8.

Table 8: Future Intersection Operations with Improvements
onditio e P )

» PM Pa » PM Pa »
A oo d 00 d 00
pproa

D ) » N N N
O () 0 0 0 0
Glengary Road EBL [ 81 |A| 85| A]81 |A|85|A]o00]|-|00]-
gary Stop

3 & (Minor) |8 Free Free N/A
E. Site Drive s8 | 123 |8 | 177 123 | B |16 |c|loo | -]-01]-
e Bt we |189 | c |24 |D|189|cCc|262]D]o00|-]-02]-

4 & (I\ﬁitrcl)c‘))r) NB Free Free N/A
N. Site Drive sBL [ 94 [Aa]o9|alos|[alooa]aloo]-]00]-

The results of the future improvements analysis indicates that all study intersection approaches and
movements are expected to continue operating acceptably, at LOS D or better, during both peak periods.

Review of SimTraffic microsimulations also indicates generally acceptable operations throughout the study
roadway network, during both peak periods. The addition of the extended storage lengths and center turn lanes
provides adequate space for the vehicles to queue outside of the through lane, reducing the vehicle queues
and potential impact to through vehicles on Benstein Road and Glengary Road, at the proposed site driveways.



10 CONCLUSIONS

The conclusions of this TIS are as follows:

1.

Existing Conditions (2026)

The results of the existing conditions analysis indicates that all approaches and movements at the
study intersections and site driveway intersections are currently operating acceptably, at LOS D or
better, during both peak periods.

Review of SimTraffic indicates periods of vehicles queues along the northbound and southbound
approaches at the Glengary Road & Benstein Road intersection during the PM peak hour; however,
these queues were typically processed within each cycle length.

Background Conditions (2028)

A conservative annual background growth rate of 0.5% per year was utilized to project the existing
2026 peak hour traffic volumes to the site buildout year of 2028. No background developments were
identified within the vicinity of the proposed development.

The results of the background conditions analysis indicates that all approaches and movements at the
study intersection are expected to continue operating in a manner similar to the existing conditions
analysis, with minor increases in delays.

Review of SimTraffic network simulations indicates periods of vehicle queues for the northbound and
southbound approaches during the PM peak hour; however, these queues were observed to dissipate
and were not present throughout the entirety of the peak hour.

Future Conditions (2028)

The future conditions analysis indicates that all study intersections will continue to operate similarly to
background conditions, with only minor increases in delay. The proposed site driveways are also
expected to operate at LOS D or better, during both peak periods.

Vehicle queues were observed along the northbound and southbound Benstein Road approaches at
the signalized intersection with Glengary Road.

o The vehicle queues extended north past the proposed N. Site Drive on Benstein Road and
are expected to block this driveway for 23% (~14 minutes) of the PM peak hour.

o The vehicle queues extended east past the proposed E. Site Drive on Glengary Road and are
expected to block this driveway for 10% (~6 minutes) of the PM peak hour.

Overall, the results of the vehicle queueing evaluation showed that the vehicle queues on both
Benstein Road and Glengary Road cleared the signalized intersection with each cycle length and
vehicles were able to access the site driveway intersections.

Access Management

A right-turn taper is warranted along northbound Benstein Road, at the proposed N. Site Drive.

A left-turn lane is recommended along eastbound Glengary Road, at the E. Site Drive.

Future Conditions with Improvements

Mitigation measures were investigated at the site driveway intersections, in order to provide safe
access and operations for the project site. The following recommended improvements were identified
and evaluated to determine the projected operational impacts.

o Provide a right-turn taper along northbound Benstein Road, at the proposed N. Site Drive.

o Extend the storage area for the southbound left-turn lane at the Benstein Road & Glengary
Road intersection, in order to provide additional storage for ingress left-turn traffic at the
proposed N. Site Drive.



o Provide a center two-way left-turn lane (TWLTL) along Glengary Road, east of Benstein Road,
to facilitate ingress left-turn movements between the Dairy Twist driveway and E. Site Drive

e The results of the future improvements analysis indicates that all study intersection approaches and
movements are expected to continue operating acceptably, at LOS D or better, during both peak hours.

o Review of SimTraffic microsimulations also indicates generally acceptable operations throughout
the study roadway network, during both peak periods. The addition of the extended storage lengths
and center turn lanes provides adequate space for the vehicles to queue outside of the through
lane, reducing the vehicle queues and potential impact to through vehicles on Benstein Road and
Glengary Road, at the proposed site driveways.

11 RECOMMENDATIONS
The recommendations of this TIS are as follows:
e Provide a right-turn taper along northbound Benstein Road, at the proposed N. Site Drive.

e Extend the storage area for the southbound left-turn lane at the Benstein Road & Glengary Road
intersection, to provide additional storage for ingress left-turn traffic at the proposed N. Site Drive.

e Provide a center two-way left-turn lane (TWLTL) along Glengary Road, east of Benstein Road, to
facilitate ingress left-turn movements between the Dairy Twist driveway and E. Site Drive.

Any questions related to this memorandum, study, analysis, and results should be addressed to Fleis &
VandenBrink.

| hereby certify that this engineering document was prepared by me or

under my direct personal supervision and that | am a duly licensed
Professional Engineer under the laws of the State of Michigan.

L osete Digitally signed by
Jacob Swanson
Date: 2026.07.28
12:10:25 -04'00"

Attachments: Figures1 -7
Proposed Site Plan
Traffic Volume Data
Signal Timing Permit
SEMCOG Data
Synchro / SimTraffic Results
Auxiliary Turn Lane Warrants
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Single Site Analysis
1740 Glengary Road, Commerce Township, Ml 48390
Order no. 7777

July 9, 2026

Overview
The analysis for 1740 Glengary Road indicates that the proposed development is well

positioned to satisfy an immediate need for additional fuel retail and convenience services in
Commerce Township. The subject site is currently an established standalone convenience
store with no fuel offered. The proposed redevelopment adds branded fuel operations and
expands the existing store into a modern convenience store format, creating a stronger retail
offer for local customers.

Projected performance summary

Base Case Mobil 112,000 gallons/month ~ $167,000/month
Case 2 Marathon 115,000 gallons/month ~ $171,000/month
Case 3 Shell 117,000 gallons/month  $173,000/month
Case 4 Mobil, expanded site 137,000 gallons/month ~ $192,000/month

Simulation results—page 5

Across the four simulations, projected gasoline volumes range from 112,000 to 137,000
gallons per month, with projected convenience store sales ranging from $167,000 to
$192,000 per month. The base case alone demonstrates a viable fuel and convenience store
opportunity, while the alternative branding and expansion scenarios show additional upside.
These results support the conclusion that the Commerce Township trade area can absorb a
new fuel offering at the subject site.

Market Opportunity and Volume Potential — Page 8

The detailed simulation results show consistent demand across all tested scenarios. In the
base case, introducing a Mobil branded fuel station with 4 pumps / 8 fueling positions and
upgrading the existing store is projected to deliver 112,000 gallons of monthly gasoline
volume and $167,000 in average monthly store sales. The expanded Case 4 scenario
increases projected performance to 137,000 gallons and $192,000 in monthly store

Source: Kalibrate Single Site Analysis NR7777, pages 5, 8 and 10.



sales, indicating meaningful upside if the site is developed with a larger forecourt and
expanded store footprint.

Competitive Landscape — Page 10

The subject site is entering a competitive, but not oversaturated, local market. The ten
nearest competitors are all located more than 1.50 miles from the subject site. The nearest
overall competitor is a standalone 7-Eleven located 1.53 miles away, and the nearest fuel
competitor is a BP located 1.86 miles away. This spacing provides the subject site with a
meaningful opportunity to capture local demand, particularly because the site already has an
established customer base before fuel is added.

Conclusion

Based on the projected fuel volumes, strong convenience store sales, established customer
base, and favorable competitive spacing, the subject site demonstrates a compelling
opportunity for fuel retail development. The findings support the conclusion that Commerce
Township has an immediate need for an additional gas station in this trade area, and the
subject site is well positioned to meet that demand while competing successfully against
existing operators.

Source: Kalibrate Single Site Analysis NR7777, pages 5, 8 and 10.



Kalibrate Site Analysis

1740 Glengary Road, Commerce Township, Michigan 48390
Order no. 7777

July 9th, 2026
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July 09, 2026

Mr. Bakko

1740 Glengary Road Order no: 7777

Commerce Township, MI 48390 Lat: 42.5618
Long: -83.5031

Mr. Bakko,

Attached you will find:

- A summary of four (4) simulation scenarios depicting gasoline and convenience store projections
- Detailed projection analyses

- Associated reports for your site located at 1740 Glengary Road, Commerce Township, MI 48390

The site was evaluated as a city street location that is currently an existing liquor store with no fuel offered. The study was based on site-specific information supplied by you as reflected in the site
recommendation forms.

The attached volume projections are based upon competition as it existed at the time of the survey. If any existing competitive outlets are rebuilt or modernized, or new outlets are opened within the trading area,
these projections could be negatively impacted.

Please note the subject site’s potential gasoline volume projection and diesel fuel volume projection were derived independently of each other. The subject site’s potential convenience store sales projection
excludes revenues generated by lottery, any liquor other than beer, money orders, car wash and quick service restaurant sales. The quick service restaurant sales projections were generated independent of the
convenience store

Please be advised that any deviation in the facility constructed compared to the attached site plan and site recommendation forms may impact this site's estimated volume potentials. These estimated volume
potentials have been developed in accordance with Kalibrate's established procedures and Kalibrate does not warrant that the estimated volume projections will be achieved. Kalibrate recommends that the

developer and financial provider for the project perform their own financial analysis for the subject site.

Do you want to test additional strategies? Competitor changes? Demand changes? Kalibrate can run additional tactics for you at this location for $500 per tactic, if purchased within 3 months of the original
report.

We have enjoyed working with you on this study. If you have any questions then please contact us.

Sincerely,

Stephen Halliday
Kalibrate




Summary of scenarios and results

Mr. Bakko

1740 Glengary Road, Commerce Township, MI 48390

Category Volumes Prices

Simulation CStore Gas

Projected Volume Projected Volume Price

NR7777 Base Case Mobil @) 112 Commerce Lake Market @) 167 © 4299
NR7777 Case 2 Marathon . 115 Commerce Lake Market ‘ 171 ‘ 4299
NR7777 Case 3 Shell . 117 Commerce Lake Market . 173 . 429.9
NR7777 Case 4 Mobil () 137 Commerce Lake Market () 192 © 4299

In total, four (4) simulations have been carried out to project gas and convenience store volumes. The simulations chosen were the result of thorough consultation with the site contact, Mr. Bakko.

These simulations are run within Kalibrate Planning ®, utilizing detailed gas, diesel, car wash, quick service restaurant and c-store data across the US and specifically in the Commerce Township, Michigan area.

BASE CASE:
« Introduce a Mobil branded fuel station to the existing Subject's standalone liquor store offering
« Update and expand the existing liquor store's appearance and in store offerings
« Build a Mobil branded fuel station featuring a forecourt of 4 pumps / 8 fueling positions dispensing gas with 4 fueling positions also dispensing diesel
« Set the Subject's fuel prices to match the BP branded fuel station located at 2167 N Wixom Road
» Updated convenience store set to maintain the Commerce Lake Market brand while expanding its offerings
» Updated and expanded convenience store to include 11 parking spaces, 21 cooler doors, 3 cash registers, bakery items, hot food items, a beer cave, wine and self-serve coffee among its offerings

» Maintain the Subject's full liquor store offering, please note the projected volumes above and throughout this report do not include any potential liquor sale volume
« Set the Subject's hours of operation to; Monday-Friday: 17 hours per day, Saturday: 16 hours per day, Sunday: 14 hours per day
« Offer a Mediterranean Cafe branded quick service restaurant within the convenience store

CASE 2: Adopt the site characteristics and assumptions of the Base Case, except:
« Change the Subject's fuel brand to Marathon
« Increase Monday-Saturdays hours of availability by 1 hour per day

CASE 3: Adopt the site characteristics and assumptions of the Base Case, except:
« Change the Subject's fuel brand to Shell
« Increase Monday-Saturdays hours of availability by 1 hour per day

CASE 4: Adopt the site characteristics and assumptions of the Base Case, except:
« Increase Monday-Saturdays hours of availability by 1 hour per day
« Increase the Subject's forecourt size by 2 pumps / 4 fueling positions for gas
« Expand the convenience store size to 8,000 sq ft with 8 additional parking spaces and 28 total cooler doors
* Expand the depth of the lot to 222 ft

* Gasoline & Diesel Volumes: Gallons (000s)/Month.  Convenience store & QSR Volumes: $(000s)/Month. Car Wash Volume: Car Washed/Month.

Distances: Miles. Prices: $




Subject site details Mr. Bakko

1740 Glengary Road, Commerce Township, MI 48390

Visibility Average Stop Fuel Or Truck x Primary St Barrier None
Site Name Commerce Lake Market QOasis x Primary St Number of Thru Lanes 1
C-Store Low Small Sign v Primary St Traffic Count 6000
Site Location Inside Lot Front (m) 250 Primary Street Remote Access x
Site Direction N Lot Depth (m) 192 Secondary St Barrier None
Operation Type Independent Location Type City Street Secondary St Number of Thru Lanes 0
Date Survey 6/16/2026 3:37 Landscaping Significant Secondary St Remote Access x
Appearance Above Average Hi Rise Sign x Secondary St Traffic Count 11000
. . Has Canopy 4 Street1 Near Traffic Control 4
. Street2 Near Traffic Control x
Mr. Bakko Mobil
1740 Glengary Road, Commerce Township, Ml 48390 Blockage
Diesel Offered v Attend Service x Cash Registers 3 Wash Offered x Wash Competitors 0
GasOffered v Average Discount 0 Cooler Doors 21 Short Tunnel x Shop Competitors 3
Layout of Forecourt Parallel DieselAttd Grade1 Price 0 Dedicated Park. Spaces 11 Long Tunnel x QSR Distance to Nearest Competitor 1.53
Diesel Brand Name Mobil DieselAttd Grade1 Price Posted x External Merchandising Average Number of QSR Competitors 3
GasBrand Name Mobil DieselSelf Grade1 Price 609.9 Hypermarket x Has Toilets For Customers v
Bypass Lanes 2 DieselSelf Grade1 Price Posted v Shop Brand Commerce Lake Has ATM 4
Fuel Saturday Hours Open 16 Market GasCompetitors 1
Fuel Sunday Hours Open 14 Shop Offered 4 Distance to Nearest GasOffer (Kms) 1.86
GasAttd Grade1 Price 0 Distance to Nearest Diesel Offer (Kms) 1.88
GasSelf Grade1 Price 429.9 QSR Has Drive < Diesel Competitors 1
GasSelf Grade1 Price Posted v Thru Auto Repair Bays 0
Diesel Pumps 4 Opening Hours (Mon-Fri) 17 Bakery v Catering %
Diesel SFP 8 Pay At CStore v Coffee Type Barista x
Fueling Position Penalty x Pay At Pump v Coffee Type Bean To Cup v
Gos Pumps ‘ Coffe Type Dispense ‘
Gas SFPs 8 Cold Beer Size Cave
Pump Islands (info only) 2 Cst9re Selling Area 6857 Gas Volume 112
Deli * Shop Volume 167
Has Kitchen v
Offers Wine Liquor v

Prices/Service/Hours

Monday Sunday Hours Open 17




Site Plan Mr. Bakko

1740 Glengary Road, Commerce Township, MI 48390



Mr. Bakko

1740 Glengary Road, Commerce Township, MI 48390

Simulation Detail

Attribute Base Case Case 2 Case 3 Case 4
GasBrand Name Mobil Marathon Shell Mobil
Gas Pumps 4 4 4 6
Gas SFPs 8 8 8 12
Gas Projection | S
Variance to Base A +3 [+3%] A +5 [+4%] A +25 [+22%]
Shop Brand Commerce Lake Market Commerce Lake Market Commerce Lake Market Commerce Lake Market
Cooler Doors 21 21 21 28
Dedicated Park. Spaces 11 11 11 19
Cstore Selling Area 6857 6857 6857 8000
Cstore Projection [[EA6Z A s e
Variance to Base A +4 [+2%] A +6 [+4%] A +25 [+15%]

Comments: All site characteristics, except for the Subject's fuel brand, store size and forecourt size, remained constant across all simulations.

In the Base Case, when introducing a Mobil branded fuel station to the existing Subject's standalone liquor store offering, while also updating and expanding the existing liquor store's appearance and in store offerings to a full convenience store. More
specifically, constructing a Mobil branded fuel station featuring a forecourt of 4 pumps / 8 fueling positions dispensing gas with 4 fueling positions also dispensing diesel and setting the Subject's fuel prices to match the BP branded fuel station located at
2167 N Wixom Road. The updated convenience store is proposed to maintain the Commerce Lake Market brand while expanding its offerings to include 11 parking spaces, 21 cooler doors, 3 cash registers, bakery items, hot food items, a beer cave, wine
and self-serve coffee among its offerings and maintain its full liquor store offering (please note the projected volumes above and throughout this report do not include any potential liquor sale volume), and accounting for the site operating Monday-Friday:
17 hours per day, Saturday: 16 hours per day, Sunday: 14 hours per day and offering a Mediterranean Cafe branded quick service restaurant within the convenience store,, the Subject's fuel station is projected to achieve a monthly average of 112,000
gallons of gas sold across its eight fueling positions and the Subject's convenience store is estimated to average $167,000 in monthly store sales, a projected increase of $65,000 in monthly sales from the changes made to the existing store and
introduction of a fuel station to the Subject.

In Case 2, if setting the Subject's fuel brand to Marathon and increasing the site's Monday-Saturday hours of availability by 1 hour per day, the Subject's fuel station is projected to achieve a monthly average of 115,000 gallons of gas sold, showcasing a
3,000 gallon increase in expected volume. With both a change in fuel brand from Mobil to Marathon and an increase in the site's hours of operations, it would appear Marathon is likely a similar performing or slightly weaker brand in potential customers
eyes with an increase in hours of operation producing a similar expected gas volume. The Commerce Lake Market branded store is expected to see a $4,000 increase to average monthly sales with the changes implemented in Case 2 of this report.

In Case 3, when changing the Subject's fuel brand to Shell and increasing the site's Monday-Saturday hours of availability by 1 hour per day, the Subject's fuel station is projected to achieve a monthly average of 117,000 gallons of gas sold across its eight
fueling positions and the Subject's convenience store is estimated to average $173,000 in monthly store sales. In comparison to Case 2, where the only difference between the two Cases is the fuel brand utilized, it would appear Shell is the more favorable
fuel brand to potential customers in the market. The Subject's convenience store is also benefitting from this added brand strength compared to Case 2.

In Case 4, by increasing the site's Monday-Saturday hours of availability by 1 hour per day while also increasing the Subject's forecourt size by 4 fueling positions along with a larger 8,000 sq ft convenience store with expanded parking and cooler doors,
the Subject's Mobil fuel station is projected to achieve a monthly average of 137,000 gallons of gas sold across its twelve fueling positions and the Subject's convenience store is also projected to achieve its highest expected monthly volume among all
four Cases provided in this report at an expected $192,000 in monthly sales. While Case 4 does represent the highest total fuel volume sold among all four Cases, the average number of gallons sold per fueling position does drop to the lowest efficiency
of all four Cases in this report.

* Gasoline & Diesel Volumes: Gallons (000s)/Month.  Convenience store & QSR Volumes: $(000s)/Month. Car Wash Volume: Car Washed/Month. Distances: Miles. Prices: $ = Change from base case




Demographics of the local area
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Mr. Bakko

1740 Glengary Road, Commerce Township, MI 48390

1,519 1,475
1,591 1,568

Age: Local Trade Area vs Oakland County[Market]

1! Local Area -+ @+ - Market

10-19 20-34 35-44 45-64 > 64
Age range

Comments: Commerce Township is located in Oakland County, Michigan. Within a 5 minute drive time of the Subject site the number of households per square mile, the population per square mile and the
number of workers per square mile are all below the Oakland County averages. The median household income in the area is $116,000 per year, which comes in just below, $2,000 less than the County market
average. Local residents are diverse while being predominantly Hispanic or White and most commonly aged 45-64 years old or second most commonly aged 20-34 years old.




Main competitor sites in the local area Mr. Bakko
1740 Glengary Road, Commerce Township, MI 48390

Site ID Distance Fuel Logo Fuel Name CStore Logo CStore Name Gas Pumps Diesel Self Price  Gas Self Price  Gas Volume  CStore Volume

-~

32415 1.53 7-Eleven 0 $0.00 $0.00 147
50055 1.86 GH BP {:} BP 4 $0.00 $4.40 77 115
32008 1.88 {:} BP {:} BP 4 $6.10 $4.30 132 158
32408 2.01 7-Eleven 0 $0.00 $0.00 134
50053 2.01 @ Sunoco Sunoco 3 $6.00 $4.30 42 24
50056 2.03 A Citgo A Citgo 4 $5.80 $4.20 63 Iy
50054 2.05 ﬁ Wow! - Wow 6 $5.80 $4.28 164 137
50008 2.18 Gi Marathon Commerce Market + Spirits 4 $0.00 $4.30 129 146
32413 2.32 7-Eleven 0 $0.00 $0.00 164
1003442 236 Speedway Speedway 6 $0.00 $4.30 185 170

Comments:

Provided above are the ten nearest competitors to the Subject site, among the sites surveyed as part of this report. When taking a closer look at the distance of the
competitors to the Subject, we can see that the Subject is set to open in to a mildly but still competitive market area with all ten nearest competitors located outside of
1.50 miles to the Subject. The Subject's nearest competitor is a standalone 7-Eleven (#32415) branded convenience store located 1.53 miles to the south at 710 Benstein
Road that is averaging $147,000 in monthly store sales. This is one of three standalone convenience store operations among the Subject's ten nearest competitors, all
three sharing the 7-Eleven branding. The Subject's nearest competitor to also offer fuel on site is the BP (#50055) located 1.86 miles west of the Subject at 2167 Wixom
Road, averaging 77,000 gallons of gas sold per month across its 4 pumps / 8 fueling positions, in addition to an average of $115,000 in convenience store sales from its
co-branded BP store. The highest performing convenience store and fuel station among the ten closest competitors is the Speedway (#1003442), achieving an average of
185,000 gallons sold and an average of $170,000 in monthly store sales. With the Subject an existing standalone liquor store with no fuel currently offered, with its own
established customer base prior to the proposed fuel station being added to the site as part of this report, the Subject is poised to benefit from its established footprint
and poised to compete strongly in the overall market and among its nearest competitors.




Map of fuel stations in the local area

Comments:
This map shows the Subject's ten nearest fuel competitors.
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Map of convenience store sites in the local area Mr. Bakko

1740 Glengary Road, Commerce Township, MI 48390
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Comments:
This map shows the Subject's ten nearest convenience store competitors.
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Mr. Bakko

1740 Glengary Road, Commerce Township, MI 48390

. Change in Gasoline Volume . Change in Convenience Store Sales
Site ID Brand Name Projected Actual Vol Change % Change Site ID Brand Name Projected Actual Vol Change % Change

Base Case: Impact on competitor volumes within the local area

50047 Mobil Mobil 64 74 -10 -13.50% 50047 Mobil Mobil 55 58 -3 -5.20%
50008 Marathon 112 129 -17 -13.20% 50055 {:} BP 109 115 -6 -5.20%
1003442 : Speedway 161 185 -24 -13.00% 32008 {:} BP 150 158 -8 -5.10%
50055 BP 67 77 -10 -13.00% 50054 iﬁ Wow 130 137 -7 -5.10%
32008 {:} BP 115 132 -17 -12.90% 32413 7-Eleven 156 164 -8 -4.90%
50054 m Wow! 143 164 -21 -12.80% 32415 7-Eleven 140 147 -7 -4.80%
50056 A Citgo 55 63 -8 -12.70% 50008 iﬁ Commerce Market + Spirits 139 146 -7 -4.80%
50053 Sunoco 37 42 -5 -11.90% 50056 A Citgo 40 42 -2 -4.80%
1003441 Mobil Mobil 112 0 112 0.00% 1003442 3 Speedway 162 170 -8 -4.70%
32408 7-Eleven 128 134 -6 -4.50%
50053 Sunoco 23 24 -1 -4.20%
1003441 iﬁ Commerce Lake Market 167 105 62 59.00%

Comments:

When analyzing the competitor impact on gas volumes from introducing a Mobil branded fuel station and updating and expanding the existing Subject's liquor store into a full convenience
store (#1003441), we can see that the impact to competitor's gas volumes are projected to range from 5,000-24,000 gallons lost. The Speedway (#1003442) is projected to lose the highest total
gallons to the Subject, an expected decrease of 24,000 gallons from their current average, but with their high overall fuel volumes, it is not projected to see the highest percentage of its current
volume lost. Instead, the Mobil (#50047) is projected to lose the highest percentage of its current volume at a projected 13.50% decrease in monthly gallons sold.

When analyzing the competitor impact on convenience store volumes from updating, expanding and remodeling the existing Subject's liquor store into a convenience store while also
introducing a Mobil branded fuel station to the lot, we can see that competitor's sales are projected to see decreases in volume ranging from $1,000-$8,000 lost. There are three differently
branded convenience store competitors all tied for seeing the highest total sales lost to the Subject site at $8,000 in average monthly sales, a standalone 7-Eleven, a BP and the Speedway
branded convenience store. With the Subject already an existing store in the market, the impact on competitor volumes is not as strong compared to the percentages of volume lost among
fuel competitors. Please note, the Subject's projected volumes included throughout this report do not include any liquor sale volume from the Subject.

*Any sites that have been impacted by less than 1,000 gallons per month in fuel sales have been excluded from this page of the report.
*Any sites that have been impacted by less than $1,000 per month in store sales have been excluded from this page of the report.



Base Case: Impact on competitor volumes within the local area Mr. Bakko

1740 Glengary Road, Commerce Township, MI 48390

1 N
Change in Gasoline Volume Change in Convenience Store Sales
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* Gasoline & Diesel Volumes: Gallons (000s)/Month.  Convenience store & QSR Volumes: $(000s)/Month. Car Wash Volume: Car Washed/Month. Distances: Miles. Prices: $



Case 2: Impact on competitor volumes within the local area Mr. Bakko

1740 Glengary Road, Commerce Township, MI 48390

. Change in Gasoline Volume . Change in Convenience Store Sales
Name Projected Actual Vol Change % Change Site ID Brand Name Projected Actual Vol Change % Change

Site ID Brand
50053 g@\ Sunoco 36 42 -6 -1430% 32415 7-Eleven 139 147 -8 -5.40%
32008 {:} BP 114 132 418 -13.60% 1003442 Speedway 161 170 -9 -5.30%
1003442 Speedway 160 185 25 -13.50% 32408 7-Eleven 127 134 7 -5.20%
50047 Moi, Mobil 64 74 410 -13.50% 50047  yopi Mobil 55 58 -3 -5.20%
50054 iﬁ Wow! 142 164 22 -13.40% 50055 {:} BP 109 115 -6 -5.20%
50008 Marathon 112 129 7 -13.20% 32008 {:} BP 150 158 -8 -5.10%
50055 {:} BP 67 77 410 -13.00% 50054 ib Wow 130 137 7 -5.10%
50056 A Citgo 55 63 -8 -12.70% 32413 7-Eleven 156 164 -8 -4.90%
1003441 Marathon 115 0 115 0.00% 50008 ib Commerce Market + Spirits 139 146 -7 -4.80%
50056 A Citgo 40 42 -2 -4.80%
50053 @ Sunoco 23 24 -1 -4.20%
1003441 ib Commerce Lake Market 171 105 66 62.90%

* Gasoline & Diesel Volumes: Gallons (000s)/Month.  Convenience store & QSR Volumes: $(000s)/Month. Car Wash Volume: Car Washed/Month. Distances: Miles. Prices: $



Case 2: Impact on competitor volumes within the local area

Change in Gasoline Volume
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Mr. Bakko

1740 Glengarv Road. Commerce Township. Ml 48390

. Change in Convenience Store Sales
Name Projected Actual Vol Change % Change

Case 3: Impact on competitor volumes within the local area

. Change in Gasoline Volume

StelD  Brand Name SteD  Brand
50053 @ Sunoco 36 42 -6 -1430% 32413 7-Eleven 155 164 -9 -5.50%
32008 {:} BP 114 132 -18  -13.60% 50008 ih Commerce Market + ... 138 146 -8 -5.50%
1003442 Speedway 160 185 -25 -13.50% 32415 7-Eleven 139 147 -8 -5.40%
50047 Mobil Mobil 64 74 -0 -13.50% 1003442 E 3 Speedway 161 170 -9 -5.30%
50054 Hﬁ Wow! 142 164 -22 -13.40% 32408 7-Eleven 127 134 -7 -5.20%
50008 Marathon 112 129 17 -13.20% 50047 Mobil Mobil 55 58 -3 -5.20%
50055 {:} BP 67 77 -10  -13.00% 50055 {:} BP 109 115 -6 -5.20%
50056 A Citgo 55 63 -8 -12.70% 32008 {:} BP 150 158 -8 -5.10%
1003441 @ Shell 117 0 117 0.00% 50054 ih Wow 130 137 -7 -5.10%
50056 A Citgo 40 42 2 -4.80%
50053 @ Sunoco 23 24 -1 -4.20%
1003441 Hﬁ Commerce Lake Market 173 105 68 64.80%

* Gasoline & Diesel Volumes: Gallons (000s)/Month.  Convenience store & QSR Volumes: $(000s)/Month. Car Wash Volume: Car Washed/Month. Distances: Miles. Prices: $



Case 3: Impact on competitor volumes within the local area Mr. Bakko

1740 Glengary Road, Commerce Township, MI 48390

Change in Gasoline Volume Change in Convenience Store Sales
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* Gasoline & Diesel Volumes: Gallons (000s)/Month.  Convenience store & QSR Volumes: $(000s)/Month. Car Wash Volume: Car Washed/Month. Distances: Miles. Prices: $



Case 4: Impact on competitor volumes within the local area Mr. Bakko

1740 Glengary Road, Commerce Township, MI 48390

. Change in Gasoline Volume . Change in Convenience Store Sales
Name Projected Actual Vol Change % Change Site ID Name Projected Actual Vol Change % Change

Site ID Brand Brand
50053 Sunoco 35 4 7 -16.70% 50053 e Sunoco 22 24 -2 -8.30%
50047  popi Mobil 62 74 12 -16.20% 5006 A Citgo 39 42 -3 -7.10%
32008 {:} BP 1M1 132 21 -15.90% 32008 {:} BP 147 158 11 -7.00%
50054 Hﬁ Wow! 138 164 26 -15.90% 50055 {:} BP 107 115 -8 -7.00%
50056 A Citgo 53 63 410 -15.90% 50047 b Mobil 54 58 -4 -6.90%
1003442 Speedway 156 185 29 -1570% 32415 7-Eleven 137 147 -10 -6.80%
50055 {:} BP 65 77 12 -15.60% 50008 ib Commerce Market + Spirits 136 146 -10 -6.80%
50008 Marathon 109 129 20 -15.50% 32408 7-Eleven 125 134 -9 -6.70%
1003441  pyopi Mobil 137 0 137 0.00% 32413 7-Eleven 153 164 -11 -6.70%
50054 ib Wow 128 137 -9 -6.60%
1003442 3 Speedway 159 170 -1 -6.50%
1003441 Commerce Lake Market 192 105 87 82.90%

* Gasoline & Diesel Volumes: Gallons (000s)/Month.  Convenience store & QSR Volumes: $(000s)/Month. Car Wash Volume: Car Washed/Month. Distances: Miles. Prices: $



Case 4: Impact on competitor volumes within the local area Mr. Bakko

1740 Glengary Road, Commerce Township, MI 48390

Change in Gasoline Volume Change in Convenience Store Sales
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* Gasoline & Diesel Volumes: Gallons (000s)/Month.  Convenience store & QSR Volumes: $(000s)/Month. Car Wash Volume: Car Washed/Month. Distances: Miles. Prices: $






Hﬁ Competitor photo and attributes

W Oakley Park Rd / 3035 S Commerce Rd

Site ID 32415 Has Canopy x Primary St Barrier None
Appearance Average Hi Rise Sign x Primary St Number of Thru Lanes 1
Date Survey 6/13/2026 21:10 Landscaping Minimal Primary St Traffic Count 20000
Operation Type Standalone C-Store Location Type City Street Primary Street Remote Access x
Site Direction SW Lot Depth (m) 126 Secondary St Barrier None
Site Location T-intersection Lot Front (m) 126 Secondary St Number of Thru Lanes 1
Site Name 7-Eleven QSR Low Small Sign v Secondary St Remote Access x
(Standalone) Qasis x Secondary St Traffic Count 11000

Visibility Average Stop Fuel Or Truck x Street1 Near Traffic Control x
Street2 Near Traffic Control 4

Blockage

Location/Ratings

X

Bypass Lanes 0
Layout of Forecourt N/A
Diesel Offered x
GasOffered x

Pumps/Fueling Positions

Diesel Pumps

Diesel SFP

Fueling Position Penalty
Gas Pumps

Gas SFPs

Pump Islands (info only)

O OO X OO

2 Wash Offered
14 Short Tunnel

Attend Service x Cash Registers

Average Discount 0 Cooler Doors

DieselAttd Grade1 Price 0 Dedicated Park. Spaces 8

DieselAttd Grade1 Price Posted x External Merchandising Average

DieselSelf Grade1 Price 0 Hypermarket x

DieselSelf Grade1 Price Posted x Shop Brand 7-Eleven

Fuel Saturday Hours Open 0 Shop Offered v

Fuel Sunday Hours Open 0 Shop Type Standalone

GasAttd Grade1 Price 0

GasAttd Grade1 Price Posted x

GasSelf Grade1 Price 0

GasSelf Grade1 Price Posted x

Opening Hours (Mon-Fri) 0 Bakery v

Pay At CStore x Coffee Type Barista X

Pay At Pump x Coffee Type Bean To Cup X
Coffee Type Dispense v
Cold Beer Size Medium
Cstore Selling Area 2600
Deli 4
Has Kitchen v

Prices/Service/Hours

Monday Sunday Hours Open 24

Long Tunnel

QSR Has Drive Thru
QSR Brand Name
Catering

Wash Competitors
Shop Competitors
x QSR Distance to Nearest Competitor
Number of QSR Competitors
Has Toilets For Customers
Has ATM
GasCompetitors
Distance to Nearest GasOffer (Kms)
Distance to Nearest Diesel Offer (Kms)

X
Distance to Nearest C-Store Offer (Kms)
7-Eleven X .
v Diesel Competitors

Auto Repair Bays

Volumes

Shop Volume

147




Hﬁ Competitor photo and attributes

Site ID
Appearance
Date Survey

Operation Type
Site Direction
Site Location

Site Name
Visibility

1101 Pontiac Trail / Commerce Rd

Blockage

6/13/2026 21:10

T-intersection
BP Gas Station

50055
Average

Has Canopy
Hi Rise Sign
Landscaping
Jobber Location Type

NE Lot Depth (m)
Lot Front (m)
Low Small Sign
Oasis
Stop Fuel Or Truck

Average

Location/Ratings

X

v

X

Minimal
City Street
126

126

X
X
X

Primary St Barrier None
Primary St Number of Thru Lanes 2
Primary St Traffic Count 14000
Primary Street Remote Access x
Secondary St Barrier None
Secondary St Number of Thru Lanes 1
Secondary St Remote Access x
Secondary St Traffic Count 7000
Street1 Near Traffic Control v
Street2 Near Traffic Control 4

Bypass Lanes 1 Attend Service

GasBrand Name BP Average Discount

Layout of Forecourt Parallel DieselAttd Grade1 Price

Diesel Offered x DieselAttd Grade1 Price Posted
GasOffered v DieselSelf Grade1 Price

DieselSelf Grade1 Price Posted
Fuel Saturday Hours Open
Fuel Sunday Hours Open
GasAttd Grade1 Price

GasAttd Grade1 Price Posted
GasSelf Grade1 Price

Pumps/Fueling Positions

Diesel Pumps 0 GasSelf Grade1 Price Posted
Diesel SFP 0 Opening Hours (Mon-Fri)
Fueling Position Penalty x Pay At CStore

Gas Pumps 4 Pay At Pump

Gas SFPs 8

Pump Islands (info only) 2

439.9

17

Cash Registers 2
Cooler Doors 13
Dedicated Park. Spaces 2
External Merchandising Average
Hypermarket x
Shop Brand BP
Shop Offered v
Shop Type C-Store
Offers Wine Liquor v
Has Kitchen v
Deli v
Cstore Selling Area 3500
Cold Beer Size Large
Coffee Type Dispense v
Coffee Type Bean To Cup x
Coffee Type Barista x

Prices/Service/Hours

Monday Sunday Hours Open 17

Wash Offered
Short Tunnel
Long Tunnel

QSR Has Drive Thru
QSR Brand Name

Catering

Wash Competitors 0

Shop Competitors 7

x QSR Distance to Nearest Competitor 0.46
Number of QSR Competitors 3

Has Toilets For Customers v

Has ATM v
GasCompetitors 5

Distance to Nearest GasOffer (Kms) 0.39

M Distance to Nearest Diesel Offer (Kms) 0.39
Krispy Distance to Nearest C-Store Offer (Kms) 0.39
Diesel Competitors 3

Krunchy .

v Auto Repair Bays 0

Volumes

Gas Volume 77
Shop Volume 115




Hﬁ Competitor photo and attributes

Site ID 32008 Has Canopy v Primary St Barrier None
Appearance Above Average Hi Rise Sign x Primary St Number of Thru Lanes 1
Date Survey 6/13/2026 21:10 Landscaping Minimal Primary St Traffic Count 16000
Operation Type Jobber Location Type Shopping Center Primary Street Remote Access x
Site Direction SW Lot Depth (m) 126 Secondary St Barrier None
Site Location T-intersection Lot Front (m) 176 Secondary St Number of Thru Lanes 1
Site Name BP Gas Station Low Small Sign v Secondary St Remote Access x
Visibility Below Average Oasis x Secondary St Traffic Count 3000
Stop Fuel Or Truck x Street1 Near Traffic Control v
Street2 Near Traffic Control x
2167 Wixom Rd / Loon Lake Rd
Blockage x
Bypass Lanes 2 Attend Service x Cash Registers 2 Wash Offered Wash Competitors 0
Diesel Brand Name BP Average Discount 10 Cooler Doors 21 Short Tunnel Shop Competitors 1
GasBrand Name BP DieselAttd Grade1 Price 0 Dedicated Park. Spaces 12 Long Tunnel x QSR Distance to Nearest Competitor 2.33
Layout of Forecourt Parallel DieselAttd Grade1 Price Posted x External Merchandising Average Number of QSR Competitors 0
Diesel Offered v DieselSelf Grade1 Price 609.9 Hypermarket x Has Toilets For Customers v
GasOffered v DieselSelf Grade1 Price Posted v Shop Brand BP Has ATM v
Fuel Saturday Hours Open 17 Shop Offered v GasCompetitors 0
Fuel Sunday Hours Open 16 Shop Type C-Store Distance to Nearest GasOffer (Kms) 3.09
GasAttd GradeT Price 0 QSR Has Drive Thru M Distance to Nearest Diesel Offer (Kms) 3.09
GasAttd Grade1 PI“ICE Posted x QSR Brand Name Saroki's D!stance to Ne.arest C-Store Offer (Kms) 1.88
) GasSelf Grade1 Price 429.9 Caterin % Diesel Competitors 0
Diesel Pumps 1 GasSelf Grade1 Price Posted v 9 Auto Repair Bays 0
Diesel SFP 2 Opening Hours (Mon-Fri) 17 Bakery x
Fueling Position Penalty x Pay At CStore v Coffee Type Barista x
Gas Pumps 4 Pay At Pump v Coffee Type Bean To Cup 4
Parp o : o .
Pump Islands (info only) 4 Cold Beer Size Cave
Cstore Selling Area 4500
Deli x Gas Volume 132
Has Kitchen 4 Shop Volume 158

Prices/Service/Hours

Monday Sunday Hours Open 17




Hﬁ Competitor photo and attributes

710 Benstein Rd / W Maple Rd

Site ID 32408 Has Canopy x Primary St Barrier None
Appearance Average Hi Rise Sign x Primary St Number of Thru Lanes 1
Date Survey 6/19/2026 21:43 Landscaping Minimal Primary St Traffic Count 11000
Operation Type Standalone C-Store Location Type City Street Primary Street Remote Access x
Site Direction NE Lot Depth (m) 126 Secondary St Barrier None
Site Location Corner Lot Front (m) 126 Secondary St Number of Thru Lanes 1
Site Name 7-Eleven QSR Low Small Sign v Secondary St Remote Access x
(Standalone) Qasis x Secondary St Traffic Count 13000

Visibility Below Average Stop Fuel Or Truck x Street1 Near Traffic Control v
Street2 Near Traffic Control 4

Blockage

Location/Ratings

X

Bypass Lanes 0
Layout of Forecourt N/A
Diesel Offered x
GasOffered x

Pumps/Fueling Positions

Diesel Pumps

Diesel SFP

Fueling Position Penalty
Gas Pumps

Gas SFPs

Pump Islands (info only)

O OO X OO

Attend Service x Cash Registers 2 Wash Offered Wash Competitors 0
Average Discount 0 Cooler Doors 13 Short Tunnel Shop Competitors 7
DieselAttd Grade1 Price 0 Dedicated Park. Spaces 15 Long Tunnel x QSR Distance to Nearest Competitor 1.05
DieselAttd Grade1 Price Posted x External Merchandising Average Number of QSR Competitors 2
DieselSelf Grade1 Price 0 Hypermarket x Has Toilets For Customers x
DieselSelf Grade1 Price Posted x Shop Brand 7-Eleven Has ATM v
Fuel Saturday Hours Open 0 Shop Offered v GasCompetitors 6
Fuel Sunday Hours Open 0 Shop Type Standalone Distance to Nearest GasOffer (Kms) 1.05
e et < DN e Ot 10
. QSR Brand Name 7-Eleven !stance to e.arest tore Offer (Kms) R
GasSelf Grade1 Price 0 Catering v Diesel Competitors 3
GasSelf Grade1 Price Posted x Auto Repair Bays 0
Opening Hours (Mon-Fri) 0 Bakery v
Pay At CStore x Coffee Type Barista X
Pay At Pump x Coffee Type Bean To Cup X
Coffe Type Dipense ‘
Cold Beer Size Medium
Cstore Selling Area 3500
. Shop Volume 134
Deli x
Has Kitchen 4

Prices/Service/Hours

Monday Sunday Hours Open 24




Hﬁ Competitor photo and attributes

750 Pontiac Trail / W Maple Rd

Site ID 50053 Has Canopy
Appearance Average Hi Rise Sign
Date Survey 6/13/2026 21:10 Landscaping
Operation Type Jobber Location Type

Site Direction
Site Location

T-intersection

SE Lot Depth (m)
Lot Front (m)

Site Name Sunoco Gas Station Low Small Sign
Visibility Average Oasis
Stop Fuel Or Truck
Location/Ratings
Blockage x

v Primary St Barrier None

x Primary St Number of Thru Lanes 2

Minimal Primary St Traffic Count 14000
City Street Primary Street Remote Access x
100 Secondary St Barrier None

100 Secondary St Number of Thru Lanes 2

x Secondary St Remote Access x

x Secondary St Traffic Count 22000

x Street1 Near Traffic Control v

Street2 Near Traffic Control 4

Bypass Lanes 1
Layout of Forecourt Parallel
Diesel Brand Name Sunoco
GasBrand Name Sunoco
Diesel Offered v
GasOffered v

Pumps/Fueling Positions

Diesel Pumps

Diesel SFP

Fueling Position Penalty
Gas Pumps

Gas SFPs

Pump Islands (info only)

w o W X N =

Attend Service x Cash Registers Wash Offered Wash Competitors 0
Average Discount 10 Cooler Doors 10 Short Tunnel Shop Competitors 6
DieselAttd Grade1 Price 0 Dedicated Park. Spaces Long Tunnel x QSR Distance to Nearest Competitor 0.07
DieselAttd Grade1 Price Posted x External Merchandising Average Number of QSR Competitors 3
DieselSelf Grade1 Price 599.9 Hypermarket Has Toilets For Customers v
DieselSelf Grade1 Price Posted v Shop Brand Sunoco Has ATM v
Fuel Saturday Hours Open 18 Shop Offered GasCompetitors 5
Fuel Sunday Hours Open 18 Shop Type C-Store Distance to Nearest GasOffer (Kms) 0.07
GasAttd Grade1 Price 0 . Distance to Nearest Diesel Offer (Kms) 0.07
. QSR Has Drive Thru .
GasAttd Grade1 Price Posted x Caterin Distance to Nearest C-Store Offer (Kms) 0.07
GasSelf Grade1 Price 429.9 9 Diesel Competitors 2
GasSelf Grade1 Price Posted v Auto Repair Bays 0
Opening Hours (Mon-Fri) 18 Bakery «
Pay At CStore v .
Pav At Pum v Coffee Type Barista x
ay ump Coffee Type Bean To Cup X
_ Volumes
Coffee Type Dispense v
Cold Beer Size Small
Cstore Selling Area 800 Gas Volume 42
Deli x Shop Volume 24

| VAT N PN

Prices/Service/Hours

18

Monday Sunday Hours Open

v




Hﬁ Competitor photo and attributes

Site ID 50056 Has Canopy v Primary St Barrier None

Appearance Average Hi Rise Sign x Primary St Number of Thru Lanes 1

Date Survey 6/13/2026 21:10 Landscaping Minimal Primary St Traffic Count 14000

Operation Type Jobber Location Type City Street Primary Street Remote Access x

Site Direction NE Lot Depth (m) 126 Secondary St Barrier None

Site Location Corner Lot Front (m) 126 Secondary St Number of Thru Lanes 1

Site Name Citgo Gas Station Low Small Sign v Secondary St Remote Access x

Visibility Average Oasis x Secondary St Traffic Count 9000

Stop Fuel Or Truck x Street1 Near Traffic Control v

Street2 Near Traffic Control 4

1715 Pontiac Trail / Decker Rd
Blockage x

Bypass Lanes 2 Attend Service x Cash Registers 1 Wash Offered x Wash Competitors 0
Diesel Brand Name Citgo Average Discount 0 Cooler Doors 8 Short Tunnel x Shop Competitors 6
GasBrand Name Citgo DieselAttd Grade1 Price 0 Dedicated Park. Spaces 2 Long Tunnel x QSR Distance to Nearest Competitor 0.6
Layout of Forecourt Parallel DieselAttd Grade1 Price Posted x External Merchandising Average Number of QSR Competitors 3
Diesel Offered v DieselSelf Grade1 Price 579.9 Hypermarket x Has Toilets For Customers x
GasOffered v DieselSelf Grade1 Price Posted v Shop Brand Citgo Has ATM v
Fuel Saturday Hours Open 17 Shop Offered v GasCompetitors 5
Fuel Sunday Hours Open 17 Shop Type C-Store Distance to Nearest GasOffer (Kms) 0.56

Pumps/Fueling Positions GasAttd Grade1 Price 0 QSR Has Drive Thru M Distance to Nearest Diesel Offer (Kms) 0.97
GasAttd Grade1 Price Posted x Caterin M Distance to Nearest C-Store Offer (Kms) 0.56
GasSelf Grade1 Price 419.9 9 Diesel Competitors 2

Diesel Pumps 1 GasSelf Grade1 Price Posted 4 Auto Repair Bays 0
Diesel SFP 1 Opening Hours (Mon-Fri) 17 Bakery x
Fueling Position Penalty x Pay At CStore v Coffee Type Barista x
Gas Pumps 4 Pay At Pump v Coffee Type Bean To Cup x
Pump Islands (info only) 2 Cold Beer Size Small
Cstore Selling Area 1300
Deli x Gas Volume 63
Has Kitchen x Shop Volume 42

Prices/Service/Hours

Monday Sunday Hours Open 17




Hﬁ Competitor photo and attributes

670 Pontiac Trail / S/ W Maple Rd

Site ID
Appearance
Date Survey

Operation Type
Site Direction
Site Location

Site Name
Visibility

Blockage

Wow! Gas Station

Location/Ratings

Above Average
6/13/2026 21:09

50054 Has Canopy

Hi Rise Sign

Landscaping

Jobber Location Type

E Lot Depth (m)

Inside Lot Front (m)

Low Small Sign

Oasis

Stop Fuel Or Truck

Average

v Primary St Barrier None

x Primary St Number of Thru Lanes 2
Significant Primary St Traffic Count 14000
City Street Primary Street Remote Access x
126 Secondary St Barrier None

176 Secondary St Number of Thru Lanes 0

x Secondary St Remote Access x

x Secondary St Traffic Count 0

x Street1 Near Traffic Control x

Street2 Near Traffic Control x

Bypass Lanes 1
Layout of Forecourt Parallel
Diesel Brand Name Wow!
GasBrand Name Wow!
Diesel Offered v
GasOffered v

Pumps/Fueling Positions

Diesel Pumps

Diesel SFP

Fueling Position Penalty
Gas Pumps

Gas SFPs

Pump Islands (info only)

—_
w N oY XN =

Attend Service

Average Discount

DieselAttd Grade1 Price
DieselAttd Grade1 Price Posted
DieselSelf Grade1 Price
DieselSelf Grade1 Price Posted
Fuel Saturday Hours Open
Fuel Sunday Hours Open
GasAttd Grade1 Price

GasAttd Grade1 Price Posted
GasSelf Grade1 Price

GasSelf Grade1 Price Posted
Opening Hours (Mon-Fri)

Pay At CStore

Pay At Pump

10

579.9

17

17

4279

17

Cash Registers 2
Cooler Doors 13
Dedicated Park. Spaces 2
External Merchandising Average
Hypermarket x
Shop Brand Wow
Shop Offered v
Shop Type C-Store
Bakery x
Coffee Type Barista x
Coffee Type Bean To Cup v
Coffee Type Dispense v
Cold Beer Size Cave
Cstore Selling Area 5300
Deli x
Has Kitchen 4

Prices/Service/Hours

Monday Sunday Hours Open 17

Wash Offered
Short Tunnel
Long Tunnel x

QSR Has Drive Thru x
QSR Brand Name Hot Chix
Catering v

Wash Competitors

Shop Competitors

QSR Distance to Nearest Competitor
Number of QSR Competitors

Has Toilets For Customers

Has ATM

GasCompetitors

Distance to Nearest GasOffer (Kms)
Distance to Nearest Diesel Offer (Kms)
Distance to Nearest C-Store Offer (Kms)
Diesel Competitors

Auto Repair Bays

Volumes

Gas Volume
Shop Volume

164
137




Hﬁ Competitor photo and attributes

19 Commerce Rd / E / Ponderosa St

Site ID
Appearance
Date Survey

Operation Type
Site Direction
Site Location

Site Name
Visibility

Blockage

Marathon Gas Station
Below Average

Location/Ratings

Above Average
6/19/2026 22:00
Independent

50008 Has Canopy
Hi Rise Sign
Landscaping
Location Type
S Lot Depth (m)
Inside Lot Front (m)
Low Small Sign
Oasis

Stop Fuel Or Truck

v Primary St Barrier None

x Primary St Number of Thru Lanes 1

Minimal Primary St Traffic Count 15000
City Street Primary Street Remote Access x
176 Secondary St Barrier None

176 Secondary St Number of Thru Lanes 0

v Secondary St Remote Access x

x Secondary St Traffic Count 0

x Street1 Near Traffic Control x

Street2 Near Traffic Control x

Bypass Lanes 1
GasBrand Name Marathon
Layout of Forecourt Parallel
Diesel Offered x
GasOffered v

Pumps/Fueling Positions

Diesel Pumps

Diesel SFP

Fueling Position Penalty
Gas Pumps

Gas SFPs

Pump Islands (info only)

N oo M X OO

Attend Service

Average Discount

DieselAttd Grade1 Price
DieselAttd Grade1 Price Posted
DieselSelf Grade1 Price
DieselSelf Grade1 Price Posted
Fuel Saturday Hours Open
Fuel Sunday Hours Open
GasAttd Grade1 Price

GasAttd Grade1 Price Posted
GasSelf Grade1 Price

GasSelf Grade1 Price Posted
Opening Hours (Mon-Fri)

Pay At CStore

Pay At Pump

24
24

429.9

24

Cash Registers 2
Cooler Doors 14
Dedicated Park. Spaces 4
External Merchandising Average
Hypermarket x
Shop Brand Commerce Market
+ Spirits
Shop Offered 4
Shop Type C-Store
Bakery x
Coffee Type Barista X
Coffee Type Bean To Cup v
Coffee Type Dispense v
Cold Beer Size Cave
Cstore Selling Area 1300
Deli x
Has Kitchen v
Offers Wine Liquor 4

Prices/Service/Hours

Monday Sunday Hours Open 17

Wash Offered
Short Tunnel
Long Tunnel x

QSR Has Drive Thru x

QSR Brand Name Krispy
Krunchy
Catering v

Wash Competitors

Shop Competitors

QSR Distance to Nearest Competitor
Number of QSR Competitors

Has Toilets For Customers

Has ATM

GasCompetitors

Distance to Nearest GasOffer (Kms)
Distance to Nearest Diesel Offer (Kms)
Distance to Nearest C-Store Offer (Kms)
Diesel Competitors

Auto Repair Bays

Volumes

Gas Volume
Shop Volume

129
146




Hﬁ Competitor photo and attributes

110 E Commerce Rd / Carroll Lake Rd

Site ID 32413
Appearance Average
Date Survey 6/13/2026 21:10

Operation Type Standalone C-Store

Site Direction NW
Site Location Corner
Site Name 7-Eleven QSR

(Standalone)

Location/Ratings

Has Canopy

Hi Rise Sign
Landscaping
Location Type

Lot Depth (m)

Lot Front (m)

Low Small Sign
Oasis

Stop Fuel Or Truck

X

X

Minimal
Shopping Center
126

126
v

X
X

Primary St Barrier None
Primary St Number of Thru Lanes 1
Primary St Traffic Count 15000
Primary Street Remote Access x
Secondary St Barrier None
Secondary St Number of Thru Lanes 1
Secondary St Remote Access x
Secondary St Traffic Count 10000
Street1 Near Traffic Control v
Street2 Near Traffic Control 4

Blockage

Bypass Lanes 0
Layout of Forecourt N/A
Diesel Offered x
GasOffered x

Pumps/Fueling Positions

Diesel Pumps

Diesel SFP

Fueling Position Penalty
Gas Pumps

Gas SFPs

Pump Islands (info only)

O OO X OO

Attend Service

Average Discount

DieselAttd Grade1 Price
DieselAttd Grade1 Price Posted
DieselSelf Grade1 Price
DieselSelf Grade1 Price Posted
Fuel Saturday Hours Open
Fuel Sunday Hours Open
GasAttd Grade1 Price

GasAttd Grade1 Price Posted
GasSelf Grade1 Price

GasSelf Grade1 Price Posted
Opening Hours (Mon-Fri)

Pay At CStore

Pay At Pump

X X O X O X OO0 0O X O X OO0 X

Cash Registers 2
Cooler Doors 12
Dedicated Park. Spaces 10
External Merchandising Average
Hypermarket x
Shop Brand 7-Eleven
Shop Offered v
Shop Type Standalone
Bakery v

Coffee Type Barista x

Coffee Type Bean To Cup X

Coffee Type Dispense v
Cold Beer Size Small
Cstore Selling Area 3500
Deli x
Has Kitchen 4

Prices/Service/Hours

Monday Sunday Hours Open 24

Wash Offered
Short Tunnel
Long Tunnel x

QSR Has Drive Thru x
QSR Brand Name 7-Eleven
Catering v

Wash Competitors 0
Shop Competitors 2
QSR Distance to Nearest Competitor 0.27
Number of QSR Competitors 2
Has Toilets For Customers v
Has ATM v
GasCompetitors 1
Distance to Nearest GasOffer (Kms) 0.27
Distance to Nearest Diesel Offer (Kms) 3.09
Distance to Nearest C-Store Offer (Kms) 0.27
Diesel Competitors 0
Auto Repair Bays 0

Volumes

Shop Volume 164




Hﬁ Competitor photo and attributes

1700 E West Maple Rd / Decker Rd

Site ID
Appearance
Date Survey

Operation Type
Site Direction
Site Location

Above Average
6/13/2026 21:08

1003442 Has Canopy
Hi Rise Sign
Landscaping
Company Location Type
SW Lot Depth (m)

Corner Lot Front (m)

Site Name Speedway Gas Station Low Small Sign
Visibility Average Oasis
Stop Fuel Or Truck
Location/Ratings
Blockage x

v Primary St Barrier None

x Primary St Number of Thru Lanes 1

Minimal Primary St Traffic Count 22000
City Street Primary Street Remote Access x
176 Secondary St Barrier None

226 Secondary St Number of Thru Lanes 1
Secondary St Remote Access x

Secondary St Traffic Count 9000

Street1 Near Traffic Control v

Street2 Near Traffic Control 4

Bypass Lanes 2
Layout of Forecourt Parallel
GasBrand Name Speedway
Diesel Offered x
GasOffered v

Pumps/Fueling Positions

Diesel Pumps

Diesel SFP

Fueling Position Penalty
Gas Pumps

Gas SFPs

Pump Islands (info only)

—_
AN oYX OO

Attend Service

Average Discount

DieselAttd Grade1 Price
DieselAttd Grade1 Price Posted
DieselSelf Grade1 Price
DieselSelf Grade1 Price Posted
Fuel Saturday Hours Open
Fuel Sunday Hours Open
GasAttd Grade1 Price

GasAttd Grade1 Price Posted
GasSelf Grade1 Price

GasSelf Grade1 Price Posted
Opening Hours (Mon-Fri)

Pay At CStore

Pay At Pump

X O X O o X

24
24

429.9

24

Cash Registers 2
Cooler Doors 12
Dedicated Park. Spaces 10
External Merchandising Average
Hypermarket x
Shop Brand Speedway
Shop Offered v
Shop Type C-Store
Bakery v
Coffee Type Barista x
Coffee Type Bean To Cup v
Coffee Type Dispense v
Cold Beer Size Cave
Cstore Selling Area 4500
Deli 4
Has Kitchen 4
Offers Wine Liquor v

Prices/Service/Hours

Monday Sunday Hours Open 24

Wash Offered
Short Tunnel
Long Tunnel x

QSR Has Drive Thru
Catering

Wash Competitors 0
Shop Competitors 6
QSR Distance to Nearest Competitor 0.53
Number of QSR Competitors 3
Has Toilets For Customers v
Has ATM v
GasCompetitors 5
Distance to Nearest GasOffer (Kms) 0.04
Distance to Nearest Diesel Offer (Kms) 0.59
Distance to Nearest C-Store Offer (Kms) 0.04
Diesel Competitors 3
Auto Repair Bays 0

Volumes

Gas Volume 185
Shop Volume 170













Commerce Lake Market
1740 Glengary Rd
Commerce Township, Mi 48390

March 25, 2026

Charter Township of Commerce
David Campbell, Paula Lankford
2009 Township Dr

Commerce Township, Mi 48390

Petition for Conditional Rezoning:

North-East corner of Glengary and Benstein Roads

1740 Glengary Rd, Commerce Township, Mi 48390 from B2 to B3
And

2750 Benstein Rd, Commerce Township, Mi 48390 from R-1D to B3

To Mr. David Campbell and Mrs Paula Lankford,

We ask that you consider this request to petition the Charter Township of Commerce for a
conditional rezoning in regards to the two addresses listed above.

With respect, we request that these two properties be rezoned to B-3 General Business
through a conditional rezoning agreement for the reasons listed below:

Proposed Conditions:

- We will build, and only build, a gas station and new c-store, as agreed with the
planning department.

- Hours of operations will be limited, from 6AM to 11PM (Monday thru Friday) and
8AM to 10PM (Saturday and Sunday).

- Up to date brick and stone elevation from the required code requirements.

- We will design and lay out a section for tables and benches for customers and
residents from the neighborhood to have a space for sitting and eating, and to
make it more walkable in the warmer months.



Enhanced landscaping planning and designing along Benstein and Glengary
Roads.
The new building will have an enhanced flat roof design.

How this helps the community:

Build a gas station into the neighborhood, with positive feedback and support from
customers and the neighborhood who agree that one is needed here based on the
nearest gas station being at least 2 miles away in one direction. Our location would
service rec fuel to provide convenience for the residents with boats and PWC.

A brand new building will be constructed from the ground up in the farther corner
of the lot and the current building will be demolished. The current building is
getting too old to continue to keep up with the township's standards and will be
built with all brick, and no other materials, for longevity, curb appeal and
consistency with the township’s standards and expectations for new development.
The parking lot will be increased from 9 parking spaces to 28 combined total
parking spaces available to accommodate all customers who wish to stop at our
location (this includes parking at the gas pumps). There will be increased space for
customers, employees and delivery drivers to enter and exit the property safely
with the extra space on the lot and entrances and exits on both sides of the corner.
The building's exterior and the parking lot will be properly lit in the evening and
night times for the safety and comfortability for everyone, especially customers
with children.

The landscaping will be thoughtfully designed with the proper shrubs, trees,
flowers, etc. for curb appeal.

Pull the majority, if not all, liquor off the floor and behind the counter. Place the
wine in a separate section. This will increase floor space for grocery and/or
essential needs and inventory.

Higher ceiling and a more well lit store and more space for customers to maneuver
without bumping or coming into contact with each other or delivery drivers as
often.

This increased space the new building brings will allow us to increase our charity
work, such as clothing drives, food drives, fundraisers with the Eagles Club, etc.
We plan on breaking ground as soon as we have the approval from the appropriate
departments.

Breakdown of the property with a picture of the aerial view and a number key shown

below:



. Current party store to be developed into a gas station and new c-store.

. Commercial property to the east of the current party store (1740 Glengary Rd).
Will provide as a buffer property between proposed gas station/c-store and the
residential closest to the east.

. Commercial property west of the current party store between the building and the
intersection of Glengary and Benstein Roads.

. Commercial property south of the current party store with more commercial
properties immediately south and east of it. They are also south of the current
party store.

. Commercial retail property with a parking lot capacity of approximately 20 cars
located west of the current party store and residential property where the proposed
gas station/c-store will be located.



Any questions you may have, please feel free to contact us.
Thank you,

Saad Bakko

















































































CONDITIONAL REZONING AGREEMENT BETWEEN
THE CHARTER TOWNSHIP OF COMMERCE AND GLENGARY GROUP, 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, Glengary Group, LLC, has 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 Glengary Group, LLC and the Charter Township of Commerce, as

indicated on the signature page hereof.

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”) and Glengary Group, LLC, a Michigan limited liability company, whose

address is 1740 Glengary Road, Walled Lake, Michigan 48390, (hereafter “Owner”).



Conditional Rezoning Agreement
Charter Township of Commerce and Glengary Group, LLC

Page 2 of 6
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. 17-21-276-063 and 17-21-276-064 (collectively “Property™).
4. Zoning Request. The Property is currently zoned B2, Community Business (17-21-276-
064) and R-1D, One Family Neighborhood Residential (17-21-276-063). Owner has
requested to rezone all the Property to a zoning classification of B3, General Business,

subject to those terms and conditions set forth in this Agreement.

5. Prohibited Uses. Upon rezoning of the Property from B2 and R-1D to B3, Owner agrees
that no principal permitted use, accessory use, or special land use permitted in the B3
District shall be permitted on the Property except for a gas station and convenience store

consistent with the Conditional Rezoning Plan attached as Exhibit B.

6. Specific Conditions. Rezoning of the Property from B2 and R-1D to B3 is subject to all

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.



Conditional Rezoning Agreement
Charter Township of Commerce and Glengary Group, LLC

Page 3 0of 6

d. Hours of operation for all uses on the Property shall be limited to 6:00 a.m. to 11:00
p.m. Monday through Friday, 7:00 a.m. to 11:00 p.m. Saturday, and 8:00 a.m. to
10:00 p.m. Sunday.

e. Elimination of the existing westernmost driveway servicing the Property which is
located on the north side of Glengary Road, so long as the traffic impact study finds
it to be advisable.

f. Fuel pump screens may be static or video, however there shall be no audio of any
kind associated with the fuel pumps except for communication with the store
attendant, if applicable.

g. Exterior seating on the Property including tables and benches for customers and
residents from the neighborhood to have space for sitting and eating.

h. Enhanced landscaping along Benstein and Glengary roads.

1. Recessed and direct downward fuel canopy lighting.

J- Neutral canopy colors without advertising on the canopy.

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

the conditions set forth herein.

8. Authority. The Owner acknowledges that it has the authority to enter into this Agreement

and to permanently bind itself, its successors, and assigns.

0. Voluntary Agreement. The Owner acknowledges that it is entering into this Agreement

voluntarily and that the Township has not required the Owner to offer conditions as a

requirement for rezoning.



Conditional Rezoning Agreement
Charter Township of Commerce and Glengary Group, LLC
Page 4 of 6

10.

11.

12.

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

Owner and all successors and assigns of the Property.

Term of Agreement. This Agreement shall terminate on June 1, 2029, unless a Certificate
of Occupancy is issued for the building to be constructed on the Property satisfying the
terms of this Agreement and the approved Site Plan for the Property. Upon termination,
the zoning of the Property shall revert to the B2 and R-1D zoning classifications as
applicable unless this Agreement is extended, in writing, by the Township Board as
provided in the Zoning Ordinance 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 B2 and

R-1D zoning classifications as applicable.

Reversion. Notwithstanding any provision herein to the contrary, any breach of this
Agreement by the Owner, or its 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 B2 and R-1D Zoning District
requirements as applicable. 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.



Conditional Rezoning Agreement
Charter Township of Commerce and Glengary Group, LLC
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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 page]



Conditional Rezoning Agreement
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OWNER:
GLENGARY GROUP, LLC, a Michigan limited
liability company
Dated: By:
Saad Bakko

Its: Managing Member

STATE OF MICHIGAN )

) ss.
COUNTY OF )
The foregoing instrument was acknowledged before me this day of

, 2026, by Saad Bakko who is the Managing Member of Glengary Group,
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\commerce lake market\docs\2026-07-22 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:

WEST " OF SOUTH 2 LOT 18 AND WEST 2 OF LOT 19, EXCEPT THE
SOUTH 29 FEET THEREOF, LEMKE SUBDIVISION, ACCORDING TO THE
PLAT THEREOF AS RECORDED IN LIBER 28, PAGE 5 OF PLATS,
OAKLAND COUNTY RECORDS.

Parcel ID No. 17-21-276-063
Commonly known as: 2750 Benstein Road, Commerce Township, Michigan 48390



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

THE EAST 2 OF LOTS 19 AND 20 AND THE EAST 2 OF THE SOUTH 2 OF
LOT 18, LEMKE SUBDIVISION, ACCORDING TO THE PLAT THEREOF, AS
RECORDED IN LIBER 28, PAGE 5 OF PLATS, OAKLAND COUNTY
RECORDS.

Parcel ID No. 17-21-276-064
Commonly known as: 1740 Glengary Road, Commerce Township, Michigan 48390



EXHIBIT B

[See attached Conditional Rezoning Plan]
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To: Commerce Township Planning Commission

From: Commerce Township Planning Department
David Campbell, AICP — Planning Director
Paula Lankford — Senior Planner
Bethany Miller — Associate Planner

Date: August 3, 2026
RE: PSU #26-03

Luai’s Automotive, 4224 Martin Road
Vehicle repair establishment in the TLM zoning district

Project Information
Site: PIN 17-13-326-003
4224 Martin Road
Commerce Township, M| 48382
0.8 acres zoned Technology & Light Manufacturing (TLM)

Applicant: Luai’s Automotive (Luai Poota)
6872 Arlington Dr.
West Bloomfield, M| 48322

Property Owner: Martin Equities LLC (Gina lacobelli)
5645 Sashabaw Road
Clarkston, M| 48346

Project Overview

Luai’s Automotive (Luai Poota) proposes to re-purpose the existing building at 4224 Martin Road
for vehicle automotive repair. The site is approximately 0.8 acres with two existing driveways on
the north side of Pioneer Drive (no driveways along Martin Road). The site is zoned TLM
(Technology & Light Manufacturing), and vehicle/automotive repair is a special land use in the
TLM zoning district per Sec. 22.02 of the Township’s Zoning Ordinance. Consistent with the
Michigan Zoning Enabling Act and the Commerce Township Zoning Ordinance, a 15-day public
hearing notice for the special land use appeared in the Oakland Press on July 24, and notices were
mailed to all property owners within 300 feet. The Zoning Ordinance’s requirement to install a 4ft
x 8ft “Special Land Use Proposed” sign along the property’s Martin Road frontage was complied
with and installed.

The existing 9,700 sq ft building was built in 1988 on Unit 5 of the Homestead Industrial Park. The
most recent use was Mastec an in-home technology installation and smart home system
integration company. Luai’'s Automotive would re-purpose the existing building into an
automobile repair garage with all work being done inside the building. The services that will be
offered include diagnostics, brake work, suspension work, tire service, exhaust repair, and other
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general mechanical repairs. The site will not offer oil changes or fuel sales. There will be no
outdoor storage of tools, salvage cars, parts, tires, vehicle sales, dismantling off vehicles, fluids,
waste materials, or other related equipment, although Luai’s Automotive is requesting “outdoor
storage” in the form of temporary drop-off of vehicles. This would be drop-off that happens
during non-business hours in a designated area with the vehicle being moved indoors upon
opening on the following business day. The site has 26 existing paved parking spaces (one of
which appears to be striped as ADA-compliant barrier-free van-accessible space) which will
remain, and two overhead doors on the rear (west) elevation with a loading and unloading area.

Special Land Use Criteria

Section 34.08 of the Zoning Ordinance includes eight (8) criteria by which the Planning
Commission is to evaluate an application for any special land use. The criteria specific to the two
special land uses being sought are discussed further below. The language of Section 34.08 is
provided as follows:

SECTION 34.08.  Standards for Special Land Use Approval
Approval of a special land use shall be based upon the determination that the proposed use
complies with all applicable requirements of this Ordinance, and all of the following standards
as deemed applicable to the use by the Planning Commission:

1. A documented need exists for the proposed use. A documented and immediate need
exists for the proposed use within the community.
2. Compatibility with adjacent uses. The special land use is compatible with adjacent

uses and the existing or intended character of the surrounding neighborhood, and will
not have an adverse impact upon or interfere with the development, use or enjoyment
of adjacent properties, or the orderly development of the neighborhood.

3. Compatibility with the Master Plan. The special land use location and character is
consistent with the general principles, goals, objectives and policies of the adopted
Master Plan.

4. Compliance with applicable regulations. The proposed special land use is in

compliance with all applicable provisions of this Ordinance other county, state, and
federal requirements, and conditions imposed by the Planning Commission.

5. Impact upon public services. The special land use’s impact upon public services
will be served adequately by essential public facilities and services, and will not exceed
the existing or planned capacity of such services. For purposes of this Section, such
services shall include, but are not limited to police and fire protection, drainage and
stormwater management facilities, municipal water and sanitary sewer facilities, refuse
disposal, recreational facilities, and educational services.

6. Traffic impacts. The special land use is designed and located in a manner that
minimizes any adverse traffic impacts caused or exacerbated by the use.
7. Environmental and public health, safety, welfare impacts. The location, design,

activities, processes, materials, equipment, and operational conditions of the special
land use will not be detrimental or injurious to the environment or the public health,
safety, and welfare by reason of traffic, noise, vibration, smoke, fumes, odors, dust,
glare, light, drainage, topographic changes or other adverse impacts.
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8. Isolation of existing uses and/or form of development. Approval of the special land
use location will not result in a small residential or non-residential area being
substantially surrounded by incompatible uses or form of development.

If the Planning Commission were to approve the special land use, they would need to do so
based in part on a finding that the proposed special land use satisfies the eight criteria of Sec.
34.08.

PSU #26-03 — Vehicle Repair Establishment in the TLM zoning district

Luai’s Automotive at 4224 Martin Road is applying to be a vehicle repair establishment, which is
a special land use in the TLM zoning district, based on staff’s understanding the vehicles will be
serviced and repaired inside the existing building. Vehicle repair establishments in the TLM
zoning district are subject to the Use Standards of Sec. 26.303 for an Automobile Repair Garage.
It should be noted that several of the Use Standards of Sec. 26.303 include criteria specific to an
automotive gas station, which Luai’s Automotive is not, making those particular Use Standards
not relevant. All 14 Use Standards for an Automobile Repair Garage are as follows:

Section 26.303. Automobile Repair Garages
A. Automobile repair garages for the minor and major repair of automobiles, trucks,
recreational vehicles, and other motor vehicles shall be subject to the following:

1. The minimum lot area shall be as follows: If fuel is served: one (1) acre. If fuel is
not served: one half (¥) acre. There shall be a minimum of 200 feet of frontage on
a public road classified as a collector, arterial or thoroughfare by either the
Township’s Master Plan, or county or state road authorities.

2. Any fueling structures or operations shall be subject to the conditions of Article 26
Automobile Fueling Stations above.

3. Curb openings for drives shall not be permitted where the drive would create a
safety hazard or traffic nuisance for other ingress and egress drives, traffic
generated by other buildings or uses, or adjacent pedestrian crossings.

a. Vehicle access to local streets shall be prohibited.

b. The edge of any access drives shall be set back a minimum of 100 feet from
the intersections of two (2) road right-of-way lines. No more than one access
drive curb opening shall be permitted per road.

c. Permitted curb cuts shall have a minimum width of 24 feet at the road
right- of-way line, and a maximum width of 30 feet.

4. Overhead doors shall not face residential districts or uses. The Planning
Commission may modify this requirement upon determining that there is no
reasonable alternative, and that adequate screening has been provided per Article
29 (Methods of Screening and Buffering).

5. All lighting fixtures under the canopy shall be fully recessed into the canopy
structure. The Planning Commission may permit a maximum intensity of 20.0
footcandles for lighting under the canopy, provided that site lighting is otherwise
in compliance with this Ordinance.

6. All equipment and service bays shall be entirely within an enclosed building, and all
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repair work shall be conducted completely within an enclosed building. Repair
stations shall not be permitted on sites immediately adjacent to any residential
zoning district or use.

The storage, sale, rental or display of new or used cars, trucks, trailers, and any
other vehicles, vehicle components and parts, materials, commodities, supplies or
equipment on the premises is prohibited except in conformance with the
requirements of this Section and Ordinance.

Inoperable vehicles shall not be stored or parked outside for a period exceeding
30 days. The storage of vehicles shall be obscured from view with an obscuring wall
or fence in accordance with the provisions of Screening in Article 29. No stored
vehicle shall occupy a required parking space.

Partially dismantled vehicles, damaged vehicles, new and used parts, and
discarded parts shall be stored within a completely enclosed building.

Such uses shall be screened from all road rights-of-way and abutting residential
districts or uses in accordance with Article 29 (Methods of Screening and Buffering —
buffer type C).

Accessory uses shall conform to the standards for such uses, as specified in this
Ordinance.

There shall be no external evidence of service and repair operations, in the form
of dust, odors or noise, beyond the interior of the service building. Buildings
containing service and repair activities shall have appropriate filtering systems to
prevent emission of paint odors. Building walls facing any residential districts or
uses shall be of masonry construction with soundproofing.

There shall be no releasing of toxic gases, liquids or materials in any form into the
atmosphere, the earth, or the public water or sewer systems. The applicant shall
submit a Pollution Incidence Protection Plan (PIPP) describing measures to
prevent groundwater contamination caused by accidental gasoline spills or
leakage, such as special check valves, drain back catch basins, and automatic shut
off valves.

A traffic impact study may be required by the Planning Commission or Planning
Director, per Article 28 (Traffic Impact Studies).

Should the Planning Commission opt to approve the special land use for a Vehicle Repair
Establishment in the TLM zoning district, they should do so conditional upon Luai’s Automotive
operating consistently with the Use Standards of Section 26.303. It shall be the Planning
Commission’s determination whether a traffic impact study should be required; part of the
Planning Commission’s determination might be based upon the traffic that can reasonably be
expected to be generated by a vehicle repair facility versus that that could be generated by any
of the other uses that could be permitted within the existing building.

Access

There are two full movement driveways on the north side of Pioneer Drive that will remain
unaltered, thus not requiring any reviews from the Road Commission for Oakland County (RCOC).
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Parking, Loading, Circulation, and Design

There are 26 parking spaces that exist on both the south side and west side of the building. There
is no new parking spaces proposed. As mentioned above there is an existing loading and
unloading area at the rear of the building. Consistent with ADA requirements, at least one of
the existing parking spaces with the most direct route to the building’s public entrance should
be kept as a barrier-free van accessible parking space.

The existing driveways currently appears to meet the dimensional standards of Article 28 of the
Zoning Ordinance relative to driveway width and curve radius.

Sidewalks

Sec. 32.04 of the Zoning Ordinance provides the Planning Commission the authority to require a
frontage sidewalk/pathway as a condition of site plan approval. No sidewalk/pathway currently
exists along either side of Martin Road north of Oakley Park. An 8ft sidewalk/pathway exists
along both sides of Martin Parkway from Oakley Park to Pontiac Trail, such that it is reasonable
to anticipate a future 8ft sidewalk/pathway along at least one side of Martin from Oakley Park to
Richardson as noted in the Township’s Non-Motorized Plan. In lieu of requiring installation of
an 8ft sidewalk/pathway along the Martin Road frontage of 4224 Martin Road, the Planning
Commission could opt for the applicant to deposit an amount into the Township’s sidewalks &
pathways fund in an amount proportionate to the cost to construct a frontage
sidewalk/pathway.

Signs

The site plan does not include a sign detail for a ground sign or any changes being made to the
existing ground sign. Luai’s Automotive is not proposing or planning on any type of signage at
this time, although it is assumed they would want to repurpose/reface the existing freestanding
sign along Martin Road. The Planning Commission typically defers approval of Sign Permits to
the Building Department. All sighage must meet the requirements of Article 30 of the Commerce
Township Zoning Ordinance. Signs are only permitted as a building wall sign, or as a freestanding
ground sign. If the existing ground sign is to be re-purposed, the Planning Commission might
consider as a condition of site plan approval an upgrade of the existing sign to “skin” the base
such that it has the appearance of a monument sign on a base.

Dumpster enclosure design and location

The site currently has a dumpster in the rear of the property that is not in an enclosure. Per Sec
26.517 (B) of the zoning ordinance, all large outdoor collection receptables shall be completely
enclosed and secured by a decorative screen wall on three sides, and steel reinforced, opaque
and lockable wooden gates with the enclosure material designed to match the building. Any
Planning Commission approval should be conditioned upon administrative review of a planned
dumpster/enclosure.

Exterior Lighting
No exterior lighting plan was submitted for the parking lot. While the Zoning Ordinance does not
require commercial sites/parking lots be illuminated, if sites are proposed to be illuminated that
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illumination must comply with the exterior lighting standards of Article 31 (height, intensity, light
trespass, etc.). If the Planning Commission opts to approve the special land use, they should
do so conditionally upon an administrative review & approval of any planned exterior lighting,
which would include manufacturers details on the proposed light fixtures.

Comments & Recommendations from Reviewing Agencies
With this site already having an existing building and no changes being made to the exterior, only
the Fire Marshal was asked to review the new use proposed.

Fire Department — Fire Marshal’s review dated July 13, 2026

e Recommendation: Recommend approval

¢ Planning Department’s comments: The Fire Marshal provided what are his mostly standard
comments.

Recommendation and Potential Motion Language

The Planning Commission should hold the public hearing on the special land use (vehicle repair
establishment in the TLM zoning district) consistent with the Township’s Zoning Ordinance and
the Michigan Zoning Enabling Act. If the Planning Commission determines the proposed use
satisfies the respective criteria of Section 34.08 and 26.303 of the Zoning Ordinance, they should
approve the special land use conditional upon any direction the Planning Commission provides.
The Planning Department offers the following motion language for the Planning Commission’s
consideration:

Move to approve PSU #26-03, a special land use for Luai’s Automotive, to allow a vehicle repair
establishment within the TLM - Technology & Light Manufacturing zoning district at 4224
Martin Road. Special land use approval is based on the following findings:

1. The applicant has demonstrated to the satisfaction of the Planning Commission that the
proposed use complies with the general standards for special land use approval within Sec.
34.08 of the Zoning Ordinance;

2. The applicant has demonstrated to the satisfaction of the Planning Commission that the
proposed vehicle repair establishment satisfies the intent of the Use Standards of Sec.
26.303 of the Zoning Ordinance so long as the conditions of approval listed below are
satisfied.

3. A traffic impact study for the proposed use shall not be required because the traffic
anticipated for a vehicle repair facility is consistent with other land uses that could be
permitted within the existing building and within the TLM zoning district.

Special land use approval for a vehicle repair establishment is subject to the following
conditions:
1. Perpetual compliance with the requirements of Sec. 26.303 of the Zoning Ordinance,
including but not limited to:
a. All repair work to be conducted within an enclosed building;
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b. Vehicles shall not be stored beyond temporary overnight parking of vehicles
dropped off after business hours;

c. Absolutely positively no outdoor storage including but not limited to outdoor
storage of partially dismantled vehicles, damaged vehicles, new and used parts, and
discarded parts;

d. No vehicle sales, rental/lease, and/or display.

2. Any installation of a dumpster/enclosure to be administratively approved by the Planning
Department;

3. A base to be installed under the existing freestanding sign to give it the appearance of a
monument sign;

4. A contribution to the Township’s sidewalks & pathways fund in an amount proportionate
to the installation of an 8ft concrete sidewalk along the site’s Martin Road frontage;

5. Signs to be reviewed and approved under a separate Sign Permit by the Building
Department subject to the requirements of Article 30 of the Zoning Ordinance;

6. Any exterior lighting — including security lighting — to be administratively approved by the
Planning Department and consistent with the height & cutoff standards of Article 31 of the
Zoning Ordinance;

7. (any other conditions as determined by the Planning Commission)









CHARTER TOWNSHIP OF COMMERCE
PLANNING COMMISSION
NOTICE OF PUBLIC HEARING

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 following proposed Special Land Use on MONDAY,
AUGUST 10, 2026 at 7:00 p.m.

PSU26-03

Luai’s Automotive is requesting Special
Land Use approval for an automotive
repair shop within an existing building
in the TLM (Technology & Light
Manufacturing) zoning district located
at 4224 Martin Rd.

.
_

Pioneer Dr

Sidwell No: 17-13-326-003

The proposed Special Land Use application, 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



THE CHARTER TOWNSHIP OF COMMERCE

FIRE DEPARTMENT
James Dundas 2401 Glengary Road Mark Gall
Fire Chief Commerce Township, Michigan 48382 Fire Marshal
Phone: (248) 624-5326
Fax: (248) 560-0053
WwWw.commercetwp.com

TO: Paula Lankford, Bethany Miller 7-13-2026
FROM: M. Gall, Fire Marshal
RE: Lua’s Automotive LLC

4224 Martin Rd.

Commerce Twp. 48390

This review is conducted using the 2024 International Fire Code with amendments as adopted by the
Charter Township of Commerce.

Project Information: Proposed Special Land Use. Existing industrial building. Approximately 8,500-10,000
sqg ft. All repair work will be completed inside the building.

General Site Information: This site is located on the northwest side of Martin and Pioneer Dr.

I am recommending approval of this site plan with the following conditions:

1. Fuel sources for construction equipment must have approved secondary containment. Accidental
discharge of fuel onto the ground is to be avoided.

2. The most important factor in making construction sites safe is making all the employees fire safety
minded. The requirements of the 2024 International Fire Code, Chapter 33 FIRE SAFETY DURING
CONSTRUCTION AND DEMOLITION, and NFPA 241 shall be followed during construction and or
demolition. 2A:10BC fire extinguishers shall be available during demo/construction operations. If using
any equipment for “HOT WORK?” additional fire extinguishers will need to be present where work is
being completed.

3. Itis recommended that smoking areas be established outside of the structures during the construction
phase.

4. The largest fire department apparatus requires an outside turning radius of 50 feet and inside turning
radius of 33 feet to negotiate a turn or intersection of a private or public roadway or cul-de-sac. Fire
apparatus shall have a minimum clearance of 14 feet from the road surface to any overhead obstruction,
such canopies or marquees.

5. Fire hydrants and public or private roadways dedicated as fire lanes shall remain open at all times.

Fire Marshal Office: (248) 560-0051 Ext # 4
Fire Marshal Office Fax: (248) 560-0053



THE CHARTER TOWNSHIP OF COMMERCE

FIRE DEPARTMENT
James Dundas 2401 Glengary Road Mark Gall
Fire Chief Commerce Township, Michigan 48382 Fire Marshal
Phone: (248) 624-5326
Fax: (248) 560-0053
WwWw.commercetwp.com

6. Hydrants shall be marked with a Standard 3/8" diameter white laminar matrix fiberglass shaft with red
and white highly reflective tape stripes that provide instant day and night visibility in all weather
conditions and situations of heavy snow fall and seasonal vegetation overgrowth. The resilient 3/8"
diameter white laminar matrix fiberglass shaft is attached to a heavy duty MIL SPEC zinc plated carbon
steel spring mount that allows for 360-degree total flexibility and installed using one of the bonnet's
bolts and nuts. This will be required for the hydrant at the corner of Martin and Pioneer on the property.

7. State and Federal agency requirements for storage, spill prevention, record keeping, emergency
response, transport and disposal of hazardous substances and polluting materials shall be meet.

8. All waste materials shall be removed in a manner, which prevents injury or damage to persons,
adjoining property and public rights of way. Where the removal of any material will cause an excessive
amount of dust, such material shall be wet down to prevent the creation of a nuisance.

9. Provide scheduled daily cleanup of scrap lumber, paper products corrugated cardboard and other debris.
Portable trash bins located a minimum of 15’ from a structure is a convenient method of handling the
problem. If debris is stored in a pile, it must be at least 15’ from any structure.

10. Outside storage cannot exceed 20’ in height and can be no closer to the building than 15’

11. During construction building material shall NOT be stored in the roadways.

12. All entrances and exits (including any boulevard or emergency) shall maintain the minimum fire lane
unobstructed width of 20 feet at all times.

13. Construction and contractor vehicles shall park on the non-fire hydrant side of the street to prevent
double parking situations and allow for a fire lane to be maintained along with access to all the fire
hydrants at all times.

14. A knox box will be required if one is not already on the existing building along with the current keys for
all access of the building.

Respectfully,
TR
Heb(d

Mark Gall, Fire Marshal

Commerce Township Fire Department

Fire Marshal Office: (248) 560-0051 Ext # 4
Fire Marshal Office Fax: (248) 560-0053





















To: Commerce Township Planning Commission
From: Commerce Township Planning Department
David Campbell, AICP — Planning Director
Paula Lankford — Senior Planner
Bethany Miller — Associate Planner
Date: August 3, 2026
RE: PSU#26-04 and PSP#26-06
Squeals Landscaping with outdoor storage of landscape materials
and a parking lot
Units 30 & 32 Homestead Industrial Park; 17-13-326-021 & 4184 Pioneer Dr.
Site plan & special land use in TLM (Technology & Light Manufacturing)
Site: PIN: 17-13-326-021 & 17-13-326-023
4184 Pioneer Dr & vacant lot
Approx. 2.4 gross acres
Applicant & Squeals Landscaping Inc
property owner: David Biel - Owner
4224 Martin Road
Commerce Twp, Ml 48390
Property Owner: Same
Project Engineer: Orman Engineering, LLC
Alexander Orman, PE
5476 Vivian Lane
Waterford, Ml 48327
Project Architect: Squeals Landscaping

Leslie McShane
4184 Pioneer Drive
Commerce Twp, MI 48390

Project Overview

Squeals Landscaping (David Biel) proposes to combine his two parcels, Units 30 & 32 of the
Homestead Industrial Park, to add a parking lot and extend his outdoor storage of landscape
materials. The vacant lot is approx. 1.2 acres, when combined the two lots will be approx. 2.4
acres. Currently there is one existing driveway on the south side of Pioneer Drive and one
pathway of decorative pavers for display on Lot 32. Both lots are zoned TLM (Technology & Light
Manufacturing); outdoor storage is a special land use in the TLM zoning district per Sec. 22.02
of the Township’s Zoning Ordinance. Consistent with the Michigan Zoning Enabling Act and the
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Commerce Township Zoning Ordinance, a 15-day public hearing notice for the special land use
appeared in the Oakland Press on July 24, and notices were mailed to all property owners within
300 feet. The Zoning Ordinance’s requirement to install a 4ft x 8ft “Special Land Use Proposed”
sign along the property’s Pioneer’s Drive frontage was complied with and installed.

The existing 5,600 sq ft building was built in 1994 and has historically served as a light industrial
building, most recently a landscaping company. Squeals Landscaping will continue to use the
building for landscaping sales. The current site has 14 paved parking spaces (none of which
appear to be striped as ADA-compliant barrier-free van accessible spaces) which will remain and
one overhead door on the rear (south) elevation with a loading and unloading area. The rear
yard is currently used as outside storage for landscape materials.

The Unit 30 property is zoned TLM (Technology & Light Manufacturing), and per Sec. 22.02 of the
Township’s Zoning Ordinance, “landscape, building supply yards, and similar uses that involve
outdoor storage” are a special land use in the TLM zoning district. Squeals Landscaping proposes
to utilize the 1.2 acres of undeveloped lot for outdoor storage of landscape materials and a
parking lot categorized as follows:

e Vehicle/trailer/equipment parking/storage

e Area for block bins storing stone, mulch, topsoil, etc.

e Additional paved & curbed customer/employee parking (18 spaces)

The rear yard ground cover will be gravel. The outdoor storage area will be screened by existing
landscape buffer, 6" high wooden privacy fence along the southern and western property lines
as well as 6’ faux-stone privacy fence on the southerly portion of the new parking lot.

Squeals Landscaping is therefore seeking two approvals from the Planning Commission as
follows:
1. Special land use approval for outdoor storage of landscape materials/ equipment,
and supplies in the TLM - Technology & Light Manufacturing zoning district
2. Corresponding site plan approval for the layout & screening of the outdoor storage
and addition of a parking lot area in the TLM — Technology & Light Manufacturing
zoning district

The authority to approve a special land use and a corresponding site plan both rest with the
Commerce Township Planning Commission. Like many petitioners, Squeals Landscaping is
seeking those approvals from the Planning Commission concurrently; if the Planning
Commission approves the special land use, they could potentially approve the corresponding
site plan at the same meeting via two separate motions. Squeals Landscaping is seeking both
approvals as part of the Planning Commission’s agenda on August 10, 2026, an agenda that will
include the public hearing for the special land use.

Special Land Use (Sec. 34.08)
Any special land use is reviewed by the Planning Commission based on the “Standards for Special
Land Use Approval” applicable to any proposed special land use contained within Sec. 34.08 of
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the Zoning Ordinance.
The Standards for Special Land Use approval are as follows:

SECTION 34.08. Standards for Special Land Use Approval
Approval of a special land use shall be based upon the determination that the proposed use
complies with all applicable requirements of this Ordinance, and all of the following standards
as deemed applicable to the use by the Planning Commission:

1. A documented need exists for the proposed use. A documented and immediate need
exists for the proposed use within the community.
2. Compatibility with adjacent uses. The special land use is compatible with adjacent

uses and the existing or intended character of the surrounding neighborhood, and will
not have an adverse impact upon or interfere with the development, use or enjoyment
of adjacent properties, or the orderly development of the neighborhood.

3. Compatibility with the Master Plan. The special land use location and character is
consistent with the general principles, goals, objectives and policies of the adopted
Master Plan.

4. Compliance with applicable regulations. The proposed special land use is in

compliance with all applicable provisions of this Ordinance other county, state, and
federal requirements, and conditions imposed by the Planning Commission.

5. Impact upon public services. The special land use’s impact upon public services
will be served adequately by essential public facilities and services, and will not exceed
the existing or planned capacity of such services. For purposes of this Section, such
services shall include, but are not limited to police and fire protection, drainage and
stormwater management facilities, municipal water and sanitary sewer facilities, refuse
disposal, recreational facilities, and educational services.

6. Traffic impacts. The special land use is designed and located in a manner that
minimizes any adverse traffic impacts caused or exacerbated by the use.
7. Environmental and public health, safety, welfare impacts. The location, design,

activities, processes, materials, equipment, and operational conditions of the special
land use will not be detrimental or injurious to the environment or the public health,
safety, and welfare by reason of traffic, noise, vibration, smoke, fumes, odors, dust,
glare, light, drainage, topographic changes or other adverse impacts.

8. Isolation of existing uses and/or form of development. Approval of the special land
use location will not result in a small residential or non-residential area being
substantially surrounded by incompatible uses or form of development.

If the Planning Commission were to approve the special land use, they would need to do so
based in part on a finding that the special land use satisfies the eight criteria of Sec. 34.08.

PSU #26-04 - Accessory Outdoor Storage in the TLM zoning district

In addition to the general special land use criteria of Sec. 34.08, Sec. 22.02.K (1 through 5)
provides the Planning Commission discretion in requiring appropriate screening for outdoor
storage in the TLM zoning district. Screening can be in the form of fencing, landscaping,




PSU#26-04 & PSP#26-06 — Squeals Landscaping site plan w/ special land use

Page 4

separation, or a combination thereof. Planning Commission approval of the special land use
should be based on a finding that the criteria of Sec. 34.08 have been satisfied, and the proposed
outdoor storage has been adequately screened to the satisfaction of the Planning Commission.

Sec. 22.02.K reads as follows (emphasis added where deemed appropriate):
K. Accessory outdoor storage shall be limited and further subject to the following conditions:

1.

3.

Access

Evidence satisfactory to the Planning Commission shall be provided that
demonstrates the outdoor storage is essential to the permitted use and cannot be
reasonably enclosed in a building.

Outdoor storage of raw materials, junk vehicles which are wrecked, disabled, partially
assembled, worn out, abandoned or incapable of movement, waste materials, parts,
and similar items shall be prohibited.

All outdoor storage areas shall be completed screened on all sides by a decorative
masonry wall which complements the main building or a landscaped berm that will
completely screen the storage area within three years of planting. The wall or berm
shall be a minimum of six feet in height or the height of the stored materials, whichever
is greater. But in no instance shall the materials stored outdoors exceed eight feet
in height.

Planning Department note — The site plan corresponding to the special land use for
outdoor storage proposes a 6ft decorative faux-stone along the entirety of the north
perimeter of the outdoor storage area, and a 6ft wooden privacy fence along the east,
west, and south sides (including retaining the existing wooden fence along the south and
east sides of the existing storage yard). The Planning Commission could make a
determination that the existing proposed fencing satisfy the intent and are an
acceptable alternative to the requirement of a decorative masonry wall.

Outdoor storage shall only be permitted in the rear yard and shall not encroach into
any required rear or side yard setback.

Planning Department note — The existing outdoor storage yard for Squeals extends to
the rear (southerly) property line and therefore is within the required rear yard where it
abuts the Boulder Industrial Park to the south. For outdoor storage to not extend into
the required rear yard, storage could only extend up to 35 feet from the rear property
line. The Planning Commission could deviate from the use-specific standards of Sec.
22.02.K and allow outdoor storage to extend to the rear property line based upon a
finding that the 35 feet of separation is not warranted.

Outdoor storage shall be stored in manner that ensure it will not spill, blow, leak or
otherwise leave the outdoor storage area and encroach on other areas of the permitted
use or adjacent properties.

There is one existing full movement driveway on the south side of Pioneer Drive on Squeals
Landscaping current parcel that will remain unaltered, thus not requiring any reviews from the
Road Commission for Oakland County (RCOC). A new full movement driveway will be added on
the vacant parcel on the south side of Pioneer Drive. Pioneer Drive is a private road thus still not
requiring any reviews from the Road Commission for Oakland County (RCOC).
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Parking, Loading, Circulation, and Design

There are 14 parking spaces that exist on the east side of the existing building. There are 18
proposed new parking spaces on the vacant lot to the west of the existing building shown to be
10 feet wide x 20.50 feet long. Consistent with ADA requirements, at least one of the existing
parking spaces with the most direct route to the building’s public entrance should be restriped
as a barrier-free van accessible parking space.

The existing driveway currently appears to meet the dimensional standards of Article 28 of the
Zoning Ordinance relative to driveway width and curve radius. The proposed new driveway and
new parking area also meets the applicable requirements of the Zoning Ordinance.

The proposed new parking area will be paved with curb & gutter as required by Sec. 28.07
whereas the existing parking and driveway is original (1994) with what appears to be curb and
gutter. The plan does not show any improvements to the existing paved parking area.

Landscaping/buffering

The landscaping plan dated July 13, 2026 has been reviewed and recommended for approval by
the Township’s landscape architect (Giffels Webster). The large existing oak tree in front of the
building is proposed to remain and add an additional three more trees on the frontages Right of
Way (ROW). They are proposing a 6-foot wooden privacy fence along the west and south
property lines to buffer the Industrial building to the west and the warehouse-office building to
the south. On the south part of the new parking lot, a 6’ faux-stone privacy fence with a gate will
be installed to buffer the outside storage from the parking lot. The 6’ faux-stone privacy fence
will be extended east across the existing parcel to buffer the current outside storage and enhance
the current site. The existing 6" wooden privacy fence on the east property line of the vacant lot
will be removed to allow for the expansion of the outside storage.

Sidewalk

Sec. 32.04 of the Zoning Ordinance provides the Planning Commission the authority to require a
frontage sidewalk/pathway as a condition of site plan approval, including as part of bringing an
existing improved site (like 4184 Pioneer) into “reasonable compliance” with current
development standards. 4184 Pioneer Dr has approx. 150 feet of frontage along the south side
of Pioneer Dr. The Township’s Nonmotorized Plan does not call for sidewalks/pathways along
Pioneer Drive, which is a private road.

Signs

The site plan does not include a sign detail for a ground sign. Squeals Landscaping is not
proposing or planning on any type of signage at the vacant parcel at this time. If that changes
the Planning Commission typically defers approval of Sign Permits to the Building Department.
All signage must meet the requirements of Article 30 of the Commerce Township Zoning
Ordinance. Signs are only permitted as a building wall sign, or as a freestanding ground sign
Commercial signs — both wall signs and freestanding signs — should be reviewed and approved
by the Building Department under a separate Sign Permit.
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Dumpster enclosure design and location

The existing site currently has a dumpster in the rear of the property but is not within an
enclosure. Squeals Landscaping would prefer to not add an enclosure since the existing and new
site will be fully enclosed with 6” high privacy fence. Squeals Landscaping is extending the 6’ faux-
stone privacy fence from the new site to the existing site just south of the building to make
improvements to the site intended to bring it into compliance with current Ordinance standards.

If Squeals Landscaping is going to have a dumpster and enclosure the Ordinance requires it to be
a material designed to match the building. Any Planning Commission approval should be
conditioned upon administrative review of a planned dumpster/enclosure.

Exterior Lighting

No exterior lighting plan was submitted for the proposed outdoor storage or parking lot. While
the Zoning Ordinance does not require commercial sites/parking lots be illuminated, if sites are
proposed to be illuminated that illumination must comply with the exterior lighting standards of
Article 31 (height, intensity, light trespass, etc.). If the Planning Commission opts to approve
the site plan, they should do so conditionally upon an administrative review & approval of any
planned exterior lighting, which would include manufacturers details on the proposed light
fixtures. Squeals Landscaping should understand that their proposed storage yard and parking
lot cannot be illuminated with unshielded flood lights.

Stormwater/retention pond

Homestead Industrial Park, where Unit 30 is located, infrastructure includes gravity sanitary
sewer, water main, storm sewer, storm water detention basins, and asphalt roads. On site
detention is not required as the regional detention pond was sized to account for drainage from
the site and the engineer has provided preliminary calculations that show the site will not exceed
the approved discharge rate as proposed. The Township Engineer’s review letter dated July 24,
2026 (attached) recommends site plan approval subject to conditions that can be addressed as
part of the engineered construction plans.

Comments & Recommendations from Reviewing Agencies

Engineering — Giffels Webster letter dated July 24, 2026

e Recommendation: Approved as noted, subject to conditions.

e Planning Department’s comments: The Township Engineer’'s comments were fairly
straightforward, and included a mark-up of some minor corrections to be made. The Engineer
also noted the necessity of a stormwater management agreement to ensure future
maintenance of the storm water system.

Landscaping — Giffels Webster letter dated July 27, 2026

e Recommendation: Recommended for approval.

e Planning Department’s comments: The Township Landscape Architect comments were fairly

straightforward with one minor adjustment, the parking lot screening, the row of yews
north of the parking lot needs to extend to screen all parking stalls.
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Fire Department — Fire Marshal’s review dated July 27, 2026

e Recommendation: Recommend approval

¢ Planning Department’s comments: The Fire Marshal provided what are his mostly standard
comments.

Master Deed Amendment

In order for this development to move forward after approvals, Mr. Biel will be required to
combine Units 30 & 32 of Homestead Industrial Park. Combining the Lots will involve the
Association and their lawyer to amend the latest Master Deed and Exhibits. The Associations
lawyer will draw up the amended Master Deed & Exhibits and provide a copy for the Township
consultants to review. If the Planning Commission opts to approve the site plan, they should do
so conditionally upon a recorded copy of the amendment of the latest Master Deed and
Exhibits being turned into the Township.

Recommendation and Potential Motion Language

The Planning Commission should hold the public hearing for the special land use (outdoor storage
in the TLM, Technology & Light Manufacturing zoning district) consistent with the Township’s
Zoning Ordinance and the Michigan Zoning Enabling Act. Should the Planning Commission opt
to approve Squeals Landscaping, two approvals would be required via two separate motions; one
for approval of the special land use, and a second for site plan approval.

Special Land Use

If the Planning Commission determines the proposed outdoor storage use satisfies the criteria of
Section 34.08 of the Zoning Ordinance, the Planning Department offers the following motion
language for the Planning Commission’s consideration:

Move to approve PSU#26-04, a special land use for Squeals Landscaping, to allow outdoor
storage within the TLM — Technology & Light Manufacturing zoning district located at 4184
Pioneer Drive. Special land use approval is based upon the following findings:

1. The applicant has demonstrated to the satisfaction of the Planning Commission that the
proposed use complies with the special land use criteria of Sections 34.08 and 22.02.K of
the Zoning Ordinance, particularly as it applies to adequate screening of outdoor storage
of a landscaping storage yard in the Technology & Light Manufacturing zoning district;

2. The existing and proposed outdoor storage may extend to the southerly property line,
including into the 35ft required rear yard;

3. The combination of existing and proposed fencing is an acceptable alternative to a
decorative masonry wall.

Special land use approval is based on the following conditions:
1. Approval of a corresponding site plan by the Planning Commission;
2. (any other conditions as determined by the Planning Commission)
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Site Plan

Subsequent to special land use approval, if the Planning Commission determines that the
corresponding site plan for Squeals Landscaping satisfies the applicable criteria of the Zoning
Ordinance for an office/warehouse with outdoor storage in the TLM-Technology & Light
Manufacturing zoning district, the Planning Department offers the following motion language for
the Commission’s consideration:

Move to approve Site Plan #PSP26-06, a continued use of an existing 5,600 sq ft building for
landscaping sales and office with accessory outdoor storage of landscaping material and
equipment upon 2.4 acres at 4184 Pioneer Drive, a property zoned TLM — Technology & Light
Manufacturing. Approval is based on a finding that the site plan proposes improvements in
reasonable proportion to the scale of the existing building and the impact of the expansion of
the outdoor storage yard, consistent with the goals of Sec. 39.05 of the Zoning Ordinance
relative to nonconforming sites, so long as certain conditions of the Planning Commission noted
below can be included on a revised plan.

Site plan approval is subject to the following conditions:
1. Review and approval of engineered construction plans by the Township Engineer, Fire
Marshal, and Building Department;

2. An executed agreement for stormwater management;

3. Administrative approval of a revised site plan to include the following:
a. The details of a dumpster enclosure if a dumpster is proposed;
b. Any planned exterior lighting to ensure consistency with the standards of Article

31, particularly relative to fixture height and design;

c¢. Inclusion of a barrier-free/van-accessible parking space.

4. Any new signs to be reviewed and approved under a separate Sign Permit by the
Building Department subject to the requirements of Article 30 of the Zoning Ordinance;
Final stamping sets to be reviewed and approved by all reviewing agencies;

6. The two subject properties to be combined, including a recorded copy of the latest
amended Master Deed & Exhibits.
7. (any other conditions which the Planning Commission deems necessary).

o









CHARTER TOWNSHIP OF COMMERCE
PLANNING COMMISSION
NOTICE OF PUBLIC HEARING

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 following proposed Special Land Use on MONDAY,
AUGUST 10, 2026 at 7:00 p.m.

PSU26-04

Squeals Landscaping is requesting
Special Land Use approval for
outdoor storage (topsoil, mulch,
sand, rock, etc.) on vacant Lot 30
in the Homestead Industrial Park
located adjacent to their existing
building at 4184 Pioneer Dr in the
TLM (Technology & Light
Manufacturing) zoning district.

ad NILYVIN

PIN#: 17-13-326-021

The proposed Special Land Use application, 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 Zoning 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

"2 Cr A

David Campbell, AICP
Commerce Township Planning Director



July 24, 2026

David Campbell, AICP

Charter Township of Commerce
2009 Township Drive
Commerce Township, Ml 48390

RE: Site Plan — 15t Submittal Project Name: Squeals Landscaping Expansion
Approved as Noted Project No.: 20835.00
Mr. Campbell:

Giffels Webster has completed our review of the Site Plan submittal received July 13, 2026, for
the proposed expansion of Squeals Landscaping (Unit 32) onto Unit 30 of the Homestead
Industrial Park Subdivision.

The site is located on the south side of Pioneer Drive east of the curve in Pioneer Drive and
contains approximately 1.21 acres. The lots west and east of the site are developed. The
Homestead Industrial Park infrastructure includes gravity sanitary sewer, water main, storm
sewer, storm water detention basins, and asphalt roads.

A new parking lot with stormwater management and expanded outdoor storage are proposed on
the site. No new buildings or water or sanitary sewer is proposed. The regional detention pond
was sized to account for drainage from this site and the engineer has provided preliminary
calculations that show that the site will not exceed the approved discharge rate as proposed,
thus on site detention is not required.

We recommend that the site plan be approved as noted:

o A Storm Water Management Agreement will be required for this site to ensure future
maintenance of the storm water system.
e Detailed storm calculations will be provided during the engineering plan submittal.
e The applicant should show grades in the gravel storage area to illustrate that it won't
drain offsite.
o Also, they should add a note to the plans which says, "if storage area is paved in
the future, on-site detention will be required," or similar.
e The applicant shall perform soil testing to confirm a leaching catch basin will drain
properly and share results with the township.
o At engineering submittal, they must show the area flowing to the proposed
leaching basin and the overland flow route for large storms.
e The applicant shall confirm that no wetlands are present on the site and the wetland
consultant’s name and contact information must be provided.
¢ A few other minor comments for the applicant can be found on the attached marked up
plans.

1025 E. Maple Road | Suite 100 | Birmingham, MI 48009 | (248) 852-3100



Squeals Landscaping Expansion
July 24, 2026
Page 2 of 2

A detailed review of the construction plans will be required if the site plan is approved by the
Planning Commission. It is the responsibility of the applicant to ensure that the construction
plans meet all of the requirements of any site plan approval by the Planning Commission.

Please contact us with any questions or concerns regarding this review.

Respectfully,

GIFFELS WEBSTER

Gorvidze Medsmatol

Jason Mayer, PE Brooke McDonald, PE
Partner Senior Engineer

cc: Nancy McClain, PE — Giffels Webster
Alexander Orman, PE — Orman Engineering LLC

Attached: 2026-07-14 Squeals Landscaping Expansion Site Plan AAN



giffels
webster

July 27, 2026

David Campbell, AICP

Charter Township of Commerce
2009 Township Drive
Commerce Township, Ml 48390

RE: Site Plan — Landscape Review Project Name: Squeals Landscaping Expansion
Project No.: 20835.00

Mr. Campbell:

Giffels Webster has completed our landscape review of the Site Plan submittal received July 13,
2026, for the proposed expansion of Squeals Landscaping (Unit 32) onto Unit 30 of the
Homestead Industrial Park Subdivision, and offer comments below:

The proposed landscape generally satisfies Right of Way Requirements, Parking Lot
Requirements. Parking Lot Perimeter Screening needs one correction to satisfy requirements.

For the parking screening, the row of yews north of the parking lot needs to extend to screen all
parking stalls.

Note, the plan states there are 5 trees provided for ROW frontage — the existing Oak tree is
counted as 2 trees, per prior approval from Paula Lankford, Senior Planner for Charter
Township of Commerce, and noted on plan.

Although there is no specific woodland protection/replacement ordinance, we suggest re-
introducing native species or other ecologically beneficial plant material elsewhere on site to
offset the 8200 SgFt of existing woods to be removed.

Respectfully,

GIFFELS WEBSTER

David Richards PLA, ASLA, LEED Green Associate
Landscape Architect Manager

1025 E. Maple Road | Suite 100 | Birmingham, MI 48009 | (248) 852-3100



THE CHARTER TOWNSHIP OF COMMERCE

FIRE DEPARTMENT
James A. Dundas 2401 Glengary Road Mark W. Gall
Fire Chief Commerce Township, Michigan 48382 Fire Marshal
Phone: (248) 624-5326
Fax: (248) 560-0053
WwWw.commercetwp.com

TO: Paula Lankford, Bethany Miller 7-27-26
FROM: M. Gall, Fire Marshal

RE: Site Plan Squeals Landscaping

This review is conducted using the 2024 International Fire Code with amendments as adopted by the Charter Township of
Commerce.

Project Information: Proposed construction new parking lot for additional 18 spaces.

General Site Information: This site is located on the south side of Pioneer Drive south of Richardson Road and West of Martin
Road.

Building Information: Currently the summited plans are for additional parking and material storage outside.

I am recommending approval of this site plan with the following conditions:

1. Portable fire extinguishers shall be made available on site with crews trained in their proper operation.

2. Fuel sources for construction equipment must have approved secondary containment. Accidental
discharge of fuel onto the ground is to be avoided.

3. State and Federal agency requirements for storage, spill prevention, record keeping, emergency
response, transport and disposal of hazardous substances and polluting materials shall be meet.

4. All waste materials shall be removed in a manner, which prevents injury or damage to persons,
adjoining property and public rights of way. Where the removal of any material will cause an excessive
amount of dust, such material shall be wet down to prevent the creation of a nuisance.

5. All entrances and exits shall maintain the minimum fire lane unobstructed width of 20 feet at all times.

Respectfully,

Mark W. Gall, Fire Marshal
Commerce Township Fire Department

Fire Marshal Office: (248) 560-0051 Ext # 4
Fire Marshal Office Fax: (248) 560-0053
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SITE DATA

EXISTING SITE ZONING:

TLM — TECHNOLOGY/LIGHT MANUFACTURING
PARCEL AREA: 52,490 S.F. SQUARE FEET OR 1.205 ACRES
REQUIRED YARDS:

FRONT: 30’
SIDE: 25’
REAR: 35’
PARKING

PROVIDED SPACES: ADDITIONAL 18 SPACES

NOTES:

1. THERE WILL BE NO EXTERIOR LIGHTING PROPOSED. IF PARKING LOT
LIGHTING IS PROPOSED IN THE FUTURE, IT MUST MEET THE DESIGN
STANDARDS OF THE ZONING ORDINANCES.

2. ALL SITE DETAILS ARE ON SHEET SP-3.

LAYOUT NOTE

ALL DIMENSIONS ARE TO THE OUTSIDE BUILDING
WALL, BACK OF CURB, OR TO THE FACE OF
SIDEWALK UNLESS OTHERWISE NOTED.

DESIGN STANDARDS

1. ALL WORKMANSHIP AND MATERIALS SHALL BE IN ACCORDANCE WITH THE
CURRENT STANDARDS AND SPECIFICATIONS OF THE TOWNSHIP.

2. IT SHALL BE THE CONTRACTOR’S RESPONSIBILITY TO VERIFY THE
EXISTENCE AND LOCATION OF ALL UNDERGROUND UTILITIES.

3. ALL SEWER TRENCHES UNDER OR WITHIN FOUR INCHES OF EXISTING OR
PROPOSED PAVEMENT AND DRIVEWAYS SHALL BE BACKFILLED WITH
THOROUGHLY COMPACTED SAND TO GRADE (95 PERCENT MAXIMUM UNIT
WEIGHT).

4. ALL STORM SEWERS SHALL BE INSTALLED ON CLASS "B” BEDDING OR
BETTER.

5. JOINTS FOR ALL STORM SEWERS SHALL BE PLAIN JOINTS WITH DEWITT
#0 OR APPROVED EQUAL. SEWER 27 INCHES IN DIAMETER AND LARGER
SHALL HAVE INSIDE MORTAR POINTING. (SEE SUBSECTION (P) OF THIS
SECTION.)

HAGGERTY RD.

MIDDLE
STRAITS
LAKE

STORM WATER RUNOFF CALCULATIONS

UNIT AREA = 1.205 ACRES

PAVING INCLUDING BUILDING = 0.226 ACRES X 0.95=0.215 ACRES

STORAGE AREA = 0.686 ACRES X 0.40 = 0.274 ACRES

LANDSCAPING = 0.293 ACRES X 0.25=0.073 ACRES
1.205 ACRES 0.562 ACRES

CAVG =0.47

1=275/T+25 =3.89 INCHES / HOUR
Q=CIA=047X3.89 X 1.205=2.20 CFS

THE PROPOSED RUNOFF FOR THIS UNIT IS 2.20 CFS WHICH
IS UNDER OUR ASSUMPTION LESS THAN THE ALLOWED 2.49 CFS

THEREFOR, THE ADDITIONAL ON-SITE DETENTION OF THE

STORM WATER IS NOT REQUIRED.
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PLANT MATERIAL LIST

Plant Material Requirement Key:

QTY. KEY BOTANICAL NAME COMMON NAME SIZE ROOT

3 RPM (F) ACER RUBRUM ’'FRANK JR. REDPOINTE MAPLE 2.5" CAL. B&B
3 ASL (P) TILIA AMERICANA 'MC SENTRY’ AMERICAN SENTRY LINDEN 2.5" CAL. B&B
25 DY (P) TAXUS M. 'DENSIFORMIS’ DENSE YEW 24" B&B
56 SD (P) HEMEROCALLIS 'STELLA D’ORO STELLA D'ORO DAYLILY 1 GAL. CON'T.
34 KFG (P) CALAMAGROSTIS 'KARL FOERSTER’ KARL FOERSTER FEATHER REED GRASS 1 GAL. CON'T.

KEY: RPM KEY: ASL KEY: DY

Botanical Name:  Acer rubrum ‘Frank Jr.’ PP 16769 Botanical Name: Tilia americana '"McKSentry' Family Yew

Hardiness Zone: 5 Hardiness Zone: 3 Foliage Color Green

Tree Type: Shade Tree Type: Shade | Ornamental & Flowering Genus Taxus

Size Range: Large Tree (more than 40 feet) Size Range: Large Tree (more than 40 feet) Growth Rate Slow

Mature Height: 45' Mature Height: 45' Hardiness Zone 4a

Mature Spread:  30' Mature Spread: ~ 30' Landscape Uses Massing, Screening, Garden, Topiary

Shape: Broadly Pyramidal Shape: Pyramidal Light Needs Full Sun, Shade

Foliage Color: Dark Green Foliage Color: Medium Green Mature Height 3 feet

Fall Color:  Brilliant Red Fall Color:  Yellow/Gold Mature Width 5 feet

Landscape Uses: Shade | Parkway/Street Decorative Fruit:  N/A Water Needs Average to Moist

Growth Rate: Rapid Landscape Uses: Accent | Shade | Parkway/Street

Plant Tolerance: Adaptable Growth Rate: Moderate

Standout Feature: Superior form & fall color, Strong branching Plant Tolerance: Very Adaptable

Standout Feature: Strong branching, Symmetrical form

TREE PROTECTION NOTES:

1. APPROVED TREE PROTECTION SHALL BE ERECTED PRIOR
TO THE START OF CONSTRUCTION ACTIVITIES, & SHALL
REMAIN IN PLACE UNTIL CONSTRUCTION IS COMPLETED.
THE FORESTRY DIVISION SHALL BE NOTIFIED AFTER THE
PROTECTION IS IN PLACE PRIOR TO CONSTRUCTION
ACTIVITIES, INCLUDING DELIVERY OF MATERIALS.

2. NO PERSON SHALL CONDUCT ACTIVITIES INSIDE THE DRIP
LINES OF ANY TREE DESIGNATED TO REMAIN, INCLUDING,
BUT NOT LIMITED TO, PLACING SOLVENTS, BUILDING
MATERIALS, CONSTRUCTION EQUIPMENT OR SOIL DEPQSITS
WITHIN THE DRIP LINES OF SAID TREES.

3. GRADE CHANGES MAY NOT OCCUR WITHIN THE DRIP LINES
OF ANY PROTECTED TREE.

4. DURING CONSTRUCTION, NO PERSON SHALL ATTACH ANY
DEVICE OR WIRE OF ANY KIND TO ANY REMAINING TREES.

5. ALL UTILITY SERVICE REQUESTED MUST INCLUDE
NOTIFICATION TO THE INSTALLER THAT PROTECTED TREES
MUST BE AVOIDED. ALL TRENCHING SHALL OCCUR
OUTSIDE THE PROTECTIVE FENCING.

6. SWALES SHALL BE ROUTED TO AVOID THE AREA WITHIN
THE DRIP LINES OF PROTECTED TREES.

7. IF THE PROTECTION CAN NOT BE MAINTAINED FOR A TREE
THROUGHOUT THE CONSTRUCTION PERIOD, REPLACEMENT OF
THAT TREE MAY BE REQUIRED PRIOR TO THE ISSUANCE OF

THE CERTIFICATE OF OCCUPANCY.

8. REGULATED TREES LOCATED ON ADJACENT PROPERTIES

THAT MAY BE AFFECTED BY ACTIVITIES MUST BE

PROTECTED.

(1) CONSTRUCTION DEBRIS.
(@ UNDER STORY PLANTS.

@ 4’ HIGH, PLASTIC MESH PROTECTIVE FENCE.

(® ORGANIC LAYER.

® TOPSOIL.
(®) MINERAL SOIL.
@ DRIP LINE.

\// /\// /\//

T

TREE PROTECTION FENCE DETAIL

NOT TO SCALE

TREE 3" CAL. & UNDER

@
@
©)

@ @ @ ©® ©

® 60 e ©

=)

DECIDUOUS TREE PLANTING DETAIL

INSTALLATION NOTES:
DIG PLANT POCKET 12" WIDER THAN EDGE OF ROOTBALL.
THOROUGHLY COMPACT BOTTOM OF PLANT POCKET.

REMOVE ALL TWINE FROM TOP OF ROOTBALL. EXAMINE
TRUNK COLLAR & REMOVE EXCESS SOIL FROM TOP OF
ROOTBALL DOWN TO THE UPPER LEVEL OF THE ROOT
SYSTEM. SET ROOTBALL WITH TOP 1/8 OF BALL ABOVE
FINISH GRADE.

PLACE BACKFILL UNDER & ALONGSIDE BASE OF BALL TO
STRAIGHTEN TREE. THOROUGHLY COMPACT TO FILL ALL
VOIDS.

BACKFILL PLANT POCKET 1/3 WITH PLANTING MIX CONSISTING
OF 50% TOPSOIL & 50% NATIVE SOIL & COMPACT
THOROUGHLY, ASSURING TREE IS STILL STRAIGHT.

BEFORE CONTINUING WITH BACKFILL, REMOVE TOP WIRE
LOOPS, OR BEND DOWN UNTIL THEY TOUCH SIDE OF BALL.
REMOVE EXCESS BURLAP.

BACKFILL PLANT POCKET SECOND 1/3 WITH PLANTING MIX &
COMPACT THOROUGHLY, ASSURING TREE IS STILL STRAIGHT.

BACKFILL PLANT POCKET LAST 1/3 WITH PLANTING MIX &
COMPACT THOROUGHLY, ASSURING TREE IS STILL STRAIGHT.
SLOPE GRADE AWAY FROM TREE.

IF PLANTED IN NON—IRRIGATED AREAS, FORM A SAUCER
WITH SOIL AT OUTSIDE EDGE OF ROOTBALL.

SHREDDED BARK MULCH, 3” DEPTH. MULCH TO BE
NATURAL IN COLOR. LEAVE 2-3" RING EXPOSED AT BASE
OF TRUNK.

MULCH RINGS TO BE CONSISTENT WITH PLANT TYPE/SIZE
THROUGHOUT PROJECT & SHOULD NOT EXTEND BEYOND
PLANT POCKET.

MINIMUM 2°x2"x60” HARDWOOD STAKES TO EXTEND INTO
UNDISTURBED SOIL UNDER PLANT POCKET. STAKE
LOCATIONS PER TREE TO BE CONSISTENT THROUGHOUT
PROJECT.

1" WIDE BELT LIKE NYLON, PLASTIC, OR OTHER ACCEPTABLE
MATERIAL, NO WIRE OR HOSE TO BE USE TO GUY TREES.
TWO (2) GUYS PER TREE.

COMMENTS

SPACE @ 36" O.C.

(F) R.O.W. Frontage

(P)  FParking Lot Landscaping
¢ Perimeter Screening

SPACE @ 24" O.C.
SPACE @ 24" O.C.
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LANDSCAP?%?ESAGEMENT
NOT TO SCALE SCAPE MANAGE

BALLED & BURLAPED SHRUB PLANTING DETAIL

NOT TO SCALE

KEY: SD KEY: KFG
Hemerocallis Stella D'oro Daylily Feather Reed Grass/ Karl Foerster
Common Name: Daylily Upright clump with long, slender foliage

Tall stalks of red-bronze plumes in late summer
2.75", bright gold complete self with Scientific Name:
mild pie crust edging and a subtle fragrance Calamagrostis x acutiflora 'Karl Foerster'

Zone: 4 Mature Height: 2-3' Mature Spread: 2-3'
Begins blooming in early summer followed by waves Size: Average Bloom Time: Summer Fruiting: None
of rebloom into early fall Flower Color: Red, Maroon
(Reblooms best if plants are deadheaded) Fall Color: Yellow

Extended bloom--flowers last at least 16 hrs. each
Performs superbly in the landscape; great for edging

Daylilies can survive many harsh conditions that

other plants cannot including: polluted city environments,

slopes, poor and dry soils, near pavement that is salted in winter,
and under Black Walnut trees (not affected by juglone).

NOTES:
INSTALL PER MANUFACTURER'’S
SPECIFICATIONS

EDGING SHOWN IS 'BLACK JACK' EDGING
O ) 9 ® AS MANUFACTURED BY OLY-OLA SALES,
INC.

14 I A )
.'//3'/3'/3'/3‘/3'/3'/3'/\}"&'/‘ (/;//‘ ;
© 4 © e / Lo
R RY LR RRLRLRL R RN
&MME @ 6” METAL STAKE
R R R ’

® PLASTIC EDGING.
® BED MEDIA, AS SPECIFIED ON PLANS.

®
INSTALLATION NOTES: UNDISTURBED SOIL.

® TOPSOIL / EXISTING SOIL, COMPACT
GRADES ADJACENT TO EDGING TO AVOID

THOROUGHLY COMPACT BOTTOM OF PLANT POCKET. SETTLING.

DIG PLANT POCKET 6" WIDER THAN EDGE OF ROOTBALL.

REMOVE ALL TWINE FROM TOP OF ROOTBALL. EXAMINE
TRUNK COLLAR AND REMOVE EXCESS SOIL FROM TOP OF
ROOTBALL DOWN TO THE UPPER LEVEL OF SYSTEM. SET

ROOTBALL WITH TOP 1/8 OF BALL ABOVE FINISH GRADE. PLAST'C EDG'NG DETA”_
PLACE BACKFILL UNDER & ALONGSIDE BASE OF BALL TO NOT TO SCALE

STRAIGHTEN SHRUB. THOROUGHLY COMPACT TO FILL ALL

VOIDS.

BACKFILL PLANT POCKET 1/2 WITH PLANTING MIX CONSISTING
OF 50% TOPSOIL & 50% NATIVE SOIL & COMPACT INSTALLATION NOTES:
THOROUGHLY, ASSURING SHRUB IS STILL STRAIGHT.
@ SEE DRAWING FOR PLANT SPACING.
BEFORE CONTINUING WITH BACKFILL, REMOVE EXCESS BURLAP.
IF APPLICABLE, REMOVE TOP WIRE LOOPS, OR BEND LOOPS
DOWN UNTIL THEY TOUCH SIDE OF BALL.

@ EXCAVATE BED TO A MINIMUM 6”
DEPTH. BACKFILL WITH PREPARED
PLANTING MIX.

BACK FILL REMAINING 1/2 OF PLANT POCKET WITH PLANTING
MIX & COMPACT THOROUGHLY, ASSURING SHRUB IS STILL
STRAIGHT.

@ PLANTING MIX TO CONSIST OF 50%
TOPSOIL & 50% LEAF COMPOST.

@ SHREDDED BARK MULCH, 1" DEPTH.
MULCH TO BE NATURAL IN COLOR.

IF PLANTED IN NON—IRRIGATED AREAS, FORM A SAUCER WITH
SOIL AT OUTSIDE EDGE OF ROOTBALL.

20

(® REMOVE ALL CONTAINERS. IF
ROOTBOUND, DISRUPT ROOT PLUG TO
LOOSEN ROOT MASS.

SHREDDED BARK MULCH, 3” DEPTH. MULCH TO BE NATURAL
IN COLOR. LEAVE 1-2" RING EXPOSED AT BASE OF TRUNK.

IF NOT PLANTED WITHIN A LANDSCAPE BED, MULCH RINGS

TO BE CONSISTENT IN SIZE WITH PLANT TYPE/SIZE @ PLANT THE PERENNIAL OR GROUND
THROUGHOUT PROJECT AND SHOULD NOT EXTEND BEYOND COVER PLANT THROUGH THE MULCH
PLANT POCKET. INTO THE PLANTING MIX ASSURING

THAT PLANTING MIX COVERS ENTIRE
ROOT MASS OF PLANT.

- PERENNIAL & GROUND COVER
SOLUTIONS, LLC

SOLUTIONS, LLC PLANTING DETAIL

NOT TO SCALE

Lake Orion, Michigan 48361-0542
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To: Commerce Township Planning Commission
From: Commerce Township Planning Department
David Campbell, AICP — Planning Director
Paula Lankford — Senior Planner
Bethany Miller — Associate Planner

Date: August 6, 2026

RE: Prospective Zoning Ordinance amendments for “hyperscale” data centers

On February 10, 2026, the Commerce Township Board adopted a six-month moratorium on the
acceptance of any petitions to develop a data center in Commerce Township. The moratorium
was intended to provide the Township’s Planning Department, Planning Commission, and
Township Board the opportunity to research modern “hyperscale” data centers and their
potential impacts, and create land use standards and procedures within the Township’s Zoning
Ordinance to guide the development of data centers. The original six-month moratorium would
have expired on August 10, 2026.

At the Township Board’s meeting on July 14, the Board extended the moratorium by four months
to December 10, 2026. The four-month extension should allow the following tentative schedule:
e Preliminary discussion on proposed Zoning Ordinance amendments at the Planning
Commission’s August 10, 2026 meeting
e Public hearing for the amendments at the PC’s September 14, 2026 meeting (the PC’s
September meeting is late because the first Monday — September 7 —is Labor Day).
e Ifthe PCis prepared to do so, they could make a formal recommendation to the Township
Board to approve the amendments during the PC’s September 14 meeting
e The Township Board could potentially take action and adopt the amendments to the
Zoning Ordinance at the Board’s October 13, 2026 meeting

The moratorium’s extension through December 10 would provide a two-month “cushion” for the
prospective schedule above should the Planning Commission or Township Board need additional
time.

It should be clearly and unambiguously stated here that NO DATA CENTERS ARE CURRENTLY
PROPOSED IN COMMERCE TOWNSHIP, nor is the Planning Department aware of any
consideration by anyone of a data center in Commerce Township. The Zoning Ordinance
amendments are being considered in order to have standards and procedures in place for if &
when a data center is proposed.

The Planning Department has drafted a series of prospective text amendments (attached)
defining “tiers” of data centers, and creating standards for the tiers within specific zoning
districts. Tier 1 data centers would be those less than 20,000 sq ft, and would be designated a
principal permitted use in the Technology & Light Manufacturing (TLM) and Industrial (1) zoning
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districts. Tier 2 data centers would be those 20,000 sq ft or greater and would be designated
as a special land use within the Industrial zoning district subject to several new Use Standards
within Article 26. The new Use Standards would be relative to municipal water & sewer
connections, dimensional standards (height, setbacks. etc.), noise & vibration, cooling &
humidity-control systems, utility facilities, lighting, landscaping & screening, etc.

The Planning Department hopes to have a productive discussion with the Planning Commission
during the meeting on August 10, in anticipation of potentially holding a public hearing for the
proposed Zoning Ordinance amendments during the PC's meeting on September 14.
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The following are the proposed changes to Articles 2 (Definitions), 5 (Land Use Table), 22
(Technology & Light Manufacturing District), and 23 (Industrial District) of the Township’s Zoning
Ordinance relative to data centers. Existing language to remain is shown in black, proposed
changes are shown in red. If deemed agreeable to the Planning Commission during the
preliminary discussion on August 10, 2026, the amendments will be reformatted by the Township
Attorney’s office into amending ordinance form in anticipation of a public hearing potentially on
September 14, 2026. -DRC

Article 2 - Definitions
Add the following definitions:

Data Center - A facility or campus whose primary purpose is the centralized storage, processing,
management, or dissemination of digital data, information, or applications, which typically
includes supporting infrastructure such as backup generators, cooling systems, and
uninterruptible power supplies.

e Tier 1 Data Center — A data center facility or campus of less than 20,000 combined square
feet. Typical examples include corporate or enterprise data centers dedicated to a single
organization (financial institution, health system, corporation, etc.), colocation or multi-
tenant data centers, and telecom data centers. Includes data processing and computer
centers, including service and maintenance of electronic and data processing equipment.

e Tier 2 Data Center — A data center facility or campus of 20,000 combined square feet or
greater, often developed in multiple phases. Sometimes referred to as a “hyperscale”
data center.

Article 5 — Land Use Table
Amend Section 5.02 Table of Permitted uses by District:

Section 5.02 Table of Uses Permitted by District (excerpt)

Uses Symbol Key
P Principal
Use
S Special
Land Use
A Accessory Supplemental
Use <| af U| a al & [8) « s v | Performance
Ll =1 - - o~ I - o~ o o
z| 2| 2| 2| 2| | &| 5| 3| 2| £ of 2| 2 3| 3| | A| %| 2| standards
Tier 1 Data Center P P
Tier 2 Data Center S Sec. 26.403

Article 22 — TLM, Technology & Light Manufacturing District
Replace “Data processing and computer centers” with “Tier 1 data center” as a principal
permitted use:

Sec. 22.01 - Principal Uses Permitted
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data-processingeguipment: Tier 1 Data Center (less than 20,000 square feet)

Article 23 — |, Industrial District

Add “Tier 1 data center” as a principal permitted use, and add “Tier 2 data center” as a special
land use

Sec. 23.01 Principal Uses Permitted

Section 23.01
Table of Permitted Uses
Use P = Principal Permitted Use Conditions
SP = Special Land Use
Tier 1 Data Center P
Tier 2 Data Center SP Subject to the requirements in Article 26

Article 26 — Use Standards

Add new sub-section 26.403 within Sec. 26.400 — Industrial, Research, and Laboratory Uses

Sec. 26.403 Tier 2 Data Center

A. Purpose — It is the intent of this section to protect the health, safety, and general welfare of
persons, property, and public infrastructure by minimizing and/or mitigating the potential
impacts of Tier 2 data centers. Among those potential impacts are buildings of a size, height,
location, and/or scale inconsistent with surrounding land uses, overburden of public and
private utilities and infrastructure, noise, vibration, emissions, odor, traffic, exterior lighting
(light pollution / light trespass), neglect, abandonment, and loss of property values of
residential neighborhoods and businesses in close proximity to such uses.

B.

Tier 2 data centers may be permitted subject to the following:
1. Dimensional standards

a.

Building(s) — Except where adjacent to a residential zoning district or use, the
applicable Dimensional Standards (building setbacks, height, etc.) of this Zoning
Ordinance shall apply.

Mechanical equipment and/or freestanding utility equipment — Except where
adjacent to a residential zoning district or use, the same dimensional standards
applicable to a building shall apply to all mechanical equipment and utility
equipment.

Parking - The applicable Dimensional Standards for commercial parking areas of
this Zoning Ordinance shall apply.

Minimum separation from residential zoning districts or uses — Where adjacent to
a residential zoning district or use, Tier 2 data center buildings, mechanical
equipment, and/or utility equipment shall maintain a minimum setback of 100 feet
from the property line.

2. Public utility connection standards
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a. Municipal water

i. Tier 2 data centers shall be connected to Commerce Township’s public water
system.

ii. The applicant shall submit a water usage and system capacity analysis to be
reviewed by the Township Engineer and the agency designated to operate
Commerce Township’s municipal water system.

iii. Any upgrades to the public water system necessitated by the operations of the
Tier 2 data center, including the cost of the upgrades, shall be the sole
responsibility of the data center property owner.

b. Municipal sanitary sewer

i. Tier 2 data centers shall be connected to Commerce Township’s public sanitary
sewer system.

ii. No on-site wastewater treatment and/or storage shall be permitted, with the
exception of any pretreatment deemed required by the State of Michigan’s
Industrial Pretreatment Program (IPP) or its successor.

iii. Applicant shall maintain compliance with the State of Michigan’s Industrial
Pretreatment Program (IPP) or its successor.

iv. A pollution incident prevention plan (PIPP) shall be submitted and reviewed by
the Township Engineer and the agency designated to operate Commerce
Township’s sanitary sewer system and wastewater treatment plant (WWTP)

v. Any upgrades to the public sanitary system necessitated by the operations of
the Tier 2 data center, including the cost of the upgrades, shall be the sole
responsibility of the data center property owner.

3. Temperature control system — Tier 2 data centers shall utilize a closed-loop (sealed)
system for temperature (cooling) and humidity control.

4. Landscaping/screening standards — Tier 2 data centers shall comply with all applicable
landscaping/screening/buffering/buffer yard standards of Article 29 of this Zoning
Ordinance.

5.  Exterior lighting standards — Tier 2 data centers shall comply with all applicable exterior
lighting standards of Article 31 of this Zoning Ordinance.

6. Stormwater management standards — Tier 2 data centers shall store and manage their
stormwater onsite per the applicable standards of the Township, County, and/or State.
The outlet of stormwater to adjacent properties and/or public facilities shall be
prohibited.

7.  Building form, architecture, and materials standards — All buildings associated with a
Tier 2 data center shall be designed per the applicable standards of Article 27 of this
Zoning Ordinance.

8.  Parking standards — Tier 2 data centers shall be required to provide one parking space
per employee on peak shift, plus three visitor spaces, plus required barrier-free and
van-accessible spaces.

9. Noise & vibration — Applicant shall submit a noise & vibration abatement plan
confirming compliance with the General Performance Standards of this section of the
Zoning Ordinance.
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10.

11.

12.

13.

Emissions — Applicant shall submit an emissions abatement plan confirming
compliance with the General Performance Standards of this section of the Zoning
Ordinance.

Access & circulation standards —Tier 2 data center shall be designed to the satisfaction
of the Township’s emergency responders to ensure adequate access and circulation,
including but limited to standards for driveway location and spacing, access to
secured/gated area, fire lanes, fire department connections (FDC’s), hydrant location
and spacing, etc.

Decommissioning and environmental remediation plan, and performance guarantee -
Applicant shall submit a decommissioning and environmental remediation plan and
commensurate financial guarantee to ensure to the satisfaction of the Township that
the Tier 2 data center will be returned to its pre-development state should it become
functionally obsolete as determined by the Township.

(others?)
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FROM: Commerce Township Planning Department
David Campbell, AICP - Planning Director
Paula Lankford — Senior Planner
Bethany Miller — Associate Planner

DATE: August 3, 2026

RE: Use Determination
Oakley Park Business Campus (two phases)
e Phase 1 - Commerce Modern Warehouse
e Phase 2 - Commerce Flex
Approximately 8.32 vacant acres comprising two undeveloped properties
South side of Oakley Park Road, between Martin and Haggerty Roads

At the July 6, 2026 meeting the Planning Commission heard a presentation for a conceptual plan
for a two-phased development called Oakley Park Business Campus. Phase one would include
for-lease warehouse suites and requires a “use determination” by the Commission as discussed
in detail in the report below, with the most relevant section highlighted. Discussion was had at
the July 6 PC meeting about the use determination, however, the Commission wanted to
research this further before making any form of motion since this determination would be
precedent setting. Attached to this report is an excerpt from the July 6 PC minutes for review of
this discussion. If the Commission chooses to make a motion on the use determination at their
August 10 PC meeting the Planning Department provided language in the report below.

PLANNING COMMISSION CONCEPTUAL REVIEW STAFF REPORT FROM JULY 6, 2026

Section 35.04.A.1 of the Zoning Ordinance provides an option for a potential applicant to appear
before the Planning Commission to hear their informal and non-binding comments on a
conceptual site plan. Jon Stewart, President of SPS Investments has requested that option. The
proposed use is a two-phased development to include for-lease warehouse suites (“Commerce
Modern Warehouse”) and multi-purpose flex space (“Commerce Flex”) to be collectively branded
as the Oakley Park Business Campus. The subject site is comprised of two properties, both of
which are zoned TLM (Technology Light Manufacturing). The uses envisioned to lease/occupy
the suites (shops for building trades, professional offices, incubator spaces, etc.) are typically
permitted land uses within the TLM zoning district so long as operations are conducted
completely within an enclosed building (i.e. no outdoor storage).

The proposed site is comprised of two properties currently under single ownership by SPS
Investments (Jon Stewart):

e PIN# 17-24-201-009 — 5.32 acres (zoned TLM)

e PIN# 17-24-201-008 — 3.0 acres (zoned TLM)
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The old-timers on the Planning Commission might recall that the two properties were
conditionally rezoned to be within the Haggerty Road Corridor (HRC) overlay in 2018. The
prospective developer wished to develop a banquet center/restaurant on the site, a land use that
is not typically permitted in TLM zoning but is permitted within the HRC overlay. The
development never came to fruition, the conditional rezoning was voided, and the property
reverted to its base zoning of TLM.

Mr. Stewart’s submittal includes a package of materials including a cover letter describing the
development, conceptual elevations, and a highly-developed conceptual site plan detailing Phase
1 and Phase 2 developments. Phase 1 would include 70 attached for-lease warehouse units of
varying sizes within four linear buildings; three buildings with eighteen units and one building
with sixteen units. Proposed units range in size from 810 sq ft to 1,080 sq ft. Each unit will be
fully insulated, have a primary pedestrian front entrance and a 12’ x 14’ insulated overhead door
with one loading/unloading space per unit. Mr. Stewart’s operational standards are targeted
toward high-standard professionally managed business warehouse suites. All prospective
applicants will complete an application that will include a screening process verifying the
intended use. The lease agreements will include provisions for permitted uses and establishing
enforcement for violations. Mr. Stewart has included a list of prohibited activities in his narrative.

Phase 2 would include adaptable flex-space totaling 34,980 sq ft within 22 attached units,
including two buildings with six units and two buildings with five units. All 22 units will be 1,590
sq ft, including office space, showroom, light warehouse, and a private restroom. Each unit comes
with a primary pedestrian front entrance with an awning and a 12" x 14’ insulated overhead door
and designated parking. Dumpsters/enclosures are located throughout the site and no outdoor
storage will be permitted for either the warehouse suites or the flex spaces. Phase 2 will include
similar lease application practices as Phase 1.

Properties in the TLM zoning district are required to comply with the standards of Article 27,
Building Form and Composition which lists exterior building material requirements. Mr. Stewart
has provided some conceptual elevations; proposed building materials are shown to be premium
masonry materials, architectural metal wall panels, and decorative lighting. The buildings will be
situated with their overhead doors facing inward toward one another with the front elevations
facing Oakley Park Road to include/continue the premium building materials in an effort to be
consistent with an office appearance. Freestanding and wall sighage would be required to meet
the applicable standards of the Zoning Ordinance with approved sign permits from the Building
Department.

The site would have greenspace around the perimeter with deciduous shade trees within the
proposed areas and enhanced landscaping in an effort to create an attractive development. The
development is immediately adjacent to the Township’s Oakley Park cemetery and would likely
include a privacy fence along the west side of the Cemetery to provide screening. A more formal
review of the landscaping would be included if & when a formal site plan is submitted. Review
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of the landscape plan would include buffer yards, required plantings around the perimeter of the
detention basins, and plantings along E Oakley Park Road and Ridgeway Court.

Site access is proposed via two new full-access driveways along the south side of Oakley Park
Road and two new full-access driveways along the north side of Ridgeway Court. Ridgeway Court
is a private road; the developer will need to work with Pinewood Industrial Park HOA to gain
access to the road. If & when the development team proceeds with submittal of a formal site
plan, a traffic impact study may be required which would include an analysis of the new traffic to
be generated from the 92 proposed units, and whether road improvements are warranted.
Typically, 750 projected new daily trips are the threshold for the requirement of a traffic impact
study.

Township Engineer Giffels Webster provided their conceptual-level comments. The Pinewood
Industrial Subdivision Storm Water Master Plan is designed to take stormwater from the subject
site into the existing storm system via a storm manhole in the southwestern corner of the site.
The Engineer’s other main comment was confirming appropriate hydrant coverage with the Fire
Marshal because that can dictate the routing of any public water main through the site.

Fire Marshal Mark Gall provided what are his mostly standard comments and does not see any
fire access issues. The Planning Department is seeking confirmation of whether the proposed

buildings/units will require fire suppression.

Use determination

The site is comprised of two properties both zoned TLM (Technology & Light Manufacturing).
Sec. 22.02 of the Zoning Ordinance lists “Warehouse and wholesale establishments within a fully
enclosed building” as a special land use in TLM. The Planning Department speculates this is
meant to address a single tenant/operator occupying a single warehouse building, whereas what
is proposed for Phase 1 of the Oakley Park Business Campus are 70 warehouse units occupied by
up to 70 different tenants within four buildings. Some might contend the 70 warehouse units
are more consistent wit “Self-storage/mini-warehouse” which is a principal permitted use in the
Industrial zoning district and a special land use in the Haggerty Road Corridor (HRC) overlay. The
prospective developer might contend that his operation is distinct from a typical self-storage
facility in that the tenants are usually businesses rather than individuals, would sign commercial
leases, and would be seeking climate-controlled space with higher ceilings and larger garage
openings than typical self-storage. The developer says their “bread & butter” tenant would be
building trades (electrician, plumber, finish carpenter, etc.) seeking warehouse space for building
material/equipment, and e-commerce tenants seeking climate-controlled warehouse space for
inventory. There would be facility standards within the lease agreements prohibiting uses and
activities, and most tenants would have typical business hours of operation. The proposed
warehouse suites are not intended for an individual to store their own belongings as is typical in
most self-storage facilities.



Oakley Park Business Campus — E. Oakley Park
Conceptual plan overview Page 4

The prospective developer is seeking a Use Determination from the Planning Commission to
determine whether the “warehouse suites” within Phase 1 can be considered a use consistent
with “warehouse or wholesale establishment within a wholly enclosed building” a use listed as
a special land use within the TLM (Technology Light Manufacturing) district. Mr. Stewart would
contend that his proposed development within Phase 1 differs from a traditional mini-
warehouse/self-storage facility because the warehouse suites he proposes will be utilized by the
same type warehouse users that would be permitted within TLM zoning but are smaller in scale
to cater to the smaller businesses that don’t have a need for a large single-tenant warehouse
building. The alternative would be for the developer to seek to rezone the property to a zoning
district that specifically allows “mini-warehouses / self-storage”, such as the Haggerty Road
Corridor overlay or Industrial.

If the Planning Commission agrees that the proposed “warehouse suites” is a use consistent with
"warehouse or wholesale establishment within a wholly enclosed building” as permitted as a
special land use in the TLM zoning district, then the Planning Department offers the following
recommended motion language:

Move to determine that “warehouse suites” as proposed for the Oakley Park Business Campus
is a use consistent with Sec. 22.02.]1 “warehouse or wholesale establishment within a wholly
enclosed building” within Article 22 - Technology & Light Manufacturing of the Zoning
Ordinance, and is distinct from “mini-warehouse / self-storage” as permitted in other zoning
districts, and can be reviewed by the Planning Commission at a future date as an application
for approval of a special land use in the TLM zoning district per the standards & procedures of
Article 34 — Special Land Uses of the Zoning Ordinance.
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*OAKLEY PARK BUSINESS CAMPUS — USE DETERMINATION

Jon Stewart of SPS Investment is requesting a use determination for “warehouse or
wholesale establishment within a wholly enclosed building” as a Special Land Use
within the TLM (Technology Light Manufacturing) district.

PIN#'s 17-24-201-009 & -008

Dave Campbell — So, there's two components this evening with this particular concept
plan. One is somewhat of a standard conceptual review, where you give the prospective
developer your first thoughts and let them know whether this is a project that you think
is viable and something they should consider pursuing, or if there are any major hurdles
to be cleared, to let them be aware of that now rather than having them find out after
they’ve invested a lot in the project.

In addition to that, we’re also looking for a use determination. Both the Planning
Department and the petitioner are looking for a use determination to determine if what
they're proposing is a use consistent with the existing zoning for the two properties,
which is TLM, technology and light manufacturing, or whether it's a use that's not
consistent with TLM zoning and therefore might require the property to be rezoned to a
zoning district that does allow for the proposed uses.

So, the prospective developer is led by Jon Stewart and what's being proposed is a two-
phased development along the south side of Oakley Park Road, between Martin and
Haggerty. This is a pair of properties that the Planning Commission has seen before, or
at least those of you who were around at the time. Back in, | want to say 2018, we had a
prospective developer look at these properties for a potential restaurant/banquet center
with an adjacent office building. And because the property is zoned TLM, which is not a
zoning district that would typically allow a restaurant or a banquet center, the petitioner
sought rezoning the property, keeping the base zoning TLM but extending the Haggerty
Road Corridor overlay over to the site, because the corridor overlay allowed the
restaurant and the banquet center. That Conditional Rezoning was approved, both by
the Planning Commission and Township Board; however, the developer, for his own
reasons, never pursued the project. The property remained vacant and the Conditional
Rezoning lapsed because the project never got developed.

Fast forward to today, what Mr. Stewart and his team hope to do is develop a site plan
consistent with what you see in front of you. I'll try to zoom in a little bit more. Phase |
would be 70 storage units, that's the red units that you see, and those units would be
leased to businesses, contractors, plumbers, electricians, folks running an online
business who need space for inventory. They would be heated storage units with a
large overhead door and then also a man door. They would be marketed as warehouse
units of about 1,000 square feet. The sizes vary a little bit, but they average about 1,000
square feet.

The word warehouse is key to the discussion because within the TLM zoning districts,
warehouse and wholesale establishments are allowed as a Special Land Use under
TLM zoning. However, self-storage units, or what are sometimes called mini
warehouses, are only allowed in our industrial zoning districts or allowed in the



Haggerty overlay. So, when we talk about self-storage and warehouses, you're talking
about the public storages of the world.

This, | think Mr. Stewart could explain, is a different business model in that you're not
renting to someone who is just needing a storage unit for a month or a couple of months
because they're between houses, or they've just got too much junk in their garage and
they need a place to put it all. These would be specifically marketed toward businesses,
commercial businesses, that need additional space for warehousing. And so the use
determination is the type of warehousing that they're proposing consistent with what the
Township envisioned when we listed warehouse and wholesale establishments as a
Special Land Use within the TLM zoning district. Is there a consistency there? If there
is, then they would not need to rezone half of this property to a zoning district that
allows for mini warehouses or self-storage. If the Planning Commission feels that the
warehousing that it was intended to be allowed in TLM zoning district was meant to be
larger warehouse establishments, single user warehouse establishments, then we might
have to talk about rezoning this property, or at least half of this property, to a zoning
district that allows for mini warehouse/self-storage.

Phase Il to the West would be different in that it would be what they refer to as flex
spaces. So, these would be finished units with a bathroom, office space, climate
controlled, where you could fit your unit as necessary for your business, and you would
operate out of these spaces. So, the red buildings would strictly be storage spaces. The
orange buildings would be actual operation spaces, whether you have office, whether
you have a showroom, or a shop or warehouse in the back. And, there would be flex
spaces because it would be up to the tenants how they outfit their unit.

So long as those spaces are occupied by the types of land uses that are allowed in TLM
zoning, then seemingly the orange flex units would be allowed in TLM zoning without
the need for a rezoning. But again, the use determination is more specific to the red
uses and whether they can be allowed under TLM zoning.

As you see, they're proposing two points of access along the south side of Oakley Park
Road, and also connections going through the site to the private road to the south which
is Ridgeway Court. That's a private road for the Pinewood industrial park. | know Mr.
Stewart and his team have been looking into the title and | think there's a question of
whether or not these properties already have rights to use Ridgeway Court. If they do
not, then they would seemingly have to buy into the Ridgeway Court and the
Association for Pinewood in order to access Ridgeway Court. That would be something
that the development team would have to work out on their end. Having that connection
through would be necessary from the Fire Department’s perspective. Otherwise, you'd
be talking about having to fire suppress some or all of these units.

Within the prospective developer’s package material, they did provide some perspective
building elevations and renderings. What they're proposing, at least on these nice
pictures, is what looks to be an attractive combination of materials. The faux wood
siding, some masonry elements, lighting, landscaping and so forth. As we discussed
with the team in our preliminary meeting here in-house, there would be an expectation,
especially in the TLM zoning district, that these buildings would have a very attractive
appearance throughout, but especially where they're most highly visible to Oakley Park.
That is, there would be a nice face on these buildings where they would face Oakley
Park Road. So, at least from these prospective renderings, it looks like that's what



they’re hoping to accomplish. They have provided some examples of comparable
developments that they've done in Grand Blanc Township, although they acknowledge
they would want to upgrade their building materials in order to meet the standards and
the expectations of Commerce Township.

| guess in summary, they're looking for the Planning Commission's feedback on the use
and whether this seems like an appropriate use for these properties along Oakley Park.
| am remembering too that maybe a year or two ago, there was a group that was
considering doing senior independent living on these properties and one of the
concerns the Planning Commission had then was that right across the street on the
north side of Oakley Park is the Detroit Gun Club. We've all heard the Detroit Gun Club
when they're having their events, and all the sounds that come from that, and the
concern was that the folks across the street would have to listen to that all day. That
might be relevant here when you're talking about storage units and flex-based units. Are
those more appropriate neighbors to a gun club maybe than an independent living
facility would be?

So, some feedback for the developer on the use, but then more specifically, the use
determination for the storage units and the warehouses that are proposed within TLM
zoning, and whether or not TLM supports that or whether they would have to look to
rezone the property in order to do those warehouse storage units. I'll take a pause there
and see if there are any questions for me. Otherwise, Mr. Stewart and your team, if you
want to introduce yourselves. | know there's some of us up here who are nerds and we
want to watch the soccer game. | try to remind everybody this is the United States and
we don’t watch soccer, but some people don't want to believe me when | say that. So. |
know there's a game going on right now, so everybody is going to be expeditious in their
presentations.

Mr. Stewart — Thank you for your time this evening, Mr. Chair and Planning
Commission. We're really excited about this project. David covered a lot of it. My name
is Jon Stewart with Stewart Property Solutions. This is Ben Williams. He's a partner with
Stewart Property Solutions. We're a small company. We've got a portfolio of properties,
roughly 200,000 square feet of multifamily and industrial properties. We self-manage all
of our properties, so we'’re really hands-on managers. We intend to do that with this
development. We really see that as a core advantage for us. We continue to self-
manage and be hands-on owners of real estate. We have ties to Commerce Township.
Ben is a resident of Commerce Township in Pine Cove. He’s raising his family here. My
siblings own Tim Horton’s on Haggerty Road in Commerce. They opened that 15 years
ago, so we’ve been in the area a while. We definitely care about the community. We
want to succeed for ourselves, but also for the Township in this development. We look
forward to your feedback and any questions you have.

| would just kind of point out on the warehousing development, as you can see in the
picture here, each suite has a pedestrian door and a 12x14-foot overhead door. These
are all heated units. They have two LED lights inside and basic electric, so a couple
outlets inside. The ceiling height is 16 feet, so it allows for racking and storage for
business inventory. The ceiling height is great for equipment storage as well.



Dave Campbell — Mr. Stewart, would you say that those features are part of what
maybe makes it distinctive from your typical self-storage? The taller doors, the taller
ceilings, that makes it more commercial oriented as opposed to just somebody who
needs a place to store their stuff for a while.

Mr. Stewart — Absolutely. Yes, the physicality of these buildings, and the way we’ve
designed the site for traffic maneuverability of larger trucks is definitely different than
what you would see in a mini storage warehouse or typical self-storage. Our drive aisles
are 65-feet wide, whereas some you see are 30-feet wide. The buildings themselves
have 16-foot ceilings inside and 14-foot-high doors. So, you’ve got forklifts able to come
in and drop pallets and trucks being able to deliver things. So yes, certainly in that
aspect, and then also in the leasing aspect. Our lease terms are minimum 6 months to
12 months. It’s typical lease terms. So, your self-storage are month to month leases.
And then we’re strictly leasing to businesses with an application process, so that’s
something that mini warehouse or self-storage doesn’t see as well.

Mr. Williams — | just want to point out too that with our existing policies and what we
have on our other sites, for a vetting process through that operational standpoint,
everyone that we bring in is fully vetted through us. That’s through multiple factors and
checks that we do operationally that does differentiate between us and other storage
spaces.

Dave Campbell — | think we’ve got to ask the question, with the warehouse space, how
do you enforce or police avoiding someone actually running their operation from the
space, as opposed to just using it for storage.

Mr. Stewart — Definitely a concern. Our leases state that a lease violation would be
operating a business out of the space. We have to police it. As hands-on managers,
we’ve got a security camera system. We’re onsite; Ben is a mile up the road in Pine
Cove, so daily sometimes, or at least a few times a week. So, we would be hands-on
managers policing ourselves, and the lease would be the contractual agreement that we
have.

Mr. Williams — | just want to point out too, how we’re policing it is the use of security
cameras, the 24/7 operations, save the feedback two months. So not only are we
onsite, we're able to go back and look at prior use.

Phillips — Do you have other properties that are similar use?

Mr. Stewart — Yes, we’ve got a 31,000 square foot development in Grand Blanc that’s
similar size units, heated, and the typical users are mostly in the trades. We’ve got an
electrician, a plumber, a core driller, a pool guy, a lot of service businesses.

Phillips — Do you have evidence of demand for this in Commerce Township?



Mr. Stewart — Yes, we opened in September of 2025 and we were full two months later.
There we had a smaller building, it was 38 units, and here we have planned for 70.
That’s Grand Blanc Township, and | think Commerce Township would have further
demand than there.

Dave Campbell — | mean that is an important question because if warehousing is
determined to be what this use is and allowable in TLM, it's still what we call a Special
Land Use. With any Special Land Use, you have to show that there's a documented and
immediate need for the use. So, if we get to that stage of the process, you would have
to answer that question and show us that there is a need for this use at this location.
That is often done through market research or comparables in the area and so forth.

Mr. Stewart — Okay.

Mr. Williams — Just to add on to Jon’s point, we’ll consider anything we need to do and
any information we need to provide, we can definitely do so. But for us, this existing
development in Grand Blanc is a much more rural space. What we've noticed right now,
and what made this site so appealing, is the traffic flow that we've all withessed at the
end of M-5, since prior to the roundabouts being put into place. We have a stalemate in
this location that you guys have worked diligently to overcome through the use of
roundabouts, that when people want to head north and head home, there is a huge
demand of people that live just north of this facility. What we’re trying to do is take
advantage of that. When we looked back at some of the initial data from the initial
search, it shows it as very viable. Right now, in Grand Blanc, we're seeing things where
within our software, we have a waiting list of 7 or 8 different people who are ready to
come in. When Jon first put this site in place, he was thinking it would be occupied in a
matter of four months, and when he did all his proformas, he was done in two. So, |
think that’s a potential point as well.

McCanham — What about the storage of motor vehicles and hazardous materials?

Mr. Stewart — Yes, definitely. Hazardous materials are strictly prohibited and it’s spelled
out in the lease.

McCanham — How do you police that with hazmat stuff, like tradesmen with their
supplies? You talked about a pool guy. He's got a ton of chlorine and such. How do you
police all that stuff? You’re not sprinklered, right?

Mr. Stewart — No, we’re not sprinklered. We have fire walls when going over certain
square footage. Our lease addresses hazardous materials, and we do get in the units
once a year for inspection. If something is out of line, that's when we speak to the
tenant and investigate further.



Mr. Williams — Through the vetting process we do, we also ask for SDS (safety data
sheets) and quantities. So, a lot of that usage that we're actually going to obtain is going
to be if it's potentially needed, but we don't typically allow anything like that, or anything
that could require any kind of permit. So, anything that's in storage is usually regulated
by DOT standards.

McCanham — The EPA has reporting requirements to the county, and we find in the
county that there’s about 60% compliance for that. So, it's a question. If you have a
plumber with gas tanks in there. You've got all sorts of stuff and you don’t have
adequate ... Look at Clinton Township a couple years ago when the building blew up; a
guy was storing all the vape stuff. Nobody knew about that, not even the building owner.

Mr. Williams — Yes, and | think that's part of where our policing and everything else kind
of comes into play, right. We’re constantly onsite, so we’re reviewing it. We’re within a
half mile, so anything that we’re addressing is immediate, and it is grounds for
immediate ...

McCanham — You’re pretty close to two underground major natural gas lines.
Mr. Williams — Absolutely.

Mr. Stewart — It's a real concern for us. The application does help weed out certain
businesses that are heavier users, or more dangerous types of materials coming in.
That's something that we can’t say we have a perfect plan for, but it's something that’s
on our mind.

Chairperson Parel — But | guess you could argue other uses that would be allowable,
maybe not at same level or number of users, would have the same concerns in this
TLM zoning. And you're certain that these would not require fire suppression?

Weber — Not with the two access points coming in and out, they would not be required.

Dave Campbell — That’s our understanding in conversations with the Fire Marshal.
Granted, he looked at it very preliminarily, but yes, based on the access and size of the
units, and so long as there are fire stops between each unit, fire suppression would not
be required.

Weber — For me, if your concept was on Maple Road between Benstein and Beck
Road, where there's a lot of vacant land but it's zoned industrial, I'd be 100% for this. |
do like the Commerce Flex. | think it fits and | think it's perfect. One of the questions and
one of the concerns | have on the warehousing is, 10 years from now, you sell it. What
happens? Now somebody else comes in. The units are built. | might have concerns
because they are glorified self-storage units. You are targeting a business unit,
plumbers, electricians, trades, and | get all of that. But if you sell it, somebody else
might not have that same level of control or interest. It might be, whoever | can rent it to
I'm going to rent it to.



| think we need to think about what protections might look like for that, because once it's
built, it's there. You could be the greatest owners in the world, but the next person might
not be. Obviously, the renderings look spectacular for what it is. My concern is more
about 10 years from now. What happens with it and what’s it look like. I'm not
concerned with the Commerce Flex because it’s a business unit. You have office space
and full-time tenants. It's not somebody dropping off.

The only other comment | had was, in going through the list of restrictions that you
have, it didn’t just say something kind of point blank, “No Outdoor Storage”. It had
examples of what would not be allowed, but you didn’t say something just as clearly as
“Zero Outdoor Storage.”, which would cover everything.

Mr. Stewart — Definitely no outside storage, so we will add to it.

Winkler — 1 think this is a good fit for the site, as well as complementary if not better than
some of the other industrial properties adjacent to the east. | have to mention one thing.
In the prohibited uses, you prohibit overnight vehicle parking and overnight trailer
parking. Is your expectation that the tenants will park their cars inside the units, or just
not park them there at all?

Mr. Stewart — Yes, they can certainly park their vehicles inside their unit, or just no
overnight parking.

Winkler — The reason | bring that up is, I live in Foxtrot, along Benstein. Across from
Foxtrot there is a multitenant industrial building that has dozens of cars that are
abandoned sitting there. Some of them haven’t been moved in years. | want to make
sure that doesn’t happen here. A car gets parked, it sits there, the tires get flat and it
just sits there. It's not necessarily questioning what you’re prohibiting, but how you
enforce it. The enforcement also ties into what George mentioned. If you're enforcing it
to a T, and a new person walks in and says that’s all right, we’ll have cars parked all
over the place. The key is going to be enforcement.

Dave Campbell — It’s interesting you mentioned the Benstein Business Park, because |
think when these gentlemen first met with the Planning Department, they used that as a
comparison. | said don’t even use that as a comparison! Our code enforcement division
is actively working on enforcement with the landlord, and | think we’ve been to court at
least once recently with the landlord trying to get the Benstein Business Park cleaned
up. So, that’s a work in progress. But yes, we've had discussions with these gentlemen
that the expectation here would be the opposite of what has been the practice for the
Benstein Business Park, including the prohibition of any kind of marijuana grower,
cultivator, processor, or anything like that. they volunteered to not even go down that
road.

Winkler — As a footnote to what you’re saying, Dave, the storage lot behind Benstein
recently changed hands, because | store our RV there. And just to let you know, the
new owners are cleaning it up substantially.



Dave Campbell — Okay, I'm glad to hear that.
Winkler — We’ve stored our RV there for 20 years, and finally somebody is doing
something about the blight.

Dave Campbell — | will pass that along to our code enforcement folks because they're
working on it. That’s one of the top priorities, getting that site cleaned up once and for
all.

Winkler — Thank you, Dave.

Mr. Williams — And just strictly standing to that enforcement code, the only thing we can
speak to is how we manage at this point, and how we’re going to manage the property.
From an enforcement standpoint, we sticker or remove at any time. If anyone is ever
parked overnight, we’ll usually give them a few days to remove it or else it's towed at
the owner’s expense. We understand if something changes hands, given this use, so
definitely understand that completely.

Weber — Dave, this is where we’re kind of struggling on the zoning and how this fits. If
there is an opportunity to move forward with something like that, maybe it is a
Conditional Rezoning where we can then write into that agreement everything that
we’ve talked about. Then the Township is protected from future owners of the property,
and it maintains the concept that we’re talking about today.

Dave Campbell — So a Conditional Rezoning Agreement would be, as we'’re all aware, a
contract between the developer and the Township laying out exactly what is permitted,
what's not, and what conditions they want to volunteer. Another way to look at it though
is, if it is determined that these are warehouses that are allowed in TLM, they would
only be allowed as a Special Land Use. So, you can condition the Special Land Use on
certain conditions. And because it's a Special Land Use, there are kind of more teeth to
those conditions, and those would run with the project regardless of ownership, turnover
and so forth.

Weber — So, neither one of us then would have to pay more fees to the attorneys that
way.

Dave Campbell — That is certainly part of a Conditional Rezoning is now you’re talking
about a contract, and when you’re talking about a contract, you’re talking about
attorneys.

Weber — | think that answers my question with the Special Land Use.

Phillips — I don't have any other questions.

Loskill = My only concern is that when you look at this for heating and cooling, make

sure it’s not really visible from the road, whether you’re using rooftop units or concealed
units. The only other comment | had was that the buildings look great. Make sure the



sign you put on the front complies with the requirements of the Zoning Ordinance.
That’s all I've got.

McCanham — The greenspace on the east end of the property; you have a prohibition
against anything in that greenspace there, next to the cemetery?

Mr. Stewart — We wanted to supply as much building setback to the cemetery as
possible out of respect. There are quite a few mature trees over there, so we would like
to save as many as we can to add to that privacy. Right now, we’re at about 80 to 85
feet setback from the property line to the buildings.

McCanham — But is there going to be a prohibition about what can go into that grass if
somebody rents a unit right next to it?

Mr. Stewart — Yes, nothing would be planned for that space. Are you asking if
something could be written in?

McCanham — | know how that works. I'm just saying, | could see that as ... You don’t
want somebody putting a bunch of pallets outside back there.

Dave Campbell — It might be a temptation to put a trailer back there or whatever.

Chairperson Parel — I'm not sure | have any further comments. It's a non-binding
conversation. | think we had a good conversation today. Hopefully we gave you some
information and feedback to help you in determining your next steps. Is there anything
else that we can answer?

Dave Campbell — If you're prepared to do so, the use determination could come in the
form of a motion. That use determination would be whether or not the warehouse uses
that they’re proposing are consistent with the warehouse uses that are allowed as a
Special Land Use in TLM zoning as it stands today.

Chairperson Parel — So, from a conceptual standpoint though, on the warehouse suites,
are we good with that? From a conceptual standpoint, are we leading them in the right
direction?

Loskill — Right.

Dave Campbell — Yes, but the use determination, | would like to see it be in the form of
a motion, if you’re prepared to do so. And keep in mind, that use determination would
be precedent setting. So, if these guys disappear and the next guys come along and
want to do something comparable, that use determination would still apply.

Weber — | think | would like to read more on that before | made a motion tonight on
having a conceptual discussion, | think specifically because of that point that it can be



precedent setting. So, if we're going to move forward, | just want to make sure we all
know what we’re signing up for, not just today but 10 years from now.

Dave Campbell — So, fair enough. At least on a conceptual level though, if there's any
guidance that they’re on the right track, and if this is something that is worthy of them
continuing to invest in. Those are the things | assume they would want to hear this
evening.

Weber — | think it's worth moving forward with. Do | have some questions? Sure. | think
we have some issues to iron out. But my view is that | don’t see a showstopper on this.

Chairperson Parel — | think that’s a good way to put it from my perspective.

Phillips — It seems like a good use to me.

Mr. Williams — Is there any feedback on the architectural we supplied?

Chairperson Parel — | like it.

Loskill — I like the architecture.

Weber — Can we make it look like that going forward? Obviously, pictures are always ...

Mr. Williams — Everything provided today as far as architectural is spec finish from
different products that are already out there. The one thing | wanted to mention too, and
it's important to me as a resident of Commerce, especially since we talked about
providing statistics for small businesses, one of the things we see in this area that kind
of makes the warehousing for us an important and viable solution is, part of our Master
Plan states that we’re trying to support small businesses. Small businesses need
varying levels of space, whether it be 1,000 or 1,600 square feet.

What we’re trying to do is possibly be almost like a stepping stone with this warehouse,
promoting to the small businesses, and then reaching out and having them hopefully
graduate into the flex spaces. With those flex spaces, you might have a little bit bigger
business. Maybe the warehouse is a specific electrician who just wants to run one truck
because he has decided that’s how big his business is going to be. But, if they can step
and step, we have warehousing for lease all over that could be potentially for them to
graduate to. So to me, it's almost like a three-tiered stepping stone. The one is already
developed and it's 4,000 to 5,000 square feet, and this comes in at the middle and it’s
1,000 up to 1,700 square feet. Just something | wanted to point out as to why it’s
important and why we thought it was the right fit for us.

Phillips — Is there any potential to connect units if somebody needs the space?
Mr. Stewart — In the flex space development, yes. In the warehousing development, no.

Weber — I'm curious, why not? If somebody wanted 2,000 square feet ...



Mr. Stewart — Just the structure with the load bearing walls.

Mr. Williams — Yes, the aspect is also obviously anything fire related.
Chairperson Parel — Do you gentlemen have what you need from us tonight?
Mr. Stewart — Yes, absolutely. We appreciate it and all of your time.

Chairperson Parel — Looking forward to this. You have our support, and you've got
Dave and his crew if you need anything. Thank you.



Memorandum

To: David Campbell, AICP Date: June 24, 2026
From: Jason Mayer, PE Project: Oakley Park Luxury Storage
RE: Oakley Park Luxury Storage Project No.: 19167
Concept
Mr. Campbell,

We have reviewed the concept plan for the proposed luxury storage project just east of the
intersection of Oakley Park and Martin Road. Our comments are listed below:

Not all water main and sanitary sewer lines are shown on the plan. A GIS print showing
the facilities around the site is attached.

Per the Pinewood Industrial Subdivision Storm Water Master Plan, this site can
discharge a maximum of 6.8 cfs of storm water into the existing storm system. There is
a storm manhole they can connect to in the southwestern corner of this site. The Storm
Water Master Plan sheets are attached for additional information.

There is no proposed water or sanitary service to the eastern parcel. Will there be an
onsite rental office for the storage units in one of the buildings? If so, a water & sewer
connection will be required.

The Fire Marshal will need to confirm appropriate hydrant coverage for the proposed
buildings during the site plan approval process.

Please let me know if you have any questions.

Sincerely,

S

e

Jason Mayer, PE

Partner

Attachments:  Marked up concept plan

GIS Print
Pinewood Industrial Subdivision Storm Water Master Plan

1025 E. Maple Road | Suite 100 | Birmingham, MI 48009 | (248) 852-3100
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Bethany Miller <bmiller@commercetwp.com>

Preliminary Concept Review - Commerce Luxury Storage

Mark Gall <mgall@commercetwp.com> Wed, Jun 10, 2026 at 2:04 PM
To: Bethany Miller <bmiller@commercetwp.com>
Cc: David Campbell <dcampbell@commercetwp.com>, Paula Lankford <plankford@commercetwp.com>

Hi Bethany -
| reviewed the attachment and it does not appear to have any fire access issues.

Mark Gall
[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

https://mail.google.com/mail/u/0/?ik=80872b0ba8&view=pt&search=all&permmsgid=msg-f:1867634097952068394 &simpl=msg-f:1867634097952068394  1/1
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CONCEPTUAL REVIEW

OAKLEY PARK BUSINESS CAMPUS










Commerce Warehouse

Project Narrative & Development Overview

Property Information

Project Name Commerce Warehouse

Property Address 0 Oakley Park, Commerce Township, M| 48390
Parcel ID 1724201009

Site Size Approx. 5.32 Acres

Zoning TLM

Stewart Property Solutions, LLC | Commerce Luxury Storage















Development Overview
Concept Review

Building & Unit Mix

Building Unit Size
1 1,080 SF
2 900 SF
3 810 SF
Total
Features
¢ 16-foot clear ceiling
heights
* 12’x14’ overhead
doors

o Dedicated pedestrian
entry doors

« 50-Amp Panels

« Natural Gas Heaters

Dimensions # of Units
18'x 60’ 18
18'x 50’ 36
18'x 45’ 18
72 Units

Fully insulated and
heated spaces for year-
round usability

Durable concrete floors
and steel construction
Wide drive aisles for
truck and trailer
maneuverability

Total SF
19,440 SF
32,400 SF
14,580 SF
66,420 SF

Mailbox access for
tenants

Security cameras and
site lighting
Professional property
management and on-
site trash service

Stewart Property Solutions, LLC | Oakley Park Business Campus






Comparable Project
The images below reflect SPS’s existing business warehouse development located at 3151

Tri Park Drive, Grand Blanc, Michigan. The proposed development in Commerce Township
will have a significant upgrade in finishes.

Stewart Property Solutions, LLC | Oakley Park Business Campus



Commerce Flex

Project Narrative & Development Overview

Property Information

Project Name Commerce Flex

Property Address 0 Oakley Park Rd, Commerce Twp., MI 48390
Parcel ID 1724201008

Site Size Approx. 3.0 Acres

Zoning TLM

Stewart Property Solutions, LLC | Oakley Park Buinsess Campus





















Development Overview
Concept Review

Building & Unit Mix

Building  Unit Size Dimensions #ofUnits TotalSF  Utilities

1-4 1,590 SF  26.5'x 60" 22 34,980 Electric, Heat, Domestic Water
Features

* 16-foot clear ceiling * Fully insulated and * Security cameras and
heights heated spaces for year- site lighting

* 12’x14’ overhead round usability *  Professional property
doors « Durable concrete floors management and on-

o Dedicated pedestrian and steel construction site trash service
entry doors . Wide drive aisles for . 100-Amp Panels

« Bathrooms truck and trailer

« Ample Parking maneuverability

. Mailbox access for
tenants

Stewart Property Solutions, LLC | Oakley Park Business Campus






Comparable Project
The images below reflect SPS’s existing flex development located at 3235 Reid Rd, Grand Blanc,

Michigan and our additional development currently underway in Davison, MI. The proposed
development in Commerce Township will have a significant upgrade in finishes.

Stewart Property Solutions, LLC | Oakley Park Business Campus



Attachment A - Conceptual Layout

Stewart Property Solutions, LLC | Commerce Warehouse/Flex






Attachment B - Feasibility Analysis

Stewart Property Solutions, LLC | Commerce Warehouse/Flex



CUSTOMER INFORMATION

Date : 5/1/26

Client Name : Stewart Property Solutions

Property Address : 0 Ridgeway Ct, Commerce Township, MI 48390 (Adjacent to 3160 Ridgeway Ct)
Building Model : Warehousing, Flex Space

Customizations (footprint, utilities, etc. that affect feasibility): Optimize building area

MUNICIPAL/JURISDICTION INFORMATION

County or city name : Township of Commerce
Website : Home Fhe Charter Township of Commerce
Contact person : Melissa Creech

Email address : mcreech@commercetwp.com
Phone number : 248-960-7020

PARCEL INFORMATION
PIN Area (acres) Area (square feet) Zoning
1724201009 Approx. 5.43 236,530 TLM
1724201008 Approx. 2.74 119,354 TLM

Legal description : FOXFIRE PH 1, BLOCK 1, LOT 1, ACRES 2.39

Subdivision name : N/A

Road access type : [rough dirt road] [graded dirt road] [gravel road] [paved road]
Zoning code : TLM

Zoning description : Technology/ Light Manufacturing

Land use: Industrial

GIS: Property Gateway | Access Oakland

Zoning map: 2024-04-22-commerce-zoning-map-24x36.pdf

UTILITY

Electrical availability : [on the land] [at the road] [off-grid] [unknown]
Water availability : [municipal available] [existing well] [well needed] [not available]
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Sewage availability : [municipal available] [existing septic] [septic needed] [not available]

TERRAIN

Parcel slope : [flat] [mild slope] [steep slope] [varying terrain]

Trees : [no tree removal needed] [mild tree removal] [heavy tree removal]
Rocks : [no rock removal needed] [mild rock removal] [heavy rock removal]
Earthwork : [minimal] [heavy] [retaining walls needed]

Soil : [no test needed] [soil test needed] [soil test performed]

Web soil survey notes:

Soil Percent area Slope Water table Hydrologic soil
depth group
Spinks loamy sand 100% 0-6% More than 80 A
inches
- Well drained
SURVEY

Survey available : [No] [Yes] Survey
date of completion: 02/07/2007
Surveyor name : Nowak and Fraus
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Surveyor contact info : N/A

Does Survey include topography and easements? Easements, yes

REGULATIONS

Building Height (feet) 35
Building Height (stories) 2
Min. Width (feet) 100
Min. Area (square feet) 20,000
Max. Coverage (%) (B)
Min. Front Yard (feet) 30 (A)
Min. Side Yard one side (feet) 25 (C,D)
Min. Side Yard two sides (feet) 50
Min. Rear Yard (feet) 35
Min. Gross Floor Area (sf/unit) N/A
Min. Land Area per Principal Dwelling Unit (sf/unit) N/A

A. Required front yards, and road side yards on corner lots, shall not be used for parking, loading or any
other use except for drives necessary for access to and from the site from the road and except as
otherwise provided herein.

B. The minimum floor area per unit and maximum percentage of lot coverage by all buildings shall be
determined by the use of the lot, the provision of off-street parking, loading and storage areas, and
required yards.

C. Where the lot or parcel lies within the interior of the industrial district, the side yard may be reduced

to fifteen (15’) feet where no openings or windows are contained in the wall paralleling the side lot line,
but where there are any openings or windows, other than those required by Michigan Building Code or
for emergency ingress and egress, the side yard shall not be less than twenty-five (25’) feet. In the |
(Industrial) Districts, a minimum 50-foot side yard setback shall be provided from the boundary of any
abutting residential zoning district.

D. In | Districts, required side or rear yards may be utilized for parking and loading and unloading
provided that in such instances the Planning Commission shall review the plans for such area to assure
sufficient access to the building, or any storage or related areas, to provide for the health, safety and
general welfare of employees in the building.
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HOA

Is there an HOA? : [No] [Yes)

HOA Name & Contact Info : Pinewood Association, Bill Arthurs

Yearly HOA dues : SO, Not collecting at current time

Has the HOA seen the proposed design? [No] [yes]

Has the HOA approved the proposed design? [yes] [Under Review]

Are there any concerns with using modern materials with the HOA? [yes] [no]

ENVIRONMENTAL

Is the land subject to any special restrictions and protections, such as wetlands?
The property is situated within Flood Zone X. Flood considerations are not needed.

No wetlands have been identified within the property.
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