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PLANNING COMMISSION MEETING 
LOCATION: TOWNSHIP ANNEX, 7527 HIGHLAND ROAD, WHITE LAKE, MICHIGAN, 48383                                         

(FORMER WHITE LAKE LIBRARY) 
THURSDAY, APRIL 21, 2022 – 7:00 PM 

White Lake Township | 7525 Highland Rd | White Lake, MI 48383 | Phone: (248) 698‑3300 | www.whitelaketwp.com 

AGENDA 
1. CALL TO ORDER 

2. ROLL CALL 

3. PLEDGE OF ALLEGIANCE 

4. APPROVAL OF AGENDA 

5. APPROVAL OF MINUTES 

A. Minutes of April 7, 2022 

6. CALL TO THE PUBLIC (FOR ITEMS NOT ON THE AGENDA) 

7. PUBLIC HEARING 
A. White Lake Hill LLC 

Property described as parcel number 12-20-101-003 (1085 Hill Road), located on the 
north side of Highland Road, west of Hill Road, consisting of approximately 68.96 acres. 
Property described as parcel number 12-20-126-006, located north of Highland Road, 
east of Hill Road, consisting of approximately 41.06 acres. 
Requests: 
1) Preliminary site plan approval 
2) Rezoning request: Applicant requests to rezone parcel number 12-20-101-003 
from (AG) Agricultural and (PB) Planned Business to (PD) Planned Development 
or any other appropriate zoning district, and parcel number 12-20-126-006 from 
(R1-A) Single Family Residential to (PD) Planned Development or any other 
appropriate zoning district. 
Applicant: White Lake Hill, LLC 
31550 Northwestern Highway 
Farmington Hills, MI 48334 
 

B. Hypershine Car Wash 

Property described as parcel number 12-23-202-006 (9345 Highland Road), located on 
the south side of Highland Road, west of Fisk Road, consisting of approximately 4.91 
acres. 
Requests:  
1) Preliminary site plan approval 
2) Special land use approval 
Applicant: EROP, LLC 
2390 East Federal Drive 
Decatur, IL 62526 
 

8. CONTINUING BUSINESS 

9. NEW BUSINESS 

10. OTHER BUSINESS 

11. LIAISON'S REPORT 1



AGENDA 

 

WHITE LAKE TOWNSHIP 
PAGE 2 PLANNING COMMISSION MEETING 
 APRIL 21, 2022 

 
12. DIRECTOR'S REPORT 

13. COMMUNICATIONS 

14. NEXT MEETING DATE: May 5, 2022 & May 19, 2022 

15. ADJOURNMENT 

Procedures for accommodations for persons with disabilities: The Township will follow its normal procedures for individuals 
with disabilities needing accommodations for effective participation in this meeting. Please contact the Township Clerk’s office 
at (248) 698-3300 X-164 at least two days in advance of the meeting. An attempt will be made to make reasonable 

accommodations. 
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Charter Township of White Lake  Page 1 of 6 
Planning Commission Regular Meeting 
Minutes of April 7, 2022 
 
 
 

WHITE LAKE TOWNSHIP 
PLANNING COMMISSION 

Township Annex, 7527 Highland Road 
White Lake, MI  48383 

April 7, 2022 @ 7:00 PM 
CALL TO ORDER 
 
Chairperson Anderson called the meeting to order at 7:01 PM and led the Pledge of Allegiance. Roll 
was called. 
 
ROLL CALL 

Steve Anderson  
Merrie Carlock 
Pete Meagher 
Scott Ruggles  
Matt Slicker  
Robert Seeley 
T. Joseph Seward 

Absent:   Mark Fine  
Debby Dehart 

Also Present:  Sean O’Neil, Community Development Director 
Mike Leuffgen, DLZ 
Lisa Kane, Recording Secretary 

Visitors:  15 members of the public were present  

APPROVAL OF AGENDA 
 
Commissioner Meagher moved to approve the agenda of the April 7, 2022 Planning Commission 
Meeting.  
Commissioner Carlock supported and the MOTION CARRIED with a voice vote: 7 yes votes. 
 
APPROVAL OF MINUTES 
 

a. Regular meeting minutes of March 17, 2022 
 
Commissioner Seward moved to approve the Minutes of March 17, 2022    
Commissioner Meagher abstained from voting. 
Commissioner Seeley supported and the MOTION CARRIED with a voice vote: 6 yes votes.  
 
CALL TO THE PUBLIC (FOR ITEMS NOT ON THE AGENDA) 

 
Kristen Ostimer of 807 W Oxhill Drive is concerned about the Black Rock restaurant being built and the 
safety of the community with the traffic that will increase. Mrs. Ostimer shared pictures with the Board. ‘ 
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Tracy Saputo of 616 E Oxhill Dr has concerns regarding Black Rock, specifically the traffic entering their 
subdivision, stormwater runoff and contamination from an existing nearby business, Brendels. 
 
Kevin Ostimer of 807 W Oxhill Dr spoke regarding concerns of safety if the traffic increases in their 
neighborhood.  He would like the Oakland County Road Commission perform a traffic study. Mr. Ostimer 
stated that the state tested a substance that is coming up from their sump pump which was determined to 
be run off from restaurants, Dave & Amy’s and McDonalds. The substance was deemed not to be 
dangerous. 
 
Commissioner Anderson explained that the process involved with a new development is lengthy and 
the recent decision was strictly changing the zoning of the parcel. There will be a traffic study and all of 
these concerns will be taken into consideration when the time comes to review development. 
 
Brian Gennero of 615 E Oxhill Dr also has concerns about the increase of traffic if Black Rock opens at 
this location and believes that the addition of street lights would be beneficial.  
 
Christian Cassel of 604 E Oxhill Dr asked if the Black Rock was a final deal.  
 
Commissioner Anderson explained that the business has not applied for a site plan.  
 
Kathy Ratliff of 691 Oxhill Ct asked if a traffic light has been considered for that intersection. 
 
Director O’Neil explained that the Township does not have any jurisdiction over traffic lights and the 
traffic study process. 
 
Commissioner Seely explained the process of requesting a traffic study be completed by M-DOT by 
citizen request. 
 
PUBLIC HEARING 
 
None 
 
CONTINUING BUSINESS 
 

A. Preserve at Hidden Lake  
Property identified as parcel numbers 12-36-101-001.  
Located on the west side of Union Lake Road, and south of Hutchins Road, consisting of 
approximately 38.33 acres. Currently zoned (PD) Planned Development.  
Requests:  1) Amended final site plan approval  

2) Amended planned development agreement approval  
Applicant:  PH Homes (Craig Piasecki)  

8255 Cascade Ave, Suite 110  
Commerce Twp, MI 48382 

 
Director O’Neil presented the request to amend the final site plan and planned development agreement 
approvals that were previously reviewed by the Township Board in January 2022. There were issues with 
the retention basin had some inconsistencies and setbacks for individual units that needed to be 
addressed. The revised plans change the units from townhomes to duplexes and reduced the total 
number of units. Some of the unit’s patios encroach in the stormwater easement, therefore 
indemnification language to acknowledge this in the Master Deed is necessary. It will clearly state that 4
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any future repairs will be the responsibility of the homeowner’s association and not that of the Township. 
All amendments that were discussed in January are included in review documents.  
 
Commissioner Carlock asked for clarification of which unit’s patios were encroaching in the stormwater 
easement. 
 
Commissioner Meagher asked Director O’Neil if he is comfortable with all of the issues being resolved 
administratively.  
 
Director O’Neil stated that the applicant has agreed to resolve the issues. 
 
Commissioner Anderson stated that the applicant has a positive history of complying with staff 
comments. 
 
Director O’Neil stated that he does not have any reservations or concerns that the applicant will be able 
to meet the requests. The issues with the pond have been resolved by the Township Board and the 
Planning Commission only needs to address the site plan revisions and planned development agreement 
amendment. 
 
Director O’Neil requested that the applicant add more trees to unit 97. 
 
Applicant present: Craig Piasecki responded that they will add additional trees to unit 97. 
 
Commissioner Carlock inquired the location of the trees at unit 97. 
 
Mr. Leuffgen presented the engineering review and noted that not much is changing. He provided 
clarification of the review letter dated March 30, 2022 of the final site plan, and stated that the 
clarifications on all documentations are providing continuity, so that the final site plan matches the Master 
Deed. They recommend that the Master Deed be updated to include hold-harmless language regarding 
the stormwater easement and recommends approval subject to all documentation reflecting updates and 
clarifications.  
 
Commissioner Seward inquired if the hold-harmless language should include personal liability. 
 
Commissioner Meagher moved to forward a favorable recommendation to the Township Board, 
the amendment of the final site plan subject to all staff and consultants’ review comments being 
addressed and the addition of trees at unit 97 for the property described as parcel number 12-36-
101-001 Located on the west side of Union Lake Road, and south of Hutchins Road, consisting of 
approximately 38.33 acres. Currently zoned (PD) Planned Development.  
Commissioner Seward supported, and the MOTION CARRIED with a roll call vote (7 yes votes):  
(Seely/yes, Slicker/yes, Meagher/yes, Anderson/yes, Seward/yes, Carlock/yes, Ruggles/yes) 
 
Commissioner Seward moved to forward a favorable recommendation to the Township Board, the 
amendment of the planned development agreement subject to all staff and consultants’ review 
comments being addressed and the addition of the personal liability hold-harmless 
indemnification for the property described as parcel number 12-36-101-001 Located on the west 
side of Union Lake Road, and south of Hutchins Road, consisting of approximately 38.33 acres. 
Currently zoned (PD) Planned Development.  
Commissioner Carlock supported, and the MOTION CARRIED with a roll call vote (7 yes votes):  
(Seely/yes, Slicker/yes, Meagher/yes, Anderson/yes, Seward/yes, Carlock/yes, Ruggles/yes) 
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NEW BUSINESS 
 

A. Oxbow Lake Private Launch Association  
Property identified as parcel number 12-22-279-004, (10193 Highland Road) located on the south 
side of Highland Road between Lakeside Drive and Hilltop Drive, consisting of approximately 1.9 
acres. Currently zoned (PD) Planned Development  
Requests:  1) Final site plan approval  

2) Planned development agreement approval  
Applicant:  Oxbow Lake Private Launch Association, Inc.  

10835 Oxbow Lakeshore Drive  
White Lake, MI 48386 

 
Director O’Neil presented the project, stating that final site plan includes changing the type of trees to 
deciduous trees along Highland Road. Director O’Neil also presented the planned development 
agreement which will include language that defers the applicant’s obligation to install a sidewalk until a 
triggering event, such as a sidewalk project from M-DOT is proposed. 
 
Commissioner Anderson inquired about a timeline or what would trigger the sidewalk needing to be 
installed and requested that a notation be added that indicates the cost that would be involved to the 
applicant. 
 
Commissioner Seward inquired about the special conditions listed that indicate the easement would be 
maintained by the Township.  
 
Director O’Neil stated that the only maintenance that the Township would be responsible for is in the 
event that the Township makes any improvements to the easement. 
 
Commissioner Carlock asked for clarification on the material that will be used for the fence on Highland 
Road. 
 
Commissioner Meagher moved to approve the final site plan subject to all staff and consultants’ 
review comments being addressed for the property described as parcel number 12-22-279-004, 
(10193 Highland Road) located on the south side of Highland Road between Lakeside Drive and 
Hilltop Drive, consisting of approximately 1.9 acres. Currently zoned (PD) Planned Development  
Commissioner Seely supported, and the MOTION CARRIED with a roll call votes (7 yes votes):  
(Seely/yes, Slicker/yes, Meagher/yes, Anderson/yes, Seward/yes, Carlock/yes, Ruggles/yes) 
 
Commissioner Seward moved to forward a favorable recommendation to the Township Board, the 
planned development agreement subject to all staff and consultants’ review comments being 
addressed and that the Township would only be responsible for maintenance in the easement of 
improvements made by the Township for the property described as parcel number 12-22-279-004, 
(10193 Highland Road) located on the south side of Highland Road between Lakeside Drive and 
Hilltop Drive, consisting of approximately 1.9 acres. Currently zoned (PD) Planned Development.  
Commissioner Carlock supported, and the MOTION CARRIED with a roll call votes (7 yes votes):  
(Seely/yes, Slicker/yes, Meagher/yes, Anderson/yes, Seward/yes, Carlock/yes, Ruggles/yes) 
 
OTHER BUSINESS 
 6
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A. Eagles Landing  
Property identified as parcel 12-33-100-008. Located on the east side of Bogie Lake Road, south 
of Cedar Island. Consisting of approximately 10 acres. Currently zoned (R1-C) Single Family 
Residential.  
Request:  Final site plan extension request  
Applicant:  Better Built Homes  

Charles Burt  
156 East Meadow Circle  

   White Lake, MI 48383 
 
Director O’Neil presented the request for an extension of the final site plan to expire February 18, 2023. 
 
Commissioner Anderson explained that this is not setting any precedent as extensions have been 
issued in the past based on particular circumstances. 
 
Commissioner Carlock inquired how many extensions can be granted and if there is a limit to how many 
can be approved for one project. 
 
Director O’Neil explained that there is a limit to how many extensions would be granted. Projects which 
have received extensions would be required to conform to all existing ordinances and ordinance changes 
which have occurred since the extension was granted. 
 
Applicant present: Charles Burt stated that the issue with DTE was resolved and has been in contact 
with the Oakland County Health Department regarding the test wells. 
 
Discussion occurred about easements being provided to retain access to the school and the utility 
easement. 
 
Commissioner Seely moved to approve the extension of final site plan to expire on February 18, 
2023 for the property described as parcel number 12-33-100-008. Located on the east side of 
Bogie Lake Road, south of Cedar Island. Consisting of approximately 10 acres. Currently zoned 
(R1-C) Single Family Residential.  
Commissioner Meagher supported, and the MOTION CARRIED with a roll call votes (7 yes votes):  
(Seely/yes, Slicker/yes, Meagher/yes, Anderson/yes, Seward/yes, Carlock/yes, Ruggles/yes) 
 
LIAISON'S REPORT 
 
Commissioner Dehart: Zoning Board of Appeals has no report. Director O’Neil noted that a workshop is 
going to occur soon to discuss the sign ordinance. 
 
Commissioner Carlock: The Parks & Rec Board has no report. 
 
Commissioner Ruggles: There has not been a Township Board since the last Planning Commission 
meeting. Commissioner Ruggles participated in an Elections Committee meeting, there are three districts 
that will vote on a bond issue for the school district.  

 
DIRECTOR'S REPORT 
 
Director O’Neil reported that two public hearings will be presented at next meeting. The draft of the 
Request for Proposal for review of the future land use Master Plan is being prepared. The Parks and Rec 
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Board Master Plan is in development. 
 
COMMUNICATIONS 
 
Commissioner Slicker inquired if the Township would be able to assist the residents of the Suburban 
Knolls subdivision in requesting a traffic light to be installed by M-DOT. 
 
Commissioner Seely informed that webinars from EGLE that will be available if any members are 
interested in participating. 
 
NEXT MEETING DATES:  April 21, 2022 
    May 5, 2022 
 
ADJOURNMENT 
 
Commissioner Anderson moved to adjourn the meeting at 8:43 PM  
Commissioner Seward supported and the MOTION CARRIED with a voice vote: 7 yes votes 
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Director’s Report 

 

 

 

 

 

 

☒Public Hearing  ☐Special Land Use 

☒Initial Submittal  ☒Rezoning 

☐Revised Plans  ☐Other: PDA 

☒Preliminary Approval 

☐Final Approval 

 

Contact Consultants 
& 

Departments 

Approval Denial Approved 
w/Conditions 

Other Comments 

Sean 
O’Neil 

Planning 
Director 

☐ ☐ ☒ ☐ Subject to all staff and consultant 
review comments being addressed. 

John 
Holland 

WLT Fire 
Chief 

☐ ☐ ☒ ☐ See letter dated 
04/14/2022 

Jeanine 
Smith 

WLT 
Assessor 

☐ ☐ ☒ ☐ See memo dated 
04/4/2022 

DLZ Engineering 
Consultant 

☐ ☐ ☒ ☐ See letter dated 
04/13/2022 

Justin 
Quagliata 

Staff Planner ☐ ☐ ☒ ☐ See letter dated 
04/13/2022 

Project Name: Avalon (White Lake Hill, LLC) 

Description:  Preliminary site plan & rezoning 

Date on Agenda this packet pertains to:  April 21st, 2022 
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Fire Department 
Charter Township 
of White Lake 

Site / Construction Plan Review

To: Sean O’Neil, Planning Department Director 

Date: 04/14/22   

Project: The Avalon   

File #: N/A 

Date on Plans: 04/04/22 
_____________________________________________________________________________________ 
The Fire Department has the following comments with regards to the Revised site plan for the project known as 
The Avalon:  

1. Multifamily phase.
a. The spacing between hydrants shall not exceed 300 feet. Comment addressed
b. The hydrants shall be arranged to provide adequate coverage for all buildings including #56 and #57
(additional hydrant to be added to this area). Comment addressed
c. Include a turn radius profile for units # 49-58. Comment addressed
d. The layout/configuration of the proposed street names assigned to this project are too closely grouped
creating potential confusion to responders. Pending

Avoid the following: 
• Name changes at jogs and curves.
• Duplicate names.
• Names that could be mispronounced or are difficult to pronounce.
• Names that are spelled or pronounced close to an existing street/road name.

Reference the Township map for guidance. 

John Holland 
Fire Chief 
Charter Township of White Lake 
(248)698-3993
jholland@whitelaketwp.com

Plans are reviewed using the International Fire Code (IFC), 2015 Edition and Referenced NFPA Standards. 
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Assessing Department 

Memo 
To: Sean O’Neil, Planning  

From: Jeanine A Smith  

Date: 4/4/2022 

Re:
 

              

Comments:    This project crosses parcel lines.   

No further comment. 

Project Name: Avalon File No:  Parcel Number:12-20-101-003     
12-20-126-006 
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April 13, 2022 

 

Sean O’ Neil 
Community Development Department 
Charter Township of White Lake 
7525 Highland Road 
White Lake, Michigan 48383 
 

RE:  The Avalon- f.k.a. White Lake Hill- Preliminary Site Plan Review – 3rd Review 

Ref: DLZ No. 2145-7233-21    Design Professional: PEA Group 

 

Dear Mr. O’ Neil, 

Our office has performed the above mentioned Preliminary Site Plan review for the revised plan dated April 
4, 2022.  The plans were reviewed for feasibility based on general conformance with the Township 
Engineering Design Standards. 

General Site Information 

This site is located on the north side of M-59 and east of Ormond Road.  The property is located on both sides 
of Hill Road: across from former Brooks Elementary School and West of Meijers.  Total site acreage is 
approximately 110.02 acres.    

Site Improvement Information: 

 Construction of a Planned Development consisting of 87 single family condominium homes on the 
east side of Hill Road.   

 Proposed paved and public road for the single family condominium homes with one point of access 
off Hill Road. 

 Construction of a Planned Development consisting of 406 multi-family units for lease on the west 
side of Hill Road.  Associated clubhouse and pool as part of multi-family development. 
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 For multi- family units: associated paved and curbed parking including ADA accessible parking spaces 
and maneuvering aisles for clubhouse and pool.  Internal streets and drives are also proposed with a 
point of access off M-59 and a second point of access off Hill Road.    

 Site to be serviced by watermain and sanitary sewer. 
 Storm water runoff is proposed to be detained as follows: 1) Detention Pond at the northwest corner 

of Hill Road and M-59- to discharge to existing storm sewer just south.  2) Two detention ponds on 
the west side of Hill Road and located centrally in the multi-family portion- to discharge to existing 
culvert under Hill Road.  3) Detention ponds located on the southernmost portion of the single family 
phase- to discharge to existing watercourse located between the two ponds.  4) Detention pond 
located on the eastern portion of the single family phase- to discharge to the existing wetlands to the 
southwest. 

 
 We offer the following comments: 
 
Note that comments from our March 15, 2022 review letter are in italics.  Responses to those comments are 
in bold.  New comments are in standard typeface. 
 
The following items should be noted with respect to Planning Commission review: 

a) Pond 2 located in the single family section of the development (see plan Sheet P-5.1) proposes 
discharge to the adjacent wetlands to the west.  Clarify where drainage from this wetland shall be 
routed as it appears from existing topography that there is no outlet from this wetland.  In addition, a 
portion of this wetland is located off site; an off-site drainage easement would be required. Additional 
topographical survey information will be required for the property to the south of the wetlands in 
order to clarify the drainage path.  The design engineer has noted that the discharge from the 
proposed pond (now labeled as Pond 5) will discharge at an agricultural rate and follow its natural 
off site drainage course.  The difference in pre and post development area discharging from 
proposed Pond 5 to the existing wetlands is an increase of 0.2 acres.  We can consider this item 
complete for this level of review, however the capacity for the receiving wetland to accommodate 
the increased runoff volume will need to be demonstrated at the time of Final Site Plan.  

b) The multifamily exiting drive onto M-59 shows a width of 16 feet. Township Zoning Ordinance 
5.11Q.v. requires a width of 20’ for one way drives and a minimum width of 24’ for two way drives.  
Dimensions have been clarified; DLZ defers further comment regarding compliance to Township 
Planning Department. 
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c) We defer to the Township as to whether 6 foot wide sidewalk is required on both sides of Hill Road.  
None is proposed at this time.  Township Zoning Ordinance 5.21 requires a minimum of 6 foot width 
for sidewalks along major roadways.  Comment outstanding.  We continue to defer to the Township 
with regard to this item.  Note that an 8’ wide path has now been added along a portion of the west 
side only of the Hill Road frontage and that two road crossings of the path have been proposed near 
the Hill Road entrances in order to connect the multi-family to the single-family units.  The locations 
for the path crossings should be reviewed for proper pavement markings and pedestrian crossing 
signage. Comment addressed at this level of review.  Per the design engineer, this item was 
discussed at a Township Zoom meeting on March 25, 2022.  It was determined that an 8’ wide path 
will be added along the western side of Hill Road from M-59 to the single family entrance.  Paths 
are also now shown along the frontage for Units 81-84 and 85-87 only as the adjacent areas pose 
an issue with regulated wetlands and stream encroachment.  The developer agreed at the meeting 
to make a contribution to the White Lake Sidewalk Fund to supplement pathway areas not 
installed along Hill Road. 

We note that portions of the proposed sidewalk along the western side of Hill Road are proposed 
outside the future ROW.  This sidewalk locations shall be either adjusted to inside the future ROW 
or an easement shall be provided.  In addition, our comment with respect to the proper pavement 
markings and pedestrian crossing signage for Hill Road crossing will need to be addressed at the 
time of FSP/FEP submittal. 

d) Clarify ADA space number determination for ADA spaces associated with the clubhouse for the multi-
family portion; are the four ADA spaces based on guest count of 79?  Comment outstanding.  
Although design engineer states that the required ADA parking spaces are provided at the clubhouse 
for residents or visitors using the facilities, the basis for determining the 4 (four) required spaces for 
the clubhouse will need to be provided. Comment addressed.  Basis for number of ADA spaces has 
now been provided.  

e) The following single family lots present conflicts with either the proposed house, required grading, or 
the potential deck/patio encroaching into the wetlands setback:1,27,28,40,61, and 88.  Impacts to the 
wetlands buffer will need to be removed. Comment outstanding.  The wetlands setback/buffer for all 
wetlands was not shown on the initial Preliminary Site Plan submittal dated December 8, 2021.  There 
are now units in the single family portion of this development as well as other areas of the 
development where grading is proposed in the wetlands setback/buffer which is not allowable.   The 
following single family units will require revision with respect to grading in the wetlands setback:  1-
7,20,27,28,39,40,52-54,61,75,76,84,85, and 88.  In addition, the proposed retaining wall adjacent 
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grading to the northwest of multi-family Unit 19 will also require adjustment with respect to grading 
in the wetlands buffer.  Since the units listed border EGLE regulated wetlands, our office concurs with 
the recommendation by Barr Engineering, Inc Wetland Delineation Report (dated February 9, 2022) 
recommending that Barr’s wetland boundary determination and jurisdictional opinion be reviewed by 
EGLE prior to undertaking any activity near or within any identified wetlands;  the proposed layout as 
submitted may require revision, in response to EGLE’s review, to unit/ lot layout in the single family 
phase, thus impacting the preliminary site layout. Comment addressed.  Per a meeting with the 
Township on March 25, 2022, it was agreed that grading within the 25’ wetland setback would be 
acceptable.  A wetland restoration plan shall be required at the time of FSP/FEP submittal.  Plan 
shall include a timeline for restoration of the wetland buffers.  Note that the developer shall also 
be required to comply with all EGLE requirements with respect to grading and regulated wetlands.  
A note shall be provided on the FSP/FEP with regard to the wetland buffer restoration. 

f) Is the existing sidewalk along the M-59 road frontage being removed once the new 8’ wide concrete 
sidewalk is installed?  Please clarify.  Comment partially addressed.  The design engineer has 
indicated that the existing sidewalk shall remain and that the intent shall be for the developer to 
adhere to MDOT recommendations and requirements.  Further clarification shall be required as to 
whether there will ultimately be two parallel running sidewalls along the M-59 frontage; redundancy 
with respect to the sidewalks should be avoided.   Comment addressed.  The existing sidewalk will 
be eliminated per the design engineer and a new walk placed 1’ inside the ROW. 

g) All public roads are required to be built to RCOC standards. Comment remains as a notation.  
h) All drive widths adjacent to carports in the multi-family residential shall be specified and built in 

accordance with White Lake Township width requirements.  Comment partially addressed.  No 
carports are required, however the drive widths adjacent to all parking spaces shall be shown as some 
drive widths have not been provided.  Comment addressed.  All drive widths have now been 
provided. 

i) Specify the proposed width of the shared access driveways for Lots 81-84 and 85-88 of the single 
family portion.  These drives shall be built to private access drive standards of White Lake as specified 
in the Zoning Ordinance Section 5.16.  Section C. ii. requires two points of access for such drives to an 
adjacent public or private road.  Section D. ii. requires that access driveways shall be able to 
accommodate emergency vehicles.   Comment partially addressed.  Two points of access for each of 
the drives are now proposed, however, Ordinance 5.16 C.i.  requires a 30’ wide easement width for an 
access drive; 25’ is proposed for Lots 81-84 and 85-88.  In addition, Zoning Ordinance Section 5.16 C. 
iii. regarding setbacks shall be met (Unit 85 is not in compliance).  Also specify on plan that the 20’ 
drive widths proposed are measured as 20’ from the edge of the gutter line per Ordinance 5.16 C. v. 
Please also provide fire truck turning radius for these private access drives. Comment addressed, fire 
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truck movements have been provided and show that while tight the trucks will be able to traverse 
the drives.  

j) Clarify what is being done with the existing culvert that crosses under Hill Road and routes drainage 
through an existing ditch in front of the parking lot that is east of Hill Road and north of M-59.  
Comment outstanding.  The design engineer has provided clarification with regard to the culvert 
under Hill Road that is adjacent to the proposed Detention Basin 3.  The clarification request was 
however regarding the culvert at M-59 and Hill Road; this will require a response.  Comment 
addressed.  Clarification has now been provided. 

k) Clarify if there is an existing drainage easement on the property south of the single family Detention 
Ponds 1 and 3.  An easement will be required for discharge of drainage off site. In addition, the design 
engineer will be required to demonstrate that there will be no downstream impacts from the 
proposed development in terms of stormwater discharge flows.  Engineer will need to demonstrate 
that adequate downstream capacity exists to handle post development flow.  Comment remains as a 
notation and can be further clarified at the time of FSP. Design engineer has stated in their 
February 15, 2022 review response letter: “There is not an easement in place.  There is an existing 
stream which provides the historical drainage route through the said parcel to a box culvert under 
M-59.  Since the development will have a 100-year detention basin and will discharge stormwater 
at an agricultural rate, the downstream ditch should have adequate capacity.  A detail engineering 
analysis will be provided to the township and MDOT during the construction plan phase.” 

l) End sections for the three detention basins proposed on the single family portion will be required to 
be located outside the wetland setback. Comment partially addressed.  Our office finds the basin 
outlet locations acceptable and that the outlet pipes for Basins 4 and 5 shall be constructed within the 
wetlands setback and the land restored to its natural preconstruction condition.   Note that location 
of the basin end sections shall be subject to review and approval by EGLE.  EGLE may require revision 
of the end section locations.  Our office recommends the Township require a wetland setback 
restoration plan and that the developer be required to post a bond amount to guarantee proper and 
timely completion of restoration of the wetland buffer setbacks in these two areas should EGLE 
approve the end section locations.   Comment addressed for this level of review.  The design 
engineer notes a wetland setback restoration plan shall be provided at the time of FSP/FEP 
submittal.  A note shall be provided on the FSP/FEP regarding wetland setback restoration.   

m) Extend the sanitary sewer to the north property line along Hill Road. Comment remains.  Applicant 
indicated that the topography near the northern property restricts construction of the sanitary sewer 
at this location and would require a construction easement from the adjacent property owner. 
Township Ordinance requires extension to the limits of the property line and the sanitary sewer 
master plan indicates that gravity sanity sewer is ultimately proposed north of this location. We defer 
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to the Township if a variance can be granted on this requirement or if completion of this item will be a 
condition of approval. Comment addressed.  Discussion with the Township concluded that the 
sewer shall not be extended to the north property line and that an easement for future sanitary 
sewer extension shall be provided.  In addition, the developer shall be required to deposit a 
monetary fee or escrow with the Township as assurance to supplement the future sewer 
extension. 

n) With nearly 60 feet of elevation change, the designer should ensure that sufficient pressure exists at 
the higher elevations for a bathroom on the 2nd story.  The water may have to come from Pressure 
District 4 to service units with higher elevations as it appears that there will be insufficient pressure 
on the northern portions of the proposed development.  To interconnect between the pressure 
districts, at least one PRV may be required. We suggest that the Township request escrow funds with 
regard to this item such that DLZ can model the water system to determine any deficiencies that may 
exist regarding water pressures and/or capacities.  Our office has performed modeling of the 
proposed water system, see attached water model results; In all scenarios the area at the northeast 
corner of Aurora Circle experienced the lowest resulting pressure. There is a need for a handful of 
homes in this vicinity to have individual booster pumps to ensure adequate pressure given the various 
scenarios. It can also not be understated that the proposed design places an incredibly high criticality 
rating on the existing 16” watermain along M59. This is the only supply proposed to serve the nearly 
500 residential units. If something were to happen to this watermain there is no second source or 
storage to feed this area temporarily. DLZ recommends a second water supply be installed to provide 
redundancy to the proposed distribution system. Please note that in order to stay within the same 
pressure district the source would need to be from south of the existing Pressure Reducing Valves that 
exist on either side of the existing Meijer store. Comment addressed at this level of review.  As a 
condition of the Township engineer’s recommendation for Preliminary Site Plan approval, the 
developer acknowledges the critical issue of not having a redundant source of water supply for the 
proposed development.  The design engineer has stated that a second supply connection is being 
researched. 

o) Sanitary sewage from this development is tributary to the existing Meijer sanitary sewer pump 
station located at the Northeast corner of Highland Road and Bogie Lake Road; an analysis will need 
to be provided that indicates there is sufficient capacity within the existing pump station, or if 
upgrades will be necessary to support the additional discharges.  Comment addressed and remains 
as a notation.  Design engineer states in their review response letter dated February 15, 2022: 
“Since an 18” sewer has been stubbed to the Hill Road/M-59 intersection, it is our understanding 
that the pump station and forcemain were designed for future development along Hill Road and 
Ormond Roads.  A detailed analysis will be conducted during the construction plan phase.”  
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p) Proposed future decks or patios for Lots 12,15,82, and 83 of the single family portion of the 
development appear to encroach into the proposed storm sewer easement.  Please revise.  Comment 
outstanding.  A 12’ wide deck or patio would only allow for 5’ of easement on one side of the 
storm sewer relative to Units 82 and 83; 6’ minimum is required.  In addition, Units 9-12 would 
have a similar issue.  Unit 80- the deck or patio could only be placed on the NE area of the rear of 
the house.  Units 85 and 86 would not have enough space for a deck or patio without storm sewer 
easement encroachment. 

q) Parcel Area Table on Sheet P-2.0 of plans appears to be missing parcel data for Units 82,83,84,86, 
and 87.  Please update. 
 

The following comments can be addressed on the Final Site Plan/Final Engineering Plan: 

Final Site Plan/Final Engineering Plan Comments- 

General 

1. Plan shall contain notes per White Lake Township Engineering Design Standards Section A. 8. a.-d. 
2. Provide at least two permanent benchmarks on NAVD 88 datum.  Benchmarks are required at least 

every 1,200 feet. 
3. Provide soil boring reports that were prepared by CTI and McDowell. 
4. The topographical survey shows existing overhead electrical lines on the parcel west of Hill Road.  

Clarify as to whether these lines shall remain or be relocated and as to whether an easement for the 
lines exists.  In the event the lines are to be relocated, the easements (if existing) will need to be 
vacated. 

5. A landscape plan showing all proposed trees relative to proposed storm sewer, sanitary sewer, and 
watermain shall be submitted.  Note that 10’ horizontal separation is required between proposed 
utilities noted and proposed trees. 

 
Paving/Grading 

1. ADA accessible ramps will be required on sidewalk adjacent to ADA parking spaces.  Ramp slopes 
shall meet ADA requirements. 

2. Structural wall calculations, that have been signed and sealed by a Registered Structural Engineer, 
verifying the wall integrity and the ability to support lateral and vertical stresses will need to be 
provided for retaining walls over 30” tall.  
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3. Retaining walls >30” in height shall require a decorative fence or railing at the top that is a minimum 
of 36” in height. 

4.  Wetland buffers shall be clearly shown on all grading sheets. 
5. Sheets 3.1-3.4 have Hill Road mislabeled as Highland Road. Please revise. 

 

Watermain 

1. We defer to the Fire Department regarding items related to fire suppression and hydrant coverage. 
2. Show 20’ wide easements for all watermain on plan. 
3. Additional gate wells will be required to meet isolation requirements. 
4. Radii of watermain appears to be too small at Units 40-41.  Bends may be necessary. 
5. There appears to be less than 10 feet of separation barrel to barrel between the storm sewer and 

watermain proposed in front of multifamily Unit 38.  Please revise.  

Sanitary Sewer 

1. A manhole will need to be added along Hill Road southeast of multifamily Unit 28.  There is 720 feet 
between manholes. 

2. There appears to be less than 10 feet of horizontal separation to storm sewer in front of multifamily 
Unit 57.  Please revise so minimum separation is achieved. 

3. Modify sanitary sewer connection note on Sheet P-4.1 to read:” Connect proposed 10” and 18” 
sanitary to existing 18” sanitary stub.” 

Stormwater Management 

1. We recommend that the proposed ditch end section tie into the MH southwest (adjacent to multi-
family Detention Pond 3) be moved such that the end section ties into a separate manhole due south 
of the end section.  This would eliminate the potential for four pipe connections into the same MH.  
See Sheet 4.2. 

2. Show 12’ easements for storm sewer on plan.  
3. A minimum of 12” diameter sewer is required for storm sewer carrying surface drainage.  Reference 

Sheet 4.4; proposed sewer for Lots 55-80 and 28-36 will need to be changed from 8” to 12”. 
4. Storm sewer shall be located no closer than a 10’ horizontally from proposed buildings/structures.  

Reference Building #28 multi-family. 
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Recommendation 
 
Most of our previous comments have been addressed; the need for a redundant water source is a significant 
outstanding item that needs to be acknowledged by the applicant as a condition of PSP approval should the 
Planning Commission desire to make that motion. The storm sewer easement deck encroachments 
mentioned in Item p) above should be discussed as it may pose problems as units are built out. DLZ is 
confident the remaining items can be further clarified on the Final Site Plan submittals without significant 
modification to the site layout.  

Please feel free to contact our office should you have any questions. 

 

Sincerely, 

DLZ Michigan        

 

Michael Leuffgen, P.E.      Victoria Loemker, P.E. 
Department Manager      Senior Engineer 
 

Cc: Justin Quagliata, Community Development, via email 
 Hannah Micallef, Community Development, via email 
 Aaron Potter, DPS Director, White Lake Township, via email 
 John Holland, Fire Chief, White Lake Township, via email 

Jason Hanifen, Fire Marshal, White Lake Township, via email 

 

X:\Projects\2021\2145\723321 White Lake Hill\PSP Review.03\Review.03.docx 

20

Item A.



WHITE LAKE TOWNSHIP 
PLANNING COMMISSION 

 

REPORT OF THE  
COMMUNITY DEVELOPMENT DEPARTMENT  

 
 
TO:  Planning Commission 
 
FROM: Sean O’Neil, AICP, Community Development Director 
 

Justin Quagliata, Staff Planner 
 
DATE: April 13, 2022 
 
RE:  The Avalon 
  Rezoning and Preliminary Site Plan – Review #3 
 

 
White Lake Hill, LLC has submitted an approximately $140,000,000 planned development (PD) 

proposal for a project identified as The Avalon.  Overall, the 493-unit PD proposal includes the 

construction of 87 detached single-family site condominiums (The Residence at Avalon) on 

approximately 30.66 net acres located on the east side of Hill Road, north of Highland Road and 

the construction of 406 multiple-family units (The Avalon Apartment Homes) on approximately 

64.82 net acres located on the west side of Hill Road, north of Highland Road.  Site 

condominiums are units whereby a person owns their individual “lot” and shares ownership of 

common space with the rest of the owners in the development.  Typically, an owner is 

responsible for maintaining their own “lot,” much like a traditional subdivision.  The site 

condominium would be governed by a declaration of Covenants, Conditions and Restrictions 

(CCRs), which were provided with the application.  The multiple-family development would be 

maintained by a management company. 

 

The area proposed for a PD is comprised of two parcels, which would be required to be rezoned.  

The property west of Hill Road (1085 Hill Road; Parcel Number 12-20-101-003) is zoned PB 

(Planned Business) and AG (Agricultural), and the property east of Hill Road (Parcel Number 

12-20-126-006) is zoned R1-A (Single-Family Residential).  The parcels proposed for the PD are 

identified in the table below: 

 

Property/Parcel Number Acreage Street Frontage 

Parcel Number 12-20-126-006 
41.06 gross acres 

30.66 net acres 
1,624.88 feet (Hill Road) 

1085 Hill Road 

Parcel Number 12-20-101-003 

68.96 gross acres 

64.82 net acres 

1,406.50 feet (at the chord –

Highland Road) 

2,443.61 feet (Hill Road) 
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The intent of the PD district is to permit greater flexibility and more creative design of residential 

developments than is possible under conventional zoning regulations.  A PD allows a developer 

to propose a residential project with diverse housing types and different lot dimensions and yard 

setbacks as those prescribed in the standard residential districts.  Lot size, yards, frontage 

requirements, setbacks, building height, and type and size of dwelling unit restrictions are 

generally waived in a PD.  In exchange for the flexible standards, a public benefit must be 

provided to offset the impact(s) of development on the Township.  The Developer is proposing to 

contribute $100,000 to the Township Parks and Recreation Fund to be utilized at Stanley Park. 

 

Overall, there would 406 apartment units for rent among 58 buildings consisting of 17, twelve-

unit buildings; 21, six-unit buildings; 5, five-unit buildings; 6, four-unit buildings; and 9, three-

unit buildings.  There would be 334 two-bedroom units and 72 three-bedroom units.  The 12-

plex buildings would be two-stories in height and all other building types would consist of ranch- 

style dwellings.  The 87 site condominiums would consist of one- and two-story units.  All of the 

single-family and multiple-family units would have an attached two-car garage.  Some single-

family products have an optional two-and-a-half car garage and/or three-car garage.  There are 

no side-entry garages on either the single-family or the multiple-family units.   

 

The apartments would have access to an approximately 6,658 square foot clubhouse consisting 

of a business center, fitness center, and leasing office.  A patio (covered and uncovered) at the 

rear of the clubhouse is adjacent to a swimming pool.  The conceptual clubhouse renderings state 

the building would be 5,132 square feet in size.  The Developer must clarify the size of the 

clubhouse and revise the plans for consistency. 

 

In total, the Developer estimates approximately 1,200 persons would reside within the overall 

development and anticipates the multiple-family apartments would lease for rates ranging from 

$2,000 - $2,700 per month and the single-family units would be for sale ranging from $450,000 - 

$500,000. 

 

Master Plan 

 
The Future Land Use Map from the Master Plan designates the subject site east of Hill Road in 

the Planned Neighborhood category, which is envisioned as a primarily residential land use of 

mixed densities and multiple product types, in a setting which may occasionally include a limited 

number of neighborhood retail, office, and personal service clusters.  Connections to and 

segments of the Township community‐wide pathway system are required as an integral part of 

all developments.  All Planned Neighborhood development is intended to be served by Township 

sanitary sewers and either Township public water or community well systems.  Net residential 

densities are anticipated to range between 2.0 and 8.0 units per acre, and nonresidential elements 

should not exceed 25 percent of the net land area after preservation of natural features.  With 87 

total units on approximately 30.66 net acres, density of the proposed site condominium is 2.8 

dwelling units per acre (du/a).   
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The subject site west of Hill Road is designated as Planned Community on the Future Land Use 

Map.  Planned Community is characterized by a mix of uses including higher residential 

densities and a variety of housing product types as well as a core area with retail, dining, 

entertainment, governmental, recreational, institutional, office and personal service 

establishments.  Residential elements of a Planned Community may take the form of a 

freestanding neighborhood, or may be permitted on the upper floors of nonresidential 

development in the community core area.  Multi‐use/story buildings are expected to have two or 

three stories, however open space must be provided.  Connections to and segments of the 

Township community‐wide pathway system are required as an integral part of all developments.  

With 406 total units on approximately 64.82 net acres, density of the proposed multiple-family 

portion of the development is 6.3 du/a. 

 

FUTURE LAND USE MAP 

 

 
 

Zoning 

 

The subject site west of Hill Road has split zoning; the south portion of the parcel is located in 

the PB (Planned Business) zoning district and the north portion of the parcel is located in the AG 

(Agricultural) zoning district.  The subject site east of Hill Road is located in the R1-A (Single-

Family Residential) zoning district.  The following table illustrates the lot width and lot area 

standards for the existing and proposed zoning districts: 
 

ZONING DISTRICT LOT WIDTH  LOT AREA 

AG 300 feet 5 acres 

PB No minimum 10 acres 

R1-A 150 feet 1 acre 
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The properties proposed for development are requested to rezone to PD.  A PD is allowed on 

properties a minimum of 10 acres in size.  Any type and mix of housing (detached or attached 

single-family dwellings or multiple-family dwellings) are permitted in a PD.  Various types of 

planned land use on large parcels held in common ownership, which includes preservation of 

open space, should characterize the PD district.   

 

ZONING MAP 

 

 
 

Physical Features 

 

Currently the parcels are undeveloped and in parts are wooded with rolling topography.  

Wetlands on the properties were delineated by Barr Engineering Co. in March and April of 2021.  

There were 22 wetlands onsite, identified as A through V in the delineation report.  According to 

the delineation report Wetlands I, J, K, O, R, and S appear to be regulated under Part 303 

(Wetlands Protection, of the Michigan Natural Resources and Environmental Protection Act) 

because they are within 500 feet of the stream located east of Hill Road.  Wetlands H and N may 

be regulated under Part 303 because they extend offsite and may be connected to a larger 

wetland complex, located west of the area of investigation that appears to be greater than five 

acres in size.  Wetlands T and U may also be regulated under Part 303 because they are part of a 

larger wetland complex, located offsite, which is likely within 500 feet of the stream and likely 

five acres or more in size.  Therefore, a Part 303 permit would likely be required from the 

Michigan Department of Environment, Great Lakes, and Energy (EGLE) to place fill, remove 

soil, drain surface water from, or make use of these specific wetlands.  EGLE has regulatory 

authority regarding the wetland boundary location(s) and jurisdictional status of wetlands on this 

site.  The Developer acknowledged prior to final site plan the wetland boundary determination 

and jurisdictional opinion shall be reviewed and verified by EGLE.  The proposed unit layout 

may require revision in response to the EGLE review.  Based on the submitted plans, 0.41-acre 

of wetland impact is proposed within the single-family portion of the development and 0.34-acre 

of wetland impact is proposed within the multiple-family portion of the development. 
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No building or structure can be located closer than 25 feet to any regulated wetland, submerged 

land, watercourse, pond, stream, lake or like body of water.  The setback shall be measured from 

the edge of the established wetland boundary as reviewed and approved by the Township.  

Grading activities should also not occur in the Natural Features Setback (NFS) as the intent is to, 

as much as possible, leave said area in its natural state (i.e., not maintaining a lawn, not applying 

fertilizers or pesticides, native plantings only).  In the single-family portion of the development, 

grading is proposed within the NFS.  If grading is permitted to occur in the NFS, the area must 

be restored to its natural, undisturbed state.  The Developer acknowledged a NFS restoration plan 

is required and must be submitted at final site plan, and also acknowledged the following must 

be conditions of any approval: 

 

• Prior to any construction or grading on the site, the Developer shall install silt fencing at 

the upland edge of Natural Features Setbacks / limits of grading.  The silt fencing shall be 

removed after construction once the area is stabilized and vegetation has been established. 

 

• Wetland limits shall be clearly identified with permanent markers.  The size, number, 

location, and language on the markers shall be subject to the approval of the Community 

Development Director. 

 

Access 

 

The site fronts on Highland Road and Hill Road.  Highland Road (state trunkline) along the 

subject site is a four-lane divided highway designated as a Principal Arterial on the Township 

Thoroughfare Plan.  Development of the subject site requires the installation of an eight-foot-

wide sidewalk along the Highland Road property frontage (shown on plans; the existing paved 

shoulder is to be removed and converted to greenbelt).  Hill Road is a gravel, two-lane public 

road without curb and gutter with a proposed 86-foot right-of-way requirement by the Road 

Commission for Oakland County (RCOC).  The Developer will be required to dedicate (if not 

already completed) the additional portion of the future right-of-way to the RCOC.  As part of the 

project, the Developer would pave Hill Road beginning approximately 140 feet from the 

northern extent of the condominium southward to Highland Road in accordance with the 

requirements of the RCOC. 

 

A traffic impact statement (TIS) is required if the proposed use(s) would generate 750 or more 

driveway trips per day, or 100 or more peak-hour, peak-direction driveway trips.  An average 

day is the average 24-hour total of all vehicle trips counted to and from a study site from Monday 

through Friday.  A peak hour of traffic is the hour of highest volume of traffic entering and 

exiting the site during the morning and afternoon hours.  A TIS prepared by Rowe dated 

November 22, 2021 was submitted examining traffic generation, access management, safety, and 

sight distance for the proposed development.  The study looks at existing, background (future 

traffic volumes without the traffic generated by the proposed development; there were no future 

background developments identified in the study), and future level of service (LOS) during the 

AM (7:00-9:00 a.m.) and PM (4:00-6:00 p.m.) peak hours at the following intersections around 

the project site: 
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• Highland Road and Hill Road 

• Highland Road and Le Grand Court 

• Westbound Highland Road and crossover east of Hill Road 

• Eastbound Highland Road and crossover west of Hill Road 

• Westbound Highland Road and crossover west of Hill Road 

• Highland Road and Haven Road 

• Hill Road and Driveway 1 

o Proposed driveway approximately 2,300 feet north of Highland Road 

• Hill Road and Driveway 2 

o Proposed driveway approximately 1,600 feet north of Highland Road 

 

The traffic study notes existing traffic at the studied intersections all operate at an acceptable 

LOS (LOS D or better) during the AM and PM peak hours, with the exception of westbound 

Highland Road and eastbound crossover (east of Hill Road).  The study shows background 

traffic at the studied intersections will operate at an acceptable LOS during AM and PM peak 

hours, with the exception of Highland Road and Haven Road, and westbound Highland Road and 

eastbound crossover (east of Hill Road).  For future traffic, the study indicates all studied 

intersections will continue to operate at an acceptable LOS during the AM and PM peak hours, 

with the exception of several movements at the following intersections: 

 

• Westbound Highland Road and Eastbound Crossover (east of Hill Road) 

o The northbound left-turn movement would continue to operate at LOS F in the PM 

peak hour and experience a total 95th percentile queue length of 411 feet (17 

vehicles). 

 

• Highland Road and Hill Road 

o The southbound right turn movement would operate at LOS F in the PM peak hour 

and experience a 95th percentile queue length of 612 feet (25 vehicles). 

 

• Eastbound Highland Road and Westbound Crossover (west of Hill Road) 

o The southbound left turn movement would operate at LOS E in the PM peak hour and 

experience a total 95th percentile queue length of 354 feet (14 vehicles). 

 

• Highland Road and Haven Road 

o The southbound left turn movements would operate at LOS E in the PM peak hour 

and experience a total 95th percentile queue length of 91feet (4 vehicles). 

 

The 95th percentile queue lengths were reviewed at the studied intersections.  Significant queues 

were observed in the simulation for the westbound Highland Road and eastbound crossover (east 

of Hill Road) that impacted the eastbound through movements.  To mitigate those issues, the 

study recommends a traffic signal for the westbound Highland Road and eastbound crossover 

(east of Hill Road).  A signal at this intersection would reduce delay for the northbound left turns 

experienced during the PM peak hour and reduce queues experienced at this intersection and the 

intersection of Highland Road and Hill Road.  The results of the LOS analysis for future 

conditions with the improvement listed above results in the following: 
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• Westbound Highland Road and Eastbound Crossover (east of Hill Road) 

o The northbound left turn movement would continue to operate at LOS F in the PM 

peak hour with a reduction in delay from 239.5 seconds to 189.4 seconds and 

experience a total 95th percentile queue length of 217 feet (9 vehicles). 

 

• Highland Road and Hill Road 

o The southbound right turn movement would continue to operate at LOS F in the PM 

peak hour and experience a 95th percentile queue length of 227 feet (9 vehicles). 

 

With improvements, the 95th percentile queue lengths were reviewed at the studied intersections.  

No significant queue lengths were observed in the simulations and queue lengths did not block 

any study intersection.  The study also suggests a right-turn lane is warranted for the driveway 

off of westbound Highland Road.  The recommended improvements are shown on the plan. 

 

The following table summarizes traffic generation estimates for the proposed project: 
 

 
 

Utilities 

 

Municipal water and sanitary sewer are available in the vicinity of the subject site and would 

have to be extended to serve the proposed development.  The location and capacity of utilities 

will be reviewed by the Director of Public Services and the Township Engineering Consultant.   

 

The Developer intends to construct sanitary sewer along Hill Road to the furthest extent north 

possible.  To supplement the shortened length (approximately 50 feet from north property line), 

the Developer will make a contribution to the Township Sanitary Sewer Fund.  The amount of 

the proposed contribution must be provided and accepted by the Township.  Additionally, a 

utility easement will be provided to the Township at north end of the property along Hill Road.   

 

Staff Analysis 

 

In considering any petition for an amendment to the zoning map, the Planning Commission and 

Township Board must consider the criteria from Article 7, Section 13 of the zoning ordinance in 

making its findings, recommendations, and decision.  Review of the rezoning request should 

focus on whether the proposed PD zoning is appropriate for the site.  When reviewing the 

preliminary site plan, the Planning Commission should consider if the project meets the design 

standards for Planned Developments found in Article 6, Section 7 (C) and (D) of the zoning 

ordinance, the appropriateness of the requested waivers, and the site standards and development 

procedures for a PD as outlined in Articles 5 and 6, respectively, of the zoning ordinance. 
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The Planned Development review process is summarized by the following steps: 

 

1. Preliminary Site Plan: During this review, the number of units and road layout are 

established, the amount of open space is determined, and other project details are decided 

upon.  The Planning Commission holds a public hearing on the rezoning, reviews the PD 

proposal, and makes a recommendation to the Township Board.  The Township Board takes 

final action, approving or denying the preliminary site plan.  The rezoning request is 

reviewed concurrently with the preliminary site plan and is decided by the Township Board. 

 

2. Final Site Plan: At this time, building materials and colors are finalized and all conditions of 

preliminary site plan approval must be satisfied.  The Planning Commission reviews and 

takes action to approve or deny the final site plan, and also reviews the proposed 

Development Agreement and makes a recommendation to the Township Board. 

 

3. Development Agreement: Upon recommendation by the Planning Commission, the 

Township Board takes final action on the Development Agreement. 

 

Following is a summary of the project’s consistency with the provisions of the zoning ordinance. 

 

Open Space 

 

Planned Developments are intended to include the preservation of open space.  Common open 

space is land in an undeveloped state preserving natural resources, natural features, scenic or 

wooden conditions, agricultural use, or a similar use or condition.  Land in an undeveloped state 

may include a recreational trail, picnic area, children’s play area, greenway, or linear park.  Land 

in common open space is not required to be dedicated to the use of the public.  With a total of 

30.66 acres of developable area, the single-family portion of the development provides 5.93 

acres (19.3% of the developable area) as open space.  With a total of 64.82 acres of developable 

area, the multiple-family portion of the development provides 24.22 acres (37.4% of the 

developable area) as open space.  Note the submitted open space plan does not clearly indicate if 

stormwater management areas are counted as open space.  Clarification must be provided. 

 

Parking 

 

For multiple-family dwellings, the zoning ordinance requires two parking spaces for each 

dwelling unit plus ¼ of a space per bedroom for guest parking in common areas.  With 406 

multiple-family dwelling units consisting of 884 bedrooms, a total of 1,033 spaces would be 

required for the project (812 resident spaces and 221 guest spaces).  A total of 1,297 spaces are 

proposed (812 resident spaces in garages, 406 guest spaces in driveways, and 79 guest spaces not 

associated with individual units).  Parking calculations on Sheet P-2.0 shall be revised; the 

number of bedrooms, guest parking required, and total parking required are incorrect. 

 

Phasing: The applicant indicated both the single-family and multiple-family portions of the 

project will be developed in one phase. Based on the magnitude and scope of the project, staff 

estimates 2025-2027 as the project build-out year. 
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Sidewalks: The zoning ordinance requires sidewalks for internal circulation with a minimum of 

five feet in width.  The submitted site plan shows five-foot-wide sidewalks along both sides of 

each street in the single-family portion of the project and along at least one side of each street in 

the multiple-family portion of the project.  A crosswalk connection is proposed across Hill Road 

between the entrances of both the single-family and multiple-family developments.   

 

Streets/Circulation: All condominium subdivisions must be developed with public streets 

conforming to all minimum requirements, general specifications, typical cross-sections and other 

conditions set forth in the zoning ordinance and any other requirements of the RCOC.  All streets 

must also be approved by and dedicated to the RCOC.  In the event the Developer is unable to 

obtain approval from, and dedicate the proposed streets to the RCOC, a separate application for 

approval of private condominium streets must be filed with the Planning Commission.  All 

private condominium streets must conform to the standards of the zoning ordinance.  The 

Developer indicated the streets at The Residences at Avalon would be built to public standards 

and approved and dedicated to the RCOC.  All streets in the multiple-family portion of the 

development would be private.  

 

Building Architecture and Design 

 

Generally, exterior building materials should be comprised primarily of high quality, durable, 

low maintenance material, such as masonry, stone, brick, glass, or equivalent materials.  

Buildings should be completed on all sides with acceptable materials.  As shown on the 

preliminary architectural plans, the proposed building materials for the project are a mix of 

horizontal siding and brick veneer, with asphalt shingle roofing.  Ranch units within the 

multiple-family portion of the project would have rear recessed covered patios.  Most 12-plex 

units would also have a recessed covered patio; those units that do not would have a balcony 

(second-story).  At final site plan, detailed elevations will be required to clearly indicate the 

exterior building materials to be used.  Also, the architectural plans shall not identify the 12-plex 

units as condominiums, as condominiums are not a housing type but rather a form of ownership. 

 

A sample board of building materials to be displayed at the Planning Commission meeting and 

elevations in color are required by the zoning ordinance and must be submitted at final site plan.  

Additionally, address (street number) locations must be shown on the buildings.  Three-inch-tall 

numbers visible from the street are required.  The address locations are subject to approval of the 

Township Fire Marshal.  

 

An outdoor patio is located on the north side of the clubhouse building and around the pool.  

Details for the items to be located on the patio and details for the patio surfacing shall be 

provided at final site plan.  An ornamental paving treatment should be required by the Planning 

Commission.  The treatment should be something either decorative or something to provide 

aesthetic quality to the patio.  Potential options for ornamental paving treatments include, but are 

not limited to, CMU pavers; brick; stone; or stamped, stained, and sealed concrete.  Accessory 

items within the development such as railings, benches, trash receptacles, outdoor seating (such 

as tables and chairs), or sidewalk planters located in the vicinity of sidewalks and/or outdoor 

seating areas are required to be of commercial quality and complement the building design and 

style.  These details must be provided at final site plan.  
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Landscaping and Screening 

 

Landscaping must generally comply with the provisions of the zoning ordinance and should be 

designed to preserve existing significant natural features and to buffer service areas, parking lots, 

and dumpsters.  A mix of evergreen and deciduous plants and trees are preferred, along with 

seasonal accent plantings.  A landscape plan will be provided and reviewed in detail during final 

site plan if the preliminary site plan is approved.   

 

Lighting 

 

Site lighting is required to comply with the zoning ordinance.  Information on site lighting will 

be reviewed in detail during final site plan. 

 

Waivers 

 

Generally, in a PD the standard requirements for lot size, yards, frontage, setbacks, building 

height, and type and size of dwelling unit are waived, provided the purpose and intent of the 

zoning ordinance are incorporated into the overall development plan.  For PDs the zoning 

ordinance is intended to provide flexibility for the Planning Commission and Township Board to 

set appropriate standards during site plan review.  Where modifications of zoning ordinance 

standards are requested, the Developer must provide a table which clearly compares each 

requested modification to the zoning ordinance standard to be modified.  Unless variations are 

specifically requested and approved by the Planning Commission, the final site plan must 

comply with the appropriate standards of the Township.  Based on the submitted site plan, the 

Developer is requesting the following waivers for the Avalon PD:   

 

Recreation Space 

 

Multiple-family developments are required to provide recreation space for the use of the 

residents therein.  A formula is applied whereby 5,000 square feet for the first unit plus an 

additional 100 square feet for each additional unit determines such space required for recreation.  

For a 406-unit multiple-family development, 45,500 square feet of recreation space is required.  

The submitted open space plan shall be revised to note the correct recreation space requirement 

(10,700 square feet is incorrectly listed as required).  18,623 square feet of recreation space 

(clubhouse, pool, and dog park) is proposed in the multiple-family portion of the development; 

therefore, a waiver of 26,877 square feet is required for the amount of recreation space.   

 

Parallel Plan 

 

For any residential project, a parallel plan demonstrating the layout and density of residential 

uses that would be possible without use of the PD District is required.  The Developer requested 

a waiver of this requirement, as the densities proposed are within the Master Plan guidelines. 
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Lot Area  

 

The existing R1-A zoning district requires parcels have a minimum lot area of one acre.  In the 

R1-D (Single-Family Residential) zoning district, the densest district in the Township, parcels 

are required to have a minimum lot area of 12,000 square feet.  For the single-family portion of 

the project, the PD has “lots” ranging from 7,431.38 square feet to 17,750.68 square feet in size.  

The average “lot” size is 9,118.05 square feet.  Staff suggests the Planning Commission consider 

requiring minimum lot area of at least 8,000 square feet. 

 

Lot Frontage/Width 

 

Lot width is the straight-line distance between parallel side lot lines, measured at the front 

setback line.  Where side lot lines are not parallel, the width is measured at the front setback line 

parallel to the street or tangent to the curve of the street.  The existing R1-A zoning district 

requires parcels have a minimum of 150 feet of lot frontage.  In the R1-D zoning district, parcels 

are required to have a minimum lot width of 80 feet.  Lots on a cul-de-sac or curvilinear street 

must have a minimum of 65 feet of frontage comply with the lot width requirement at the 

minimum front setback line.  Additionally, corner lots in condominium subdivisions must be at 

least 20 feet wider than the minimum width required by the zoning ordinance.  For the single-

family portion of the project, the PD has “lots” ranging from 62 feet of lot width (including 

“lots” on a cul-de-sac or curvilinear street) to 107 feet.  The average “lot” width is 68 feet.  Staff 

suggests the Planning Commission consider requiring minimum lot width of at least 70 feet. 

 

Setbacks and Lot Coverage  

 

The yard setbacks and lot coverage for the existing R1-A zoning district, R1-D zoning district, 

PD zoning district, and the proposed PD (single-family) are summarized in the table below. 

 

 R1-A zoning R1-D zoning PD zoning Proposed PD 

Front yard setback 35 feet 30 feet 40 feet 25 feet 

Side yard setback 25 feet 10 feet 25 feet 10 feet 

Rear yard setback 40 feet 30 feet TBD 35 feet** 

Max. lot coverage 20%* 20%* TBD 35% 

*A maximum 30% lot coverage may be approved administratively by the Community 

Development Director or his designee on existing lots of record where the lot has sanitary sewer 

service and the proposed building complies with all setback requirements. 

**A 45-foot rear yard setback is prescribed for Units 8-13. 

 

Buildings within a multiple-family development must have a minimum setback of 25 feet from 

the back of sidewalk or 25 feet from back of curb (if no sidewalk is present).  A five-foot waiver 

is requested to allow a 20-foot front setback. 

 

The Planning Commission may consider the proposed setbacks and lot coverage and determine 

whether they are appropriate or whether additional setbacks or less lot coverage should be 

established.  The submitted plan notes no deck or patio would encroach into any setback. 
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Decks, Porches, and Patios 

 

The zoning ordinance states “In no instance shall a deck, porch, patio or paved terrace be located 

in any recorded easement…”  As noted in the DLZ review letter dated April 13, 2022 decks and 

patios attached to several single-family units would likely encroach into the proposed storm 

sewer easement.  Staff is concerned about deck/patio encroachment into the storm sewer 

easement.  Maintenance activities within the easement could potentially damage decks/patios in 

the vicinity.  While the storm system is private and must be maintained by the condo association 

(after assignment by the Developer), if the association fails to maintain the storm sewer and the 

Township exercises its right to maintain/repair/replace the system (as would be outlined in the 

development agreement and master deed) correcting resulting damage to private decks/patios 

should not be the responsibility of the Township.  Hold harmless language, subject to approval 

by the Township Attorney, would need to be incorporated into the development agreement and 

master deed if a waiver was granted to allow deck/patio encroachment into the storm sewer 

easement.  There is an alternative to not install decks/patios on the rear of units where 

encroachment into the storm sewer easement would occur.  The decks/patios on the units in 

question could potentially be relocated to the sides of units and/or reduced in size. 

 

Separate from the waiver request, the note under the typical lot layout on Sheets P-2.3 and P-2.4 

of the site plan shall be revised to add the word “within” following the word “encroaching.”  

Also, the words “wetland buffer” shall be replaced with the words “natural features.”   

 

Additionally, the Developer shall clarify its correspondence to the Township dated April 4, 2022.  

In said communication, the Developer requested a waiver to allow decks/patios to encroach 

within the Natural Features Setback on Units 1, 4, 9, 27, and 40.  Such a request for waiver is 

inconsistent with the submitted preliminary site plans. 

 

Driveway Access 

 

One-way drives must be a minimum of 20-feet-wide.  Furthermore, for boulevard-style 

driveways, the minimum required entering road width is 20 feet and the minimum required 

exiting road width is 22 feet.  The exiting drive onto Highland Road is 16 feet in width.  DLZ 

deferred compliance regarding this matter (Item B, Page 2 of the DLZ review letter dated April 

13, 2022) to the Community Development Department.  The aforementioned item was not 

addressed.  The site plan measures the drive width to the back of curb; the road measurement 

surface is taken between the edges of the gutter pan.  A waiver of six feet is required to allow the 

Highland Road exit drive to consist of a 16-foot-wide road surface.  Additionally, the Hill Road 

boulevard access (both entering and exiting drives appear to be 19 feet in width) to the multiple-

family portion of the development is noncompliant and waivers (1 foot for entrance; 3 feet for 

exit) are needed to allow a reduction of the required road surface width. 
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Parking 

 

The zoning ordinance requires each individual parking space be delineated by dual stripes, two 

feet apart centered on the dividing lines and painted white.  A waiver is requested to allow single 

stripes.  Separate from the waiver request, a “Van Accessible” sign detail for the barrier-free 

parking shall also be provided on Sheet P-7.0 of the site plan. 

 

Street Layouts and Blocks 

 

The maximum length of cul-de-sac streets and maximum length of blocks within condominium 

subdivisions cannot exceed 1,500 feet.  The Developer is seeking a 930-foot waiver to allow 

maximum block length of 2,430 feet.  Topography, steep grades, and natural features on the site 

were the stated reasons for the requested waiver.  The Fire Department has reviewed the length 

of the streets and blocks and is satisfied with accommodations for emergency access. 

 

Sidewalks 

 

The zoning ordinance requires a minimum six-foot-wide sidewalk placed one-foot from the 

inside edge of the right-of-way along both the east and west Hill Road property frontages, which 

the applicant is required to install as part of the project.  The submitted site plan shows an eight-

foot concrete sidewalk along the west side of the Hill Road property frontage from Highland 

Road to the south side of the single-family access (across the street).  Portions of this sidewalk 

are proposed outside of the future right-of-way; the sidewalk must be relocated inside the road 

right-of-way or an easement be provided.  Right-of-way/easement widths for public walkways 

when not adjacent to or a part of street rights-of-way must be at least 15 feet and dedicated to the 

use of the public.   Sidewalks on the east side of Hill Road are proposed along the frontage of 

Units 81-84 and Units 85-87.  There are regulated wetlands and a stream along the remaining 

portion of Hill Road north of Units 81-84; therefore, the Developer is requesting a waiver to not 

install sidewalks in this location.  However, the Developer offered to make a contribution to the 

Township Sidewalk Fund to supplement the pathway areas not installed along Hill Road.  The 

amount of the proposed donation must be provided and accepted by the Township. 

 

Signs  

 

The zoning ordinance requires the area, quantity, location, and dimensions of all signs to be 

provided with the preliminary site plan.  The site plan shows the location of a monument sign (at 

the corner of Highland Road and Hill Road) setback eight feet from the Highland Road right-of-

way line.  Development entry signs not placed within a boulevard entrance must be setback at 

least 10 feet from the road right-of-way.  Therefore, a two-foot waiver is requested for the 

aforementioned sign. 
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One monument sign, not more than 30 square feet in area, may be maintained at or adjacent to 

the principal entrance to a residential development.  One additional sign may be permitted if the 

residential development has access to two thoroughfares or the development has more than one 

boulevard street entrance from an existing arterial or it has at least 250 dwellings.  The signs may 

not exceed a height of six feet.  The multiple-family portion of the development would contain 

more than 250 units, so a second development entry sign is permitted by right.  A waiver is 

requested to install a third sign (determined to be the sign at the corner of Highland Road and 

Hill Road).  For the multiple-family portion of the development, the other monument signs are 

proposed within the boulevard entrances on Highland Road and Hill Road.  One monument sign 

is proposed within the boulevard entrance to the single-family portion of the development. 

 

While signage details were not provided, staff can administratively review and approve the sign 

design.  The monument signs would be required to comply with residential district sign 

regulations, including not more than 30 square feet in area and six feet in height. 

 

Trash Collection 

 

All units would be served by individual trash carts provided by the waste collection company.  A 

10-foot by 20-foot dumpster pad/enclosure is located east of the clubhouse building.  The zoning 

ordinance requires dumpsters to be surrounded by a six-foot-tall wall on three sides and an 

obscuring wood gate on a steel frame on the fourth side, located on a six-inch concrete pad 

extending 10 feet in front of the gate, with six-inch concrete-filled steel bollards to protect the 

rear wall and gates.  As proposed, the pad does not extend 10 feet in front of the gate; therefore, 

a 10-foot waiver is required.  The zoning ordinance also states dumpsters and trash storage 

enclosures shall be constructed of the same decorative masonry materials as the buildings to 

which they are accessory.  Brickform concrete (simulated brick pattern) or stained, decorative 

CMU block are not permitted where the principal building contains masonry.  Plain CMU block 

is also prohibited.  As a condition of site plan approval, the dumpster enclosure shall match the 

same brick veneer/cultured stone veneer as the facade of the clubhouse with a steel-backed wood 

gate painted a complementary color to the brick veneer/cultured stone veneer.  A trash enclosure 

detail shall be provided on Sheet P-7.0 of the site plan showing the finished face on the outside 

walls of the enclosure and indicate the color of the gate. 

 

An updated list of all requested waivers shall be provided by the Developer.  Furthermore, PD 

modifications 2, 4, and 5 shall be removed from the table on Sheet P-2.0 of the site plan.  Said 

waivers are not needed. 
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Planning Commission Options / Recommendation 

 

The Planning Commission may recommend approval or denial of the rezoning request, or it may 

recommend a different zoning designation than proposed by the applicant to the Township 

Board.  The Planning Commission may recommend approval, approval with conditions, or 

denial of the preliminary site plan to the Township Board.  The proposed rezoning and 

planned development are both compatible with the Master Plan and with surrounding land 

uses.  Staff recommends approval of the rezoning, and approval of the preliminary site 

plan subject to the items identified in this report being addressed prior to final site plan. 

 

The following notations summarize the preliminary site plan review: 

 

• Recommendation of approval is in accordance with the preliminary site plans prepared by 

PEA Group (revision date April 4, 2022), subject to revisions as required.  The utility, 

grading, and storm drainage plans for the site are subject to the approval of the Township 

Engineering Consultant and shall be completed in accordance with the Township 

Engineering Design Standards. 

 

• Recommendation of approval is in accordance with the preliminary ranch unit building 

elevations and floor plans prepared by Alexander V. Bogaerts & Associates, P.C. dated 

March 29, 2022, subject to revisions as required and with the preliminary 12-plex elevations 

and floor plans prepared by Burmann Associates Inc. dated June 27, 2018 and July 17, 2018, 

subject to revisions as required. 

 

Attachments: 

1. Rezoning application dated December 6, 2021. 

2. Site plan review application dated December 10, 2021.  

3. Community Impact Statement prepared by Developer dated February 25, 2022. 

4. Traffic Impact Statement prepared by Rowe dated February 18, 2022. 

5. Wetland Delineation Report prepared by Barr Engineering Co. dated February 9, 2022. 

6. Preliminary site plans prepared by PEA Group (revision date April 4, 2022). 

7. Preliminary ranch unit building elevations and floor plans prepared by Alexander V. 

Bogaerts & Associates, P.C. dated March 29, 2022. 

8. Preliminary 12-plex elevations and floor plans prepared by Burmann Associates Inc. dated 

June 27, 2018 and July 17, 2018. 

9. Preliminary clubhouse rendering and floor plan prepared by TK Design & Associates dated 

November 13, 2021. 

10. Single-family architectural plans prepared by MJC Companies. 
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SECTION 1: GENERAL PROJECT INFORMATION       

 

1.1 Project Overview 

Avalon is a proposed residential community consisting of 88 single-family homes on the east side 

of Hill Road and 406 attached apartment units on the west side of Hill Road with an associated 

clubhouse/pool and other amenities. The project shall include open space and other elements as 

set forth in the PD plan. The project will include approximately 30.1 acres of total open space.  

This site is currently designated as vacant and is zoned AG -Agricultural, PB-Planned Business, and 

R-1A -single-family residential and currently petitioning to be rezoned to PD, Planned 

Development.  

The proposed land use consists of multi-family and single-family residential units. The project 

total 494 units and will have 4.49 units per acre for the total acreage of the Property. 

Unit counts for the proposed The Avalon Apartment Homes and The Residences at Avalon uses 

are as follows: 

 

Multi-Family Units  (64.82 Net Acres):     406 units  

Single-Family Units (30.66 Net Acres):       88 units  

         (95.48 Net Acres)     494 units  

 

The Residences at Avalon Planned Development (PD) proposes single-family condominium homes with a 

density of 2.8 du/acre, which is consistent with the Township Master Plan for residential densities 

anticipated to range between 2.0 and 8.0 units per acre. The Township Master Plan for multi-family 

residential development densities are expected to range between 6.0 and 10.0 units per acre and 

Avalon’s Planned Development (PD) proposes 6.3 du/acre which is also consistent. 

 

1.2 Master Plan Analysis 

 

➢ Value communities and neighborhoods – The Avalon will be an exclusive neighborhood 

community targeting demographics of all ages. The development will focus on quality building 

materials and attention to architecture details. 
 

➢ Walkable neighborhoods – In addition to sidewalks proposed on both sides of the planned 

internal roadways, the development will also have a system of winding pathways within the 

extensive open space areas.  
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➢ Variety of recreational facilities – The Avalon proposed sidewalks and interconnectivity within the 

community, dog park, gazebo, benches, clubhouse, pool and fitness center consisting of a Yoga 

room, business center, dog wash to accommodate residents of all ages, interests, and physical 

abilities.  

Refer to the Preliminary Site Plan for additional information of the neighborhood layout and 

representative architectural details. 

1.3 Existing Surrounding Uses 

The existing surrounding uses for the subject site are residential land uses of varying densities. 

These existing uses are as follows:  

  

Location Existing Land Use Master Plan Existing Zoning  

Site Vacant 
Planned Community & 

Planned Neighborhood 

Agricultural and PB Planned Business on the 

west side of Hill Rd & R-1A, Single Family 

Residential on the east side of Hill Rd 

North 
Single-Family 

Residential 

Planned Neighborhood and 

Rural Estates 

SF, Suburban Farm & R-1A Single-Family 

Residential 

East Vacant School Building Planned Business 
PD, Planned Development, PB, Planned 

Business and AG, Agricultural 

South Single family residential Mobile Home MHP, Mobile Home Park 

West 
Vacant, public 

institutional and single-

family 

Planned Neighborhood 
AG, Agricultural and R-1B, Single Family 

Residential 
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SECTION 2: COMMUNITY AND FACILITY SERVICES 

2.1 Police and Fire Demand 

This Development has been reviewed by both Public Safety and the Fire Department.  A fiscal 

impact statement is prepared and attached to the CIS to determine the annual tax revenue.  The 

additional annual tax revenue at full buildout will be approximately $1,760,000. 

2.2 Utilities 

Utility services will be provided by existing public water and sewer systems in the area. The 

development proposes a total of 88 single-family homes and 406 attached apartment unit 

connections to the existing public utilities. We estimate of 36,500 gallons per year per person, 

based on the 10 States Standards Calculations. 

All Utility lines, structures, and trenches shall be constructed in accordance with the standards 

and requirements of White Lake Township, the County of Oakland and EGLE. All hydrants will be a 

minimum of 5’ from back of curb.  

Water main extensions to the existing mains will be constructed on-site to provide for a looped 

system in accordance with the Township standards and placed within a public easement, with 

connections to existing proposed 12” watermain to connect to existing stub along Hill Rd. There is 

a proposed 18” sanitary, 16’ water main along Highland Road. There will be 10” sanitary sewer 

along Hill Road for future connection.  

2.3 Stormwater Management 

Stormwater management for quality treatment and storage will be provided in proposed 

detention basin optimally located at the southeast end of Highland Rd. These basins will be 

designed and approved in accordance with the Township and Oakland County Water Resource 

Commissioner (OCWRC) standards to accommodate a 100-year frequency storm runoff from the 

proposed development. 

Stormwater management is outlined in the attached site plan. Stormwater runoff is proposed to 

have three detention ponds in the multi-family site at the northwest corner of Hill Road and M-59 

and to discharge to existing storm sewer just south. Three detention ponds on the west side of 

Hill Road and located centrally in the multi-family portion. (*refer to figure 2.3a and 2.3b) 

The culvert will be removed. A new storm sewer will be constructed which provides an outlet for 

ponds 1 and 3 of the multi-family development on Hill Road drainage. A new culvert will be 

constructed at the low point of the road. 
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Fig. 2.3a 

  

 

 

  

*Drainage calculations -Single Family 

*Refer to a clear version on Preliminary Engineering Plan 
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Figure 2.3b 

  

  

 

 

 

 

  

*Drainage calculations -Single Family 

*Refer to a clear version on Preliminary Engineering Plan 
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SECTION 3: ECONOMICS 

3.1 Tax Revenue Analysis 

A fiscal impact analysis was prepared to determine the anticipated annual tax revenue to be 

generated as a result of the development. Based on this analysis, we anticipate Avalon will have a 

taxable value of approximately $70,000,000 and will generate an annual revenue gain to the 

Township of approximately $1,760,000. 

3.2 Jobs Created 

Avalon will be a residential development. Avalon will create construction jobs during the 

installation of the infrastructure and the construction of the homes on the site. In addition, MJC 

Homes will employ sales staff. Avalon Apartment Homes will create permanent leasing, 

management, and maintenance jobs. 

 

SECTION 4: ENVIRONMENT 

4.1 Natural Resources Analysis 

The site of the proposed development is vacant with existing open areas. The site contains a 

significant amount of rolling topography with approximately 70 feet of elevation change across 

the site.  There are no adjacent subdivisions to connect to. The topography and natural features 

would limit the stubbing of future connection to the adjoining property; furthermore, the multi-

family site is self-contained. 

The site is located in Flood Zone X per FEMA FIRM PANEL 26125C0318F, effective 9/29/2006, and 

area of minimal flooding. Thus, impact to regulated floodplain or special flood areas are not 

anticipated to occur with the proposed development. 

Storm water runoff for the site will be detained and treated in accordance with applicable 

Township, County and State requirements prior to discharge from the site. No significant impact 

or pollution to offsite water bodies is anticipated with the development.  

The proposed development will seek to preserve existing wooded areas around the perimeter of 

the development where grading would allow, to serve as a buffer between the development and 

neighboring properties. New trees will be planted in the proposed development in accordance 

with an approved Landscaping Plan. 

 

4.2 Hazardous Materials 

No hazardous materials will be manufactured, used, or stored on site. 
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4.3 Air Quality Impact 

Avalon is a residential development and will not plan to have any significant impact to the air 

quality of the area. No quantifiable type or quantities of pollutants are expected to be released in 

the air. During construction, special measures will be included within the Soil Erosion and 

Sedimentation (SESC) Plan to mitigate any potential dust creation during dryer site conditions, 

including the use of water trucks.  

4.4 Groundwater Impact 

Avalon is a residential development that will utilize connections to the existing public utilities in 

the area. The development fits within the master planned unit density for the area and does not 

plan to have any significant impact to the groundwater levels within the area. 

4.5 Noise 

Avalon is a residential development that does not plan to have any significant impact to the 

increased noise in the area. During construction, the development intends to minimize noise as 

reasonable and follow the Township’s ordinance regarding hours of allowed construction 

operation. 

SECTION 5: TRAFFIC 

Avalon is a residential project consisting of a multi-family and single-family units that are 

proposed to have access off Highland Road in addition to Hill Road.  The main access to Avalon 

Apartment Homes will be from a boulevard off Highland Road which is a State Road.  In addition 

to the main access off Highland Road, Avalon Apartment Homes will have a secondary access off 

of Hill Road. 

The Residences at Avalon will have access via a boulevard off of Hill Road which is a County Road. 

The exiting drive width along Highland Road has been revised to meet the width required by 

Article 5, Section 11.Q.v. The Developer will pave Hill Road from Highland Road to the north, just 

prior to the curve on Hill Road.  

A Traffic Impact Study (TIS) has been prepared in accordance with the Township Ordinance 

Section 6.3 to determine if any improvements would be necessary to mitigate any traffic impacts 

to the adjacent road network.   

The proposed development is forecast to generate 215 new trips during the AM peak hour and 

283 new trips during the PM peak hour. The report was completed in accordance with the 

requirements specified by the Michigan Department of Transportation (MDOT), the Road 

Commission for Oakland County (RCOC), and White Lake Township. The majority, if not all these 
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trips, would be attributed to small vehicles. Large truck daily trips and axel loading impacts to the 

existing roads as a result of Avalon and The Residences at Avalon development are not to be 

anticipated. The operational analysis indicated that most approaches of the study intersections 

will operate at acceptable levels of service during both the AM and PM peak hours of the future 

traffic conditions. 

Refer to Appendix G for the Traffic Impact Statement prepared by Rowe.  
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DEVELOPER’S STATEMENT 

 
Avalon will be developed by White Lake Hill LLC whose member/managers are Mickey Shapiro and Mike 
Chirco.  White Lake Hill has owned the property since 2005. 
 
Site development will be managed by the M. Shapiro Real Estate Group.  MJC Homes will handle the 
construction of the Avalon Apartment Homes and the Single-Family Homes.  MJC Homes will also be 
responsible for home sales. 
 
The M. Shapiro Real Estate Group will manage the Avalon Apartment Homes.  
 
The Manager/Members of White Lake Hill, LLC have over forty-years in the development and building 
industry.  Recent examples of Apartment Home Communities developed by MJC and the M. Shapiro Real 
Estate Group are as follows:   
 

• Barrington Apartment Homes -located in Commerce Township consisting of 300 units offering luxury 
living in a woodland setting, at Pontiac Trail and Martin Parkway.  

• ShearWater Apartment Homes -consisting of 200 units nestled in Commerce Township, located at the 
prominent intersection of Maple and Beck Road. 

• Huntley Manor Apartment Homes -privately-gated 200-unit-apartment-homes, located in Novi at 
Meadowbrook and Grand River. 
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Barr Engineering Co. 4771 50th St SE, Grand Rapids, MI 49512   616.512.7000  www.barr.com 

February 9, 2022 

Mr. Don Cucco 
M. Shapiro Real Estate Group  
31550 Northwestern Hwy, Suite 200 
Farmington Hills, MI 48334 

Re: Wetland Delineation Report – Hill Road & M-59 Site 

Dear Mr. Cucco: 

As you requested, Barr Engineering Co. (Barr) conducted a wetland delineation of the above-referenced 
property in March and April of 2021. The purpose of this report is to summarize the results of that work, 
and to provide a professional opinion as to potential jurisdiction by the Michigan Department of 
Environment, Great Lakes, and Energy (EGLE). 

1.0 Area of Investigation Description 
The Area of Investigation (AOI) includes parcel numbers 12-20-101-003 and 12-20-126-006, located on Hill 
Road, in White Lake Township, Oakland County, Michigan. Surrounding land uses include commercial and 
residential development, a school, vacant land, and a recreational ski hill. The land cover within the AOI 
consists of mowed agricultural fields, a stream corridor and riparian wetlands along Hill Road, and gently 
to steeply sloping forested topography with wetland depressions.  

1.1 Desktop Review 
Barr conducted a desktop review of the site to evaluate aerial imagery, topography, soil types, and mapped 
wetlands within the AOI prior to the wetland delineation. As part of the desktop review, Barr staff reviewed 
resources such as the Natural Resources Conservation Service (NRCS) Web Soil Survey (WSS; Figure 1), the 
National Wetlands Inventory (NWI; Figure 2), and aerial photography. 
 

1.2 Methodology 
The wetland delineation was conducted in a manner consistent with the Corps of Engineers Wetlands 
Delineation Manual (USACE 1987) and the Regional Supplement to the Corps of Engineers Wetland 
Delineation Manual: Northcentral and Northeast Region (Version 2.0, USACE 2012). The wetland delineation 
procedures outlined in these manuals require the evaluation of on-site vegetation, soils, and hydrologic 
characteristics. Site observations are described in the sections below. 

The wetland boundaries were flagged in the field with alpha-numerically labeled pink pin flags and/or pink 
flagging tape. Flagging was located using a GPS unit capable of sub-meter accuracy. 
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Figure 1. Web Soil Survey 
 

1.3 Results 
The AOI includes palustrine scrub shrub (PSS), emergent (PEM), forested (PFO) wetland habitats.  The AOI 
also includes a stream along the east side of Hill Road. 

Vegetation, Soils, and Hydrology 
Wetland A 
This PEM/PFO wetland is located within the southern portion of the west side of the AOI as identified by 
flags A1-A7. Wetland A is approximately 0.05 acres in size.  The vegetation identified in this wetland included 
species such as reed canary grass, box elder, and green ash.  Secondary indicators of wetland hydrology 
were identified within the wetland.  The soils are described in the WSS as Oshtemo-Boyer loamy sands, 6 
to 12 percent slopes, a well-drained soil.  The soils evaluated within the wetland are not consistent with this 
description, as they appear to be poorly drained, displaying hydric characteristics.  (This inconsistency is not 
unusual in the WSS when a very small wetland/soil unit is not depicted, simply due to the small size issue.  
On this site in particular, only Wetlands R, T and U, appear in the WSS as having hydric soils.)  

Adjacent upland included species such as smooth brome, garlic mustard, Morrow’s honeysuckle, box elder, 
apple, black cherry, and black walnut; with no observed evidence of wetland hydrology or wetland soils. 
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Figure 2. National Wetland Inventory Map 

 
Wetland B 
This PEM/PFO wetland is located within the southern portion of the west side of the AOI as identified by 
flags B1-B20. Wetland B is approximately 0.14 acres in size.  The vegetation identified included species such 
as reed canary grass, box elder, and green ash.  Secondary indicators of wetland hydrology were identified 
within the wetland.  The soils are described in the WSS as Oshtemo-Boyer loamy sands, 6 to 12 percent 
slopes, a well-drained soil.  The soils evaluated within the wetland are not consistent with this description, 
as they appear to be poorly drained, displaying hydric characteristics.   

Similar to the area described for Wetland A, the upland adjacent to Wetland B included species such as 
smooth brome, garlic mustard, Morrow’s honeysuckle, box elder, apple, black cherry, and black walnut; with 
no observed evidence of wetland hydrology or wetland soils. 

Wetland C 
This PEM/PFO wetland is located within the northwestern portion of the west side of the AOI as identified 
by flags C1-C10. Wetland C is approximately 0.11 acres in size. The vegetation identified included species 
such as American elm and silver maple.  Primary and secondary indicators of wetland hydrology were 
identified within the wetland.  The soils are described in the WSS as Oshtemo-Boyer loamy sands, 12 to 40 
percent slopes, which are well-drained soils.  The soils evaluated within the wetland are not consistent with 
this description, as they appear to be poorly drained, displaying hydric characteristics.  
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Please note in this report from this point forward, the upland areas within the woodlot on the west side of 
the AOI (bordering wetlands C, D, F, G, H, I, J, K, L, M, N, O, P, and Q) included species such as Pennsylvania 
sedge, black cherry, basswood, pignut hickory and white oak; with no observed evidence of wetland 
hydrology or wetland soils. 

Wetland D 
This PSS/PFO wetland is located within the northwestern portion of the west side of the AOI as identified 
by flags D1-D88. Wetland D is approximately 2.29 acres in size.  The vegetation identified included species 
such as buttonbush, American elm, cottonwood, and silver maple.  Primary and secondary indicators of 
wetland hydrology were identified within the wetland.  The soils are described in the WSS as Blount loam, 
0 to 4 percent slopes, a somewhat poorly drained soil.  The soils evaluated within the wetland are not 
consistent with this description, as they appear to be poorly drained, displaying hydric characteristics. 

Adjacent upland (including Area E, an upland island within Wetland D) included species such as 
Pennsylvania sedge, black cherry, basswood, pignut hickory and white oak; with no observed evidence of 
wetland hydrology or soils. 

Wetland F 
This PSS/PFO wetland is located within the northwestern portion of the west side of the AOI as identified 
by flags F1-F6. Wetland F is approximately 0.01 acre in size.  The vegetation identified included species such 
as silky dogwood and green ash. Primary and secondary indicators of wetland hydrology were identified 
within the wetland. The soils are described in the WSS as Oshtemo-Boyer loamy sands, 0 to 6 percent slopes, 
which are well drained soils.  The soils evaluated within the wetland are not consistent with this description, 
as they appear to be poorly drained, displaying hydric characteristics. 

Wetland G 
This PEM/PFO wetland is located in the northwestern portion of the west side of the AOI as identified by 
flags G1-G9. Wetland G is approximately 0.10 acres in size.  The vegetation identified included species such 
as American elm and silver maple.  Primary and secondary indicators of wetland hydrology were identified 
within the wetland. The soils are described in the WSS as Oshtemo-Boyer loamy sands, 12 to 40 percent 
slopes, which are well drained soils.  The soils evaluated within the wetland are not consistent with this 
description, as they appear to be poorly drained, displaying hydric characteristics. 

Wetland H 
This PEM/PSS/PFO wetland is located in the northwestern portion of the west side of the AOI as identified 
by flags H1-H10. The on-site portion of Wetland H is approximately 0.10 acres in size. Wetland H continues 
off-site to the northwest. The vegetation identified included species such as lake sedge, green ash, and 
cottonwood. Primary and secondary indicators of wetland hydrology were identified within the wetland. 
The soils are described in the WSS as Oshtemo-Boyer loamy sands, 0 to 6 percent slopes, which are well 
drained soils.  The soils evaluated within the wetland are not consistent with this description, as they appear 
to be poorly drained, displaying hydric characteristics. 

Wetland I  
This PSS/PFO wetland is located in the east-central portion of the west side of the AOI as identified by flags 
I1-I8. Wetland I is approximately 0.17 acres in size.  The vegetation identified included species such as side-
flower aster, common buckthorn, and box-elder. Primary and secondary indicators of wetland hydrology 
were identified within the wetland. The soils are described in the WSS as Oshtemo-Boyer loamy sands, 0 to 
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6 percent slopes, which are well drained soils.  The soils evaluated within the wetland are not consistent 
with this description, as they appear to be poorly drained, displaying hydric characteristics. 

Wetland J 
This PEM/PSS/PFO wetland is located in the northeastern portion of the west side of the AOI as identified 
by flags J1-J30. Wetland J is approximately 0.53 acres in size.  The vegetation identified included species 
such as lake sedge, green ash, and cottonwood. Primary and secondary indicators of wetland hydrology 
were identified within the wetland. The soils are described in the WSS as Oshtemo-Boyer loamy sands, 0 to 
6 percent slopes, which are well drained soils.  The soils evaluated within the wetland are not consistent 
with this description, as they appear to be poorly drained, displaying hydric characteristics. 

Wetland K 
This PSS/PFO wetland is located within the northeastern portion of the west side of the AOI as identified by 
flags K1-K8. Wetland K is approximately 0.04 acres in size.  The vegetation identified included species such 
as silky dogwood and green ash. Primary and secondary indicators of wetland hydrology were identified 
within the wetland. The soils are described in the WSS as Oshtemo-Boyer loamy sands, 0 to 6 percent slopes, 
which are well drained soils.  The soils evaluated within the wetland are not consistent with this description, 
as they appear to be poorly drained, displaying hydric characteristics. 

Wetland L 
This PEM/PFO wetland is located within the northcentral portion of the west side of the AOI as identified 
by flags L1-L6.  Wetland L is approximately 0.08 acres in size. The vegetation identified included species 
such as American elm and silver maple. Primary and secondary indicators of wetland hydrology were 
identified within the wetland. The soils are described in the WSS as Oshtemo-Boyer loamy sands, 12 to 40 
percent slopes, which are well drained soils.  The soils evaluated within the wetland are not consistent with 
this description, as they appear to be poorly drained, displaying hydric characteristics. 

Wetland M 
This PFO wetland is located within the northcentral portion of the west side of the AOI as identified by flags 
M1-M6. Wetland M is approximately 0.06 acres in size. The vegetation identified included species such as 
American elm, cottonwood, and silver maple. Secondary indicators of wetland hydrology were identified 
within the wetland. The soils are described in the WSS as Blount loam, 0 to 4 percent slopes, a somewhat 
poorly drained soil.  The soils evaluated within the wetland are not consistent with this description, as they 
appear to be poorly drained, displaying hydric characteristics. 

Wetland N 
This PSS wetland is located in the northwestern portion of the west side of the AOI as identified by flags 
N1-N7. The on-site portion of Wetland N is approximately 0.08 acres in size. Wetland N continues off-site 
to the west.  The vegetation identified included species such as lake sedge, silky dogwood, and buttonbush. 
Primary and secondary indicators of wetland hydrology were identified within the wetland. The soils are 
described in the WSS as Oshtemo-Boyer loamy sands, 12 to 40 percent slopes, which are well drained soils.  
The soils evaluated within the wetland are not consistent with this description, as they appear to be poorly 
drained, displaying hydric characteristics. 

Wetland O 
This PFO wetland is located within the northeastern portion of the west side of the AOI as identified by flags 
O1-O6. Wetland O is approximately 0.6 acres in size. The vegetation identified included species such as 
American elm, cottonwood, and silver maple. Secondary indicators of wetland hydrology were identified 
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within the wetland. The soils are described in the WSS as Blount loam, 0 to 4 percent slopes, a somewhat 
poorly drained soil.  The soils evaluated within the wetland are not consistent with this description, as they 
appear to be poorly drained, displaying hydric characteristics. 

Wetland P 
This PSS wetland is located within the northwestern portion of the west side of the AOl as identified by flags 
P1-P5. Wetland P is approximately 0.01 acre in size.  The vegetation identified included species such as 
green ash. Secondary indicators of wetland hydrology were identified within the wetland. The soils are 
described in the WSS as Oshtemo-Boyer loamy sands, 12 to 40 percent slopes, which are well drained soils.  
The soils evaluated within the wetland are not consistent with this description, as they appear to be poorly 
drained, displaying hydric characteristics. 

Wetland Q 
This PSS wetland is located within the northwestern portion of the west side of the AOl as identified by flags 
Q1-Q9. Wetland Q is approximately 0.01 acre in size.  The vegetation identified included species such as 
green ash. Secondary indicators of wetland hydrology were identified within the wetland. The soils are 
described in the WSS as Oshtemo-Boyer loamy sands, 12 to 40 percent slopes, which are well drained soils.  
The soils evaluated within the wetland are not consistent with this description, as they appear to be poorly 
drained, displaying hydric characteristics. 

Wetland R 
This PSS wetland is located within the northwestern portion of the east side of the AOI. It includes the 
stream along Hill Road and continues south off-site as identified by flags R1–R242. The on-site portion of 
Wetland R is approximately 2.26 acres in size. The vegetation identified included species such as nannyberry, 
silky dogwood, lake sedge, marsh marigold, swamp aster, and reed canary grass. Primary and secondary 
hydrology indicators were identified within the wetland. The soils are described in the WSS as Oshtemo-
Boyer loamy sands, 0 to 6 percent slopes, which are well-drained soils. The soils evaluated within the wetland 
were not consistent with this description, as they appear to poorly drained, displaying hydric characteristics.  

Adjacent upland included species such as black walnut, basswood, honeysuckle, smooth brome grass, and 
dandelions; with no observed evidence of wetland hydrology or wetland soils. 

Wetland S 
This PFO wetland is located within the southeastern portion of the east side of the AOI as identified by flags 
S1–S17. Wetland S is approximately 0.11 acres in size. The vegetation identified within the wetland included 
species such as silver maple, green ash, common buckthorn, nannyberry, side-flower aster, and privet. 
Primary and secondary hydrology indicators were identified within the wetland. The soils are described in 
the WSS as Oshtemo-Boyer loamy sands, 6 to 12 percent slopes, which are well-drained soils. The soils 
evaluated within the wetland were not consistent with this description, as they appear to be poorly drained, 
displaying hydric characteristics.  

Adjacent upland included species such as eastern red cedar, common buckthorn, honeysuckle, smooth 
brome grass, wild onion, and wild grape; with no observed evidence of wetland hydrology or wetland soils. 

Wetland T 
This PSS wetland is located within the eastern portion of the east side of the AOI as identified by flags T1–
T68. The on-site portion of Wetland T is approximately 2.04 acres in size. Wetland T continues off-site to 
the south. The vegetation identified within the wetland included species such as American elm, buttonbush, 
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nannyberry, skunk cabbage, and lake sedge. Primary and secondary hydrology indicators were identified 
within the wetland. The soils are described in the WSS as Houghton and Adrian mucks, which are very poorly 
drained soils. The soils evaluated within the wetland were consistent with this description, as they appear 
to be very poorly drained, displaying hydric characteristics.  

Adjacent upland included species such as black cherry, Scotch pine, honeysuckle, and common buckthorn; 
with no observed evidence of wetland hydrology or wetland soils. 

 Wetland U 
This PSS wetland is located within the eastern portion of the east side of the AOI as identified by flags U1–
U10. The on-site portion of Wetland U is approximately 0.16 acres in size.  Wetland U continues off-site to 
the south. The vegetation identified within the wetland included species such as peachleaf willow, American 
elm, silky dogwood, common buckthorn, skunk cabbage, lake sedge, and swamp aster. Primary and 
secondary hydrology indicators were identified within the wetland. The soils are described in the WSS as 
Houghton and Adrian mucks, which are very poorly drained soils. The soils evaluated within the wetland 
were consistent with this description, as they appear to be very poorly drained, displaying hydric 
characteristics.  

Adjacent upland areas included species such as black oak, white oak, black cherry, privet, and multiflora 
rose; with no observed evidence of wetland hydrology or wetland soils. 

Wetland V 
This PEM wetland is located within the eastern portion of the east side of the AOI as identified by flags V1–
V10. Wetland V is approximately 0.08 acres in size. The vegetation identified within the wetland included 
species such as peachleaf willow, silky dogwood, tussock sedge, skunk cabbage, and sensitive fern. Primary 
and secondary hydrology indicators were identified within the wetland. The soils are described in the WSS 
as Oshtemo-Boyer loamy sands, a well poorly drained soil. The soils evaluated within the wetland were not 
consistent with this description, as they appear to be very poorly drained, displaying hydric characteristics.  

Adjacent upland includes species such white poplar, black walnut, privet, nannyberry, common buckthorn, 
smooth brome grass, and dandelion; with no observed evidence of wetland hydrology or wetland soils. 

The Wetland Delineation (Figure 3) depicts the approximate locations of the wetland areas identified on the 
site.  Completed Wetland Determination Data Forms are enclosed for more detailed information on each 
of the wetlands (and adjacent upland areas) of the site.   

1.4 Conclusions 
Based on observations of topography, vegetation, soil, and indicators of hydrology, Barr has determined 
that numerous wetlands are present within the AOI. These wetland areas were identified as PEM, PSS, and 
PFO habitat types. According to Part 303, Wetlands Protection, of the Michigan Natural Resources and 
Environmental Protection Act, 1994 PA 451 (Part 303), as amended, wetlands regulated by the State of 
Michigan include wetlands that are: 

1. Located within 500 feet of, or having a direct surface water connection to, an inland lake, pond, 
river, or stream; or 

2. Greater than five acres in size; or 
3. Located within 1,000 feet of, or having a direct surface water connection to, the Great Lakes or Lake 

St. Clair; or 
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4. A water of the United States as that term is used in section 502(7) of the Federal Water Pollution 
Control Act, 33 USC 1362; or 

5. Known to have a documented presence of an endangered or threatened species under Part 365 of 
State of Michigan 1994 PA 451, as amended or the Federal Endangered Species Act of 1973, Public 
Law 93-205; or 

6. Rare or imperiled. 
 

Wetlands I, J, K, O, R, and S appear to be regulated under Part 303 because they are within 500 feet of the 
stream located east of Hill Road. Wetlands H and N may be regulated under Part 303 because they extend 
offsite and may be connected to a larger wetland complex, located west of the AOI that appears to be 
greater than 5 acres in size. Wetlands T and U may also be regulated under Part 303 because they are part 
of a larger wetland complex, located off-site, which is likely within 500 feet of the stream and likely five 
acres or more in size.  Therefore, a Part 303 permit would likely be required from EGLE to place fill, remove 
soil, drain surface water from, or make use of these specific wetlands. 

Wetlands A, B, C, D, F, G, L, M, P, Q, and V do not appear to be regulated under Part 303 as they do not 
appear to meet any of the above-mentioned criteria. Therefore, if our determination is accepted by EGLE, a 
permit would not be required to place fill, remove soil, drain surface water from, or make use of these 
specific wetlands. 

It is our understanding that White Lake Township has rescinded its Wetland Protection Ordinance.  
Therefore, we do not anticipate that any additional wetlands would be regulated beyond those wetlands 
that are regulated under Part 303. 

Please be advised that EGLE has regulatory authority regarding the wetland boundary location(s) and 
jurisdictional status of wetlands on this site. Barr’s wetland determination was performed in general 
accordance with accepted procedures for conducting wetland determinations. Barr provides no warranty, 
guarantee, or other agreement in respect to the period of time for which this wetland determination will 
remain valid. Barr’s conclusions reflect our professional opinion based on the site conditions within the AOI 
observed during the site visits. Discrepancies may arise between current and future wetland determinations 
and delineations due to changes in vegetation and/or hydrology as the result of land use practices or other 
environmental factors, whether on-site or on adjacent or nearby properties. In addition, wetland 
delineations performed outside the growing season, from late-October until late-April, may differ from 
those performed at the same site during the growing season due to the presence of snow cover or frozen 
ground conditions. We recommend our wetland boundary determination and jurisdictional opinion be 
reviewed by EGLE prior to undertaking any activity near or within any identified wetlands. 
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Thank you for the opportunity to provide this wetland delineation.  If you have any questions, please contact 
me at your convenience at 734-624-5702 or JSallee@barr.com. 

Sincerely, 

 
James Sallee 
Senior Regulatory Specialist, Professional Wetland Scientist #2472 
BARR ENGINEERING CO. 
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Ormonde Duplexes

Proposed Design
10-11-2018

1422 Total sq.ft.

White Lake Hills

Proposed Clubhouse
+ Opt. 5132 sq.ft. Bonus

11-13-2021

VERSION 3
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Proposed Craftsman Club house

Entry side
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Proposed Craftsman Club house

pool side
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THE  CRAFTSMAN
Craftsman architecture has been one of America’s 
most iconic styles for decades. The historic design 
includes an array of distinctive porches, gables, siding 
materials and stately rooflines. 

THE  NEXT  GENERAT ION  OF  S TYLE  
MJC homes are a lot like custom homes without the expense and added stress of starting with a blank 
canvas. Begin by browsing our newest collection of modern living designs and personalize the spaces that 
matter most to your family. Want a special style of cabinets and countertops? Unique flooring options? 
It’s up to you. Personalize one of our award-winning home designs to your heart’s content. Then sit back 
and watch your worry-free building experience unfold. Come explore your options to live better with MJC.

 MJCCompanies.com
All information contained herein was accurate at the time of publication. In order to maintain the high degree of quality and incorporate improvements with greater facilities and 
economy, we reserve the right to make changes in price, specifications, or materials or to change or discontinue models without notice or obligation. Floor plan dimensions are 
approximate. Renderings are artist’s conception. © 2019 MJC Companies

THE FARMHOUSE
Modern farmhouse architecture evokes feelings of warmth and comfort. This historic style combines clean 
lines with rustic touches to provide a relaxed level of sophistication. 

THE TRADITIONAL
MJC’s traditional elevation styles are modern interpretations of classic forms that provide an attractive, 
cohesive look to the community. Our traditional elevations offer eye-pleasing symmetry, brick details and 
timeless color palettes.

THE FRENCH ECLECTIC
American soldiers returned home in the mid-1920’s with romantic thoughts of French architecture. This 
timeless, eclectic style showcases rich exterior materials with tall, steeply pitched roofs, dormers and shutters.

The Wide Choice of Elevations Create  
a Varied and Appealing Streetscape  
in Your Neighborhood

ABERDEEN
First Level 1,182 sf
Second Level 1,091 sf
Total 2,273 sf
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For Information Visit
MJCCompanies.com

ABERDEEN
The Aberdeen is designed for entertaining and flexible family living. There’s smart space for  
everything – main-floor study, a mud room with an optional bench, island kitchen with walk-in pantry, 
large family room with fireplace, and options for a covered porch or harvest room off the dining area.  
Upstairs, there’s a convenient laundry room, private wing with an elegant owner’s suite, complete with  
its own luxurious bath and walk-in closet. There are also options for an oversized 2.5-car or 3-car garage.

•  F IRST  L EVEL

•  SECOND  LEVEL

•  OPT IONAL  TWO-AND-A -HALF  CAR  GARAGE

•  OPT IONAL  DELUXE  OWNER ’S  BATH

•  OPT IONAL  EXPANDED  
D IN ING  ROOM

•  OPT IONAL  HARVEST  ROOM

First Level 1,182 sf
Second Level 1,091 sf
Total 2,273 sf
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THE CRAFTSMAN
Craftsman architecture has been one of America’s 
most iconic styles for decades. The historic design 
includes an array of distinctive porches, gables, siding 
materials and stately rooflines. 

THE NEXT GENERATION OF STYLE  
MJC homes are a lot like custom homes without the expense and added stress of starting with a blank 
canvas. Begin by browsing our newest collection of modern living designs and personalize the spaces that 
matter most to your family. Want a special style of cabinets and countertops? Unique flooring options? 
It’s up to you. Personalize one of our award-winning home designs to your heart’s content. Then sit back 
and watch your worry-free building experience unfold. Come explore your options to live better with MJC.
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BERKSH IRE
First Level 1,653 sf

THE FARMHOUSE
Modern farmhouse architecture evokes feelings of warmth and comfort. This historic style combines clean 
lines with rustic touches to provide a relaxed level of sophistication. 

THE FRENCH ECLECTIC
American soldiers returned home in the mid-1920’s with romantic thoughts of French architecture. This 
timeless, eclectic style showcases rich exterior materials with tall, steeply pitched roofs, dormers and shutters.

THE TRADITIONAL
MJC’s traditional elevation styles are modern interpretations of classic forms that provide an attractive, 
cohesive look to the community. Our traditional elevations offer eye-pleasing symmetry, brick details and 
timeless color palettes.

The Wide Choice of Elevations Create  
a Varied and Appealing Streetscape  
in Your Neighborhood
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ALSTON

We designed the Berkshire to offer modern, single-level living with a casual touch. The kitchen, family room and dining area have all been 
brought together to create an open flow for relaxed family times and lively entertaining. Whether you were unwinding in the family room or 
gathering in the spacious island kitchen, you’ll love the natural sunlight that comes in from all the windows in the main living area. The owner’s 
suite showcases the stepped ceiling, spacious private bath and twin walk-in closets. Another wing at the front of the home contains two spacious 
bedrooms with walk-in closets and access to a second full bath.

BERKSH IRE

• FIRST  L EVEL

•  OPT IONAL  DELUXE  OWNER ’S  BATH •  OPT IONAL  POWDER  ROOM •  OPT IONAL  L IBRARY

First Level 1,653 sf
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THE CRAFTSMAN
Craftsman architecture has been one of America’s 
most iconic styles for decades. The historic design 
includes an array of distinctive porches, gables, siding 
materials and stately rooflines. 

THE NEXT GENERATION OF STYLE  
MJC homes are a lot like custom homes without the expense and added stress of starting with a blank 
canvas. Begin by browsing our newest collection of modern living designs and personalize the spaces that 
matter most to your family. Want a special style of cabinets and countertops? Unique flooring options? 
It’s up to you. Personalize one of our award-winning home designs to your heart’s content. Then sit back 
and watch your worry-free building experience unfold. Come explore your options to live better with MJC.

 MJCCompanies.com
All information contained herein was accurate at the time of publication. In order to maintain the high degree of quality and incorporate improvements with greater facilities and 
economy, we reserve the right to make changes in price, specifications, or materials or to change or discontinue models without notice or obligation. Floor plan dimensions are 
approximate. Renderings are artist’s conception. © 2019 MJC Companies

BERKSHIRE
First Level 1,653 sf

THE  FARMHOUSE
Modern farmhouse architecture evokes feelings of warmth and comfort. This historic style combines clean 
lines with rustic touches to provide a relaxed level of sophistication. 

THE  FRENCH  ECLECT I C
American soldiers returned home in the mid-1920’s with romantic thoughts of French architecture. This 
timeless, eclectic style showcases rich exterior materials with tall, steeply pitched roofs, dormers and shutters.

THE  TRAD I T IONAL
MJC’s traditional elevation styles are modern interpretations of classic forms that provide an attractive, 
cohesive look to the community. Our traditional elevations offer eye-pleasing symmetry, brick details and 
timeless color palettes.

The Wide Choice of Elevations Create  
a Varied and Appealing Streetscape  
in Your Neighborhood
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THE  CRAFTSMAN
Craftsman architecture has been one of America’s 
most iconic styles for decades. The historic design 
includes an array of distinctive porches, gables, siding 
materials and stately rooflines. 

THE  NEXT  GENERAT ION  OF  S TYLE  
MJC homes are a lot like custom homes without the expense and added stress of starting with a blank 
canvas. Begin by browsing our newest collection of modern living designs and personalize the spaces that 
matter most to your family. Want a special style of cabinets and countertops? Unique flooring options? 
It’s up to you. Personalize one of our award-winning home designs to your heart’s content. Then sit back 
and watch your worry-free building experience unfold. Come explore your options to live better with MJC.

THE ABERDEEN FRENCH ECLECTIC
American soldiers returned home in the mid-1920’s with romantic thoughts of French architecture.  
This timeless, eclectic style showcases rich exterior materials with tall, steeply pitched roofs,  
dormers and shutters.

 MJCCompanies.com
All information contained herein was accurate at the time of publication. In order to maintain the high degree of quality and incorporate improvements with greater facilities and 
economy, we reserve the right to make changes in price, specifications, or materials or to change or discontinue models without notice or obligation. Floor plan dimensions are 
approximate. Renderings are artist’s conception. © 2019 MJC Companies

BURBANK
First Level 1,332 sf
Second Level 1,160 sf
Total 2,492 sf

The Wide Choice of Elevations Create a Varied  
and Appealing Streetscape in Your Neighborhood

THE FARMHOUSE
Modern farmhouse architecture evokes feelings of warmth and comfort. This historic style combines clean 
lines with rustic touches to provide a relaxed level of sophistication. 

THE TRADITIONAL
MJC’s traditional elevation styles are modern interpretations of classic forms that provide an attractive, 
cohesive look to the community. Our traditional elevations offer eye-pleasing symmetry, brick details and 
timeless color palettes.
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BURBANK

• FIRST  L EVEL

•  OPT IONAL  TWO-AND-A -HALF  CAR  GARAGE

•  SECOND  LEVEL
•  OPT IONAL  DELUXE  OWNER ’S  BATH

The two-story Burbank is a stunning open concept plan with an L-shaped living area that includes the family room, oversized dining room and 
enormous island kitchen. The optional lanai vastly increases the living space and brings the outdoors into this spacious home. The main floor also 
includes a secluded study, guest closet, powder room, mud room, walk-in pantry and laundry room. No convenience was overlooked, including the 
option of a 2.5- or 3-car garage.

Upstairs, the owner’s suite features a stepped ceiling, spacious bath with an optional whirlpool tub and oversized walk-in closet. Three more large 
bedrooms share a central bath with double sinks.

First Level 1,332 sf
Second Level 1,160 sf
Total 2,492 sf
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THE CRAFTSMAN
Craftsman architecture has been one of America’s 
most iconic styles for decades. The historic design 
includes an array of distinctive porches, gables, siding 
materials and stately rooflines. 

THE NEXT GENERATION OF STYLE  
MJC homes are a lot like custom homes without the expense and added stress of starting with a blank 
canvas. Begin by browsing our newest collection of modern living designs and personalize the spaces that 
matter most to your family. Want a special style of cabinets and countertops? Unique flooring options? 
It’s up to you. Personalize one of our award-winning home designs to your heart’s content. Then sit back 
and watch your worry-free building experience unfold. Come explore your options to live better with MJC.

THE  ABERDEEN  FRENCH  ECLECT I C
American soldiers returned home in the mid-1920’s with romantic thoughts of French architecture.  
This timeless, eclectic style showcases rich exterior materials with tall, steeply pitched roofs,  
dormers and shutters.

 MJCCompanies.com
All information contained herein was accurate at the time of publication. In order to maintain the high degree of quality and incorporate improvements with greater facilities and 
economy, we reserve the right to make changes in price, specifications, or materials or to change or discontinue models without notice or obligation. Floor plan dimensions are 
approximate. Renderings are artist’s conception. © 2019 MJC Companies

BURBANK
First Level 1,332 sf
Second Level 1,160 sf
Total 2,492 sf

The Wide Choice of Elevations Create a Varied  
and Appealing Streetscape in Your Neighborhood

THE  FARMHOUSE
Modern farmhouse architecture evokes feelings of warmth and comfort. This historic style combines clean 
lines with rustic touches to provide a relaxed level of sophistication. 

THE  TRAD I T IONAL
MJC’s traditional elevation styles are modern interpretations of classic forms that provide an attractive, 
cohesive look to the community. Our traditional elevations offer eye-pleasing symmetry, brick details and 
timeless color palettes.
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THE  CRAFTSMAN
Craftsman architecture has been one of America’s 
most iconic styles for decades. The historic design 
includes an array of distinctive porches, gables, siding 
materials and stately rooflines. 

THE  NEXT  GENERAT ION  OF  S TYLE  
MJC homes are a lot like custom homes without the expense and added stress of starting with a blank 
canvas. Begin by browsing our newest collection of modern living designs and personalize the spaces that 
matter most to your family. Want a special style of cabinets and countertops? Unique flooring options? 
It’s up to you. Personalize one of our award-winning home designs to your heart’s content. Then sit back 
and watch your worry-free building experience unfold. Come explore your options to live better with MJC.

 MJCCompanies.com
All information contained herein was accurate at the time of publication. In order to maintain the high degree of quality and incorporate improvements with greater facilities and 
economy, we reserve the right to make changes in price, specifications, or materials or to change or discontinue models without notice or obligation. Floor plan dimensions are 
approximate. Renderings are artist’s conception. © 2019 MJC Companies

The Wide Choice of Elevations Create a Varied  
and Appealing Streetscape in Your Neighborhood

THE TRADITIONAL
MJC’s traditional elevation styles are modern interpretations of classic forms that provide an attractive, 
cohesive look to the community. Our traditional elevations offer eye-pleasing symmetry, brick details and 
timeless color palettes.

THE FARMHOUSE
Modern farmhouse architecture evokes feelings of warmth and comfort. This historic style combines clean 
lines with rustic touches to provide a relaxed level of sophistication. 

CAMPBELL
First Level 1,217 sf
Second Level 1,402 sf
Total 2,619 sf
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First Level 1,217 sf
Second Level 1,402 sf
Total 2,619 sfC AMPBELL

The four-bedroom Campbell is an ideal family home with two spacious levels. The foyer opens to reveal the family room with it’s centered 
fireplace and triple windows. This sunny dining room with its sliding glass doorwall can extend outdoors for an optional covered porch.  
The U-shaped kitchen is centered on a convenient island with snack bar seating. The main floor also includes a secluded study, powder room,  
mud room and walk-in pantry.

The upper level showcases the owner‘s suite with stepped ceiling, spacious bath with twin vanities, and large walk-in closet.  
There is also an option to include a whirlpool tub. There are three more bedrooms on the second floor along with a full bath  
and oversized laundry room.

•  F IRST  L EVEL

•  OPT IONAL  DELUXE  OWNER ’S  BATH

•  OPT IONAL  EXPANDED  D IN ING  ROOM•  OPT IONAL  HARVEST  ROOM

•  OPT IONAL  TWO-AND-A -HALF  CAR  GARAGE

•  SECOND  LEVEL
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THE CRAFTSMAN
Craftsman architecture has been one of America’s 
most iconic styles for decades. The historic design 
includes an array of distinctive porches, gables, siding 
materials and stately rooflines. 

THE NEXT GENERATION OF STYLE  
MJC homes are a lot like custom homes without the expense and added stress of starting with a blank 
canvas. Begin by browsing our newest collection of modern living designs and personalize the spaces that 
matter most to your family. Want a special style of cabinets and countertops? Unique flooring options? 
It’s up to you. Personalize one of our award-winning home designs to your heart’s content. Then sit back 
and watch your worry-free building experience unfold. Come explore your options to live better with MJC.

 MJCCompanies.com
All information contained herein was accurate at the time of publication. In order to maintain the high degree of quality and incorporate improvements with greater facilities and 
economy, we reserve the right to make changes in price, specifications, or materials or to change or discontinue models without notice or obligation. Floor plan dimensions are 
approximate. Renderings are artist’s conception. © 2019 MJC Companies

The Wide Choice of Elevations Create a Varied  
and Appealing Streetscape in Your Neighborhood

THE  TRAD I T IONAL
MJC’s traditional elevation styles are modern interpretations of classic forms that provide an attractive, 
cohesive look to the community. Our traditional elevations offer eye-pleasing symmetry, brick details and 
timeless color palettes.

THE  FARMHOUSE
Modern farmhouse architecture evokes feelings of warmth and comfort. This historic style combines clean 
lines with rustic touches to provide a relaxed level of sophistication. 

CAMPBELL
First Level 1,217 sf
Second Level 1,402 sf
Total 2,619 sf
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THE  NEXT  GENERAT ION  OF  S TYLE  
MJC homes are a lot like custom homes without the expense and added stress of starting with a blank 
canvas. Begin by browsing our newest collection of modern living designs and personalize the spaces that 
matter most to your family. Want a special style of cabinets and countertops? Unique flooring options? 
It’s up to you. Personalize one of our award-winning home designs to your heart’s content. Then sit back 
and watch your worry-free building experience unfold. Come explore your options to live better with MJC.

 MJCCompanies.com
All information contained herein was accurate at the time of publication. In order to maintain the high degree of quality and incorporate improvements with greater facilities and 
economy, we reserve the right to make changes in price, specifications, or materials or to change or discontinue models without notice or obligation. Floor plan dimensions are 
approximate. Renderings are artist’s conception. © 2019 MJC Companies

THE  TRAD I T IONAL
MJC’s traditional elevation styles are modern 
interpretations of classic forms that provide an 
attractive, cohesive look to the community. 
Our traditional elevations offer eye-pleasing 
symmetry, brick details and timeless color palettes.

THE  TRAD I T IONAL

C YPRESS
First Level 1,539 sf
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First Level 1,539 sfCYPRESS
If you’re looking for the perfect ranch floor plan with no wasted space, then the Cypress is ideal for you! The open island kitchen, dining area with 
its optional bay window, and family room with a cozy fireplace, will keep your family together and enhance the connections during special times 
hosted at your home. The Cypress also keeps privacy in mind with the elegant owner’s suite and two additional bedrooms and a full bath nicely 
separated from the living space. The 2-car garage opens to a large mud room with a closet and adjacent laundry room.

•  F IRST  L EVEL
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THE NEXT GENERATION OF STYLE  
MJC homes are a lot like custom homes without the expense and added stress of starting with a blank 
canvas. Begin by browsing our newest collection of modern living designs and personalize the spaces that 
matter most to your family. Want a special style of cabinets and countertops? Unique flooring options? 
It’s up to you. Personalize one of our award-winning home designs to your heart’s content. Then sit back 
and watch your worry-free building experience unfold. Come explore your options to live better with MJC.

 MJCCompanies.com
All information contained herein was accurate at the time of publication. In order to maintain the high degree of quality and incorporate improvements with greater facilities and 
economy, we reserve the right to make changes in price, specifications, or materials or to change or discontinue models without notice or obligation. Floor plan dimensions are 
approximate. Renderings are artist’s conception. © 2019 MJC Companies

THE TRADITIONAL
MJC’s traditional elevation styles are modern 
interpretations of classic forms that provide an 
attractive, cohesive look to the community. 
Our traditional elevations offer eye-pleasing 
symmetry, brick details and timeless color palettes.

THE TRADITIONAL

CYPRESS
First Level 1,539 sf
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THE  CRAFTSMAN
Craftsman architecture has been one of America’s 
most iconic styles for decades. The historic design 
includes an array of distinctive porches, gables, siding 
materials and stately rooflines. 

THE  NEXT  GENERAT ION  OF  S TYLE  
MJC homes are a lot like custom homes without the expense and added stress of starting with a blank 
canvas. Begin by browsing our newest collection of modern living designs and personalize the spaces that 
matter most to your family. Want a special style of cabinets and countertops? Unique flooring options? 
It’s up to you. Personalize one of our award-winning home designs to your heart’s content. Then sit back 
and watch your worry-free building experience unfold. Come explore your options to live better with MJC.

 MJCCompanies.com
All information contained herein was accurate at the time of publication. In order to maintain the high degree of quality and incorporate improvements with greater facilities and 
economy, we reserve the right to make changes in price, specifications, or materials or to change or discontinue models without notice or obligation. Floor plan dimensions are 
approximate. Renderings are artist’s conception. © 2019 MJC Companies

The Wide Choice of Elevations Create a Varied  
and Appealing Streetscape in Your Neighborhood

THE TRADITIONAL
MJC’s traditional elevation styles are modern interpretations of classic forms that provide an attractive, 
cohesive look to the community. Our traditional elevations offer eye-pleasing symmetry, brick details and 
timeless color palettes.

THE FARMHOUSE
Modern farmhouse architecture evokes feelings of warmth and comfort. This historic style combines clean 
lines with rustic touches to provide a relaxed level of sophistication. 

DAVENPORT
First Level 1,411 sf
Second Level 1,293 sf
Total 2,704 sf
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DAVENPORT
First Level 1,411 sf
Second Level 1,293 sf
Total 2,704 sf

Fall in love with the spacious open flow of the Davenport’s main floor living area. The Davenport offers an imaginatively designed two-story home 
with an inviting central family room with a cozy fireplace and triple windows. The adjoining kitchen is a dream with lots of counter space and a 
functional island with optional snack bar seating. The dining room is extended beyond the balance of the room with triple windows and a  
French door. A flex-room is a pleasant surprise off this area with its double doors and double window. The first floor also offers a powder room, 
mud room, laundry and walk-in pantry. 

The second floor showcases four bedrooms including the owner’s suite with its stepped ceiling, plenty of closet space and an elegant bath with  
the option of a spa tub and stall shower. There is an option for a second bedroom suite with a full bath on this level or a large loft as the standard. 
A covered front porch adds a distinctive touch to the home as well as an optional 2.5-car or 3-car garage.

•  F IRST  L EVEL

•  SECOND  LEVEL

•  OPT IONAL  TWO-AND-A -HALF  CAR  GARAGE

•  OPT IONAL  BEDROOM BATH•  OPT IONAL  DELUXE  OWNER ’S  BATH
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THE CRAFTSMAN
Craftsman architecture has been one of America’s 
most iconic styles for decades. The historic design 
includes an array of distinctive porches, gables, siding 
materials and stately rooflines. 

THE NEXT GENERATION OF STYLE  
MJC homes are a lot like custom homes without the expense and added stress of starting with a blank 
canvas. Begin by browsing our newest collection of modern living designs and personalize the spaces that 
matter most to your family. Want a special style of cabinets and countertops? Unique flooring options? 
It’s up to you. Personalize one of our award-winning home designs to your heart’s content. Then sit back 
and watch your worry-free building experience unfold. Come explore your options to live better with MJC.

 MJCCompanies.com
All information contained herein was accurate at the time of publication. In order to maintain the high degree of quality and incorporate improvements with greater facilities and 
economy, we reserve the right to make changes in price, specifications, or materials or to change or discontinue models without notice or obligation. Floor plan dimensions are 
approximate. Renderings are artist’s conception. © 2019 MJC Companies

The Wide Choice of Elevations Create a Varied  
and Appealing Streetscape in Your Neighborhood

THE  TRAD I T IONAL
MJC’s traditional elevation styles are modern interpretations of classic forms that provide an attractive, 
cohesive look to the community. Our traditional elevations offer eye-pleasing symmetry, brick details and 
timeless color palettes.

THE  FARMHOUSE
Modern farmhouse architecture evokes feelings of warmth and comfort. This historic style combines clean 
lines with rustic touches to provide a relaxed level of sophistication. 

DAVENPORT
First Level 1,411 sf
Second Level 1,293 sf
Total 2,704 sf
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THE  CRAFTSMAN
Craftsman architecture has been one of America’s 
most iconic styles for decades. The historic design 
includes an array of distinctive porches, gables, siding 
materials and stately rooflines. 

THE  NEXT  GENERAT ION  OF  S TYLE  
MJC homes are a lot like custom homes without the expense and added stress of starting with a blank 
canvas. Begin by browsing our newest collection of modern living designs and personalize the spaces that 
matter most to your family. Want a special style of cabinets and countertops? Unique flooring options? 
It’s up to you. Personalize one of our award-winning home designs to your heart’s content. Then sit back 
and watch your worry-free building experience unfold. Come explore your options to live better with MJC.

 MJCCompanies.com
All information contained herein was accurate at the time of publication. In order to maintain the high degree of quality and incorporate improvements with greater facilities and 
economy, we reserve the right to make changes in price, specifications, or materials or to change or discontinue models without notice or obligation. Floor plan dimensions are 
approximate. Renderings are artist’s conception. © 2019 MJC Companies

The Wide Choice of Elevations Create a Varied  
and Appealing Streetscape in Your Neighborhood

THE TRADITIONAL

MJC’s traditional elevation styles are modern interpretations of classic forms that provide an attractive, 
cohesive look to the community. Our traditional elevations offer eye-pleasing symmetry, brick details and 
timeless color palettes.

THE FARMHOUSE

Modern farmhouse architecture evokes feelings of warmth and comfort. This historic style combines clean 
lines with rustic touches to provide a relaxed level of sophistication. 

EASTWIND
First Level 1,848 sf
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First Level 1,848 sfEASTWIND
Love the open layouts offered by modern ranch designs, but want more space? The Eastwind is the floor plan for you – with no wasted space. 
The kitchen, with its oversized island, is the heart of the home with the adjoining dining and family room and a cozy fireplace, abundant windows 
and stepped ceiling. This creative space will keep your guests well entertained during special occasions.

Two bedrooms are tucked away off the foyer with a central bath to share. An owner’s suite offers an extra measure of privacy and elegance with 
its stepped ceiling, spacious bath and an optional soaking tub and large walk-in closet. The garage offers options for 2.5-cars and 3-cars, opens to 
a mud room with optional bench and lockers and a central laundry room.

•  F IRST  L EVEL

•  OPT IONAL  TWO-AND-A -HALF  CAR  GARAGE •  OPT IONAL  DELUXE  OWNER ’S  BATH
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THE CRAFTSMAN
Craftsman architecture has been one of America’s 
most iconic styles for decades. The historic design 
includes an array of distinctive porches, gables, siding 
materials and stately rooflines. 

THE NEXT GENERATION OF STYLE  
MJC homes are a lot like custom homes without the expense and added stress of starting with a blank 
canvas. Begin by browsing our newest collection of modern living designs and personalize the spaces that 
matter most to your family. Want a special style of cabinets and countertops? Unique flooring options? 
It’s up to you. Personalize one of our award-winning home designs to your heart’s content. Then sit back 
and watch your worry-free building experience unfold. Come explore your options to live better with MJC.

 MJCCompanies.com
All information contained herein was accurate at the time of publication. In order to maintain the high degree of quality and incorporate improvements with greater facilities and 
economy, we reserve the right to make changes in price, specifications, or materials or to change or discontinue models without notice or obligation. Floor plan dimensions are 
approximate. Renderings are artist’s conception. © 2019 MJC Companies

The Wide Choice of Elevations Create a Varied  
and Appealing Streetscape in Your Neighborhood

THE  TRAD I T IONAL

MJC’s traditional elevation styles are modern interpretations of classic forms that provide an attractive, 
cohesive look to the community. Our traditional elevations offer eye-pleasing symmetry, brick details and 
timeless color palettes.

THE  FARMHOUSE

Modern farmhouse architecture evokes feelings of warmth and comfort. This historic style combines clean 
lines with rustic touches to provide a relaxed level of sophistication. 

EASTWIND
First Level 1,848 sf
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THE  CRAFTSMAN
Craftsman architecture has been one of America’s 
most iconic styles for decades. The historic design 
includes an array of distinctive porches, gables, siding 
materials and stately rooflines. 

THE  NEXT  GENERAT ION  OF  S TYLE  
MJC homes are a lot like custom homes without the expense and added stress of starting with a blank 
canvas. Begin by browsing our newest collection of modern living designs and personalize the spaces that 
matter most to your family. Want a special style of cabinets and countertops? Unique flooring options? 
It’s up to you. Personalize one of our award-winning home designs to your heart’s content. Then sit back 
and watch your worry-free building experience unfold. Come explore your options to live better with MJC.

 MJCCompanies.com
All information contained herein was accurate at the time of publication. In order to maintain the high degree of quality and incorporate improvements with greater facilities and 
economy, we reserve the right to make changes in price, specifications, or materials or to change or discontinue models without notice or obligation. Floor plan dimensions are 
approximate. Renderings are artist’s conception. © 2019 MJC Companies

The Wide Choice of Elevations Create a Varied  
and Appealing Streetscape in Your Neighborhood

THE TRADITIONAL
MJC’s traditional elevation styles are modern interpretations of classic forms that provide an attractive, 
cohesive look to the community. Our traditional elevations offer eye-pleasing symmetry, brick details and 
timeless color palettes.

THE FARMHOUSE
Modern farmhouse architecture evokes feelings of warmth and comfort. This historic style combines clean 
lines with rustic touches to provide a relaxed level of sophistication. 

EVANSTON IV
First Level 797 sf
Second Level 1,139 sf
Total 1,936 sf
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EVANSTON  I V
First Level 797 sf
Second Level 1,139 sf
Total 1,936 sf

This home is a two-story masterpiece. Featuring a charming front porch 
with columns, the Evanston IV opens to a large foyer with a guest closet 
and powder room. The huge U-shaped kitchen, a dining area and family 
room are bathed in sunlight from lots of windows and sliding glass 
doorwall with options for a bay and box-out windows to further enhance 
the open feeling.

Upstairs, the owner’s suite boasts a stepped ceiling, elegant bath  
with separate tub, shower and walk-in closet. There are three more 
bedrooms on the second floor, along with a central bath and  
convenient laundry room.

The garage opens to an optional drop zone or second laundry area. 

•  SECOND  LEVEL

•  F IRST  L EVEL

•  OPT IONAL  F IRST  L EVEL  LAUNDRY

268

Item A.



THE CRAFTSMAN
Craftsman architecture has been one of America’s 
most iconic styles for decades. The historic design 
includes an array of distinctive porches, gables, siding 
materials and stately rooflines. 

THE NEXT GENERATION OF STYLE  
MJC homes are a lot like custom homes without the expense and added stress of starting with a blank 
canvas. Begin by browsing our newest collection of modern living designs and personalize the spaces that 
matter most to your family. Want a special style of cabinets and countertops? Unique flooring options? 
It’s up to you. Personalize one of our award-winning home designs to your heart’s content. Then sit back 
and watch your worry-free building experience unfold. Come explore your options to live better with MJC.

 MJCCompanies.com
All information contained herein was accurate at the time of publication. In order to maintain the high degree of quality and incorporate improvements with greater facilities and 
economy, we reserve the right to make changes in price, specifications, or materials or to change or discontinue models without notice or obligation. Floor plan dimensions are 
approximate. Renderings are artist’s conception. © 2019 MJC Companies

The Wide Choice of Elevations Create a Varied  
and Appealing Streetscape in Your Neighborhood

THE  TRAD I T IONAL
MJC’s traditional elevation styles are modern interpretations of classic forms that provide an attractive, 
cohesive look to the community. Our traditional elevations offer eye-pleasing symmetry, brick details and 
timeless color palettes.

THE  FARMHOUSE
Modern farmhouse architecture evokes feelings of warmth and comfort. This historic style combines clean 
lines with rustic touches to provide a relaxed level of sophistication. 

EVANSTON IV
First Level 797 sf
Second Level 1,139 sf
Total 1,936 sf

269

Item A.



THE  CRAFTSMAN
Craftsman architecture has been one of America’s 
most iconic styles for decades. The historic design 
includes an array of distinctive porches, gables, siding 
materials and stately rooflines. 

THE  NEXT  GENERAT ION  OF  S TYLE  
MJC homes are a lot like custom homes without the expense and added stress of starting with a blank 
canvas. Begin by browsing our newest collection of modern living designs and personalize the spaces that 
matter most to your family. Want a special style of cabinets and countertops? Unique flooring options? 
It’s up to you. Personalize one of our award-winning home designs to your heart’s content. Then sit back 
and watch your worry-free building experience unfold. Come explore your options to live better with MJC.

 MJCCompanies.com
All information contained herein was accurate at the time of publication. In order to maintain the high degree of quality and incorporate improvements with greater facilities and 
economy, we reserve the right to make changes in price, specifications, or materials or to change or discontinue models without notice or obligation. Floor plan dimensions are 
approximate. Renderings are artist’s conception. © 2019 MJC Companies

The Wide Choice of Elevations Create a Varied  
and Appealing Streetscape in Your Neighborhood

THE TRADITIONAL
MJC’s traditional elevation styles are modern interpretations of classic forms that provide an attractive, 
cohesive look to the community. Our traditional elevations offer eye-pleasing symmetry, brick details and 
timeless color palettes.

THE FARMHOUSE
Modern farmhouse architecture evokes feelings of warmth and comfort. This historic style combines clean 
lines with rustic touches to provide a relaxed level of sophistication. 

WASHINGTON
First Level 1,147 sf
Second Level 1,092 sf
Total 2,239 sf 
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For Information Visit
MJCCompanies.com

First Level 1,147 sf
Second Level 1,092 sf
Total 2,239 sf WASHINGTON

The Washington is a very unique floor plan that lives large thanks to its two-story 
foyer and very open, flowing first floor living area. The foyer opens to a cozy 
library or optional formal dining room with butler’s pantry. The spacious island 
kitchen, dining nook and family room keep the family connected and engaged.

The second level owner’s suite offers a cathedral ceiling, triple windows and an 
elegant spa bath with separate tub and shower. Three additional bedrooms share 
a central bath and space for a study station.

A 2-car or optional 3-car garage leads to a mud room and convenient laundry. 
You’ll love this home from the moment you enter from the covered porch. 

•  SECOND  LEVEL

•  F IRST  L EVEL

•  OPT IONAL  D IN ING  ROOM
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THE CRAFTSMAN
Craftsman architecture has been one of America’s 
most iconic styles for decades. The historic design 
includes an array of distinctive porches, gables, siding 
materials and stately rooflines. 

THE NEXT GENERATION OF STYLE  
MJC homes are a lot like custom homes without the expense and added stress of starting with a blank 
canvas. Begin by browsing our newest collection of modern living designs and personalize the spaces that 
matter most to your family. Want a special style of cabinets and countertops? Unique flooring options? 
It’s up to you. Personalize one of our award-winning home designs to your heart’s content. Then sit back 
and watch your worry-free building experience unfold. Come explore your options to live better with MJC.

 MJCCompanies.com
All information contained herein was accurate at the time of publication. In order to maintain the high degree of quality and incorporate improvements with greater facilities and 
economy, we reserve the right to make changes in price, specifications, or materials or to change or discontinue models without notice or obligation. Floor plan dimensions are 
approximate. Renderings are artist’s conception. © 2019 MJC Companies

The Wide Choice of Elevations Create a Varied  
and Appealing Streetscape in Your Neighborhood

THE  TRAD I T IONAL
MJC’s traditional elevation styles are modern interpretations of classic forms that provide an attractive, 
cohesive look to the community. Our traditional elevations offer eye-pleasing symmetry, brick details and 
timeless color palettes.

THE  FARMHOUSE
Modern farmhouse architecture evokes feelings of warmth and comfort. This historic style combines clean 
lines with rustic touches to provide a relaxed level of sophistication. 

WASHINGTON
First Level 1,147 sf
Second Level 1,092 sf
Total 2,239 sf 
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Director’s Report 

 

 

 

 

 

 

☒Public Hearing  ☒Special Land Use 

☒Initial Submittal  ☐Rezoning 

☐Revised Plans  ☐Other: PDA 

☒Preliminary Approval 

☐Final Approval 

 

Contact Consultants 
& 

Departments 

Approval Denial Approved 
w/Conditions 

Other Comments 

Sean 
O’Neil 

Planning 
Director 

☐ ☐ ☒ ☐ Subject to all staff and consultant 
review comments being addressed. 

DLZ Engineering 
Consultant 

☐ ☐ ☒ ☐ See letter dated 
04/04/2022 

Justin 
Quagliata 

Staff Planner ☐ ☐ ☒ ☐ See letter dated 
04/01/2022 

Jason 
Hanifen 

WLT Fire 
Marshal 

☐ ☐ ☒ ☐ See letter dated 03/21/2022 

Jeanine 
Smith 

WLT 
Assessor 

☐ ☐ ☒ ☐ See memo dated 03/21/2022 

Project Name: Hypershine Car Wash 

Description:  Preliminary site plan & special land use approvals 

Date on Agenda this packet pertains to:  April 21st, 2022 
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April 4, 2022 

 

Sean O’ Neil 
Community Development Department 
Charter Township of White Lake 
7525 Highland Road 
White Lake, Michigan 48383 
 

RE:  Hypershine Car Wash- Preliminary Site Plan Review – 2nd Review 

Ref: DLZ No. 2245-7382-03   Design Professional: Stonefield Engineering &  
         Design 
 

Dear Mr. O’ Neil, 

Our office has performed a Preliminary Site Plan review for the above-mentioned revised plan dated March 
16, 2022.  The plans were reviewed for feasibility based on general conformance with the Township 
Engineering Design Standards. 

General Site Information 

This site is located on the south side of M-59, west of Fisk Road, and north of Tull Lake.  Total site acreage is 
approximately 4.854 acres.    

Site Improvement Information: 

 Construction of car wash building totaling 3756 square feet. 
 Associated paved and curbed parking for both car wash employees and for patrons utilizing central 

vacuum system for their vehicles as well as maneuvering aisles.  One (1) ADA accessible parking 
space is also proposed. 

 Site to be serviced by watermain and sanitary sewer. 
 Storm water runoff is proposed to be detained in proposed detention basin, located on 

southwestern side of the site, with discharge to the existing storm sewer in M-59. 
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We offer the following comments: 

Note that comments from our February 22, 2022 review letter are in italics.  Responses to those comments 
are in bold.  New comments are in standard typeface. 

 

The following items should be noted with respect to Planning Commission review: 

a) Although the plan indicates that the existing asphalt walkway along the M-59 frontage is to remain, 
the paved walkway will need to be removed and replaced with an 8’ wide path (1’ inside ROW line) 
such that a greenbelt area between it and M-59 would be established.  We defer to the Township and 
the Township Planning review letter dated February 18, 2022 for further comment and discussion.  
Comment addressed.  The existing asphalt walkway shall be removed; an 8’ wide path located 1’ 
inside the ROW is now shown. 

b) A plan indicating fire truck access and turning radii shall be provided so as to demonstrate fire truck 
accessibility to the site.  Comment addressed.  A Fire Truck Turning Exhibit plan sheet has now been 
provided. 

c) The proposed ADA parking space does not currently meet the required dimensions (8” stall with 
adjacent 8’ access aisle) per Zoning Ordinance 5.11.O.iii.  Comment addressed.  The proposed ADA 
space now meets Zoning Ordinance requirements. 

d) The proposed one-way drive on the east side of the proposed building and vacuum area does not 
appear to meet the minimum required width of 20’ for a one way drive per Zoning Ordinance 5.11 
Q.v.  The applicant has indicated the 20’ drive requirement is for site ingress/egress, not for 
internal drive isles. This appears consistent with the Ordinance considering that one way drive Isles 
are shown within the Ordinance for angled or parallel parking adjacent at dimensions less than 20 
feet. DLZ defers Ordinance interpretation to the Township’s Community Development 
Department. 

e) The location of the proposed dumpster pad appears to present a conflict regarding the flow and exit 
of traffic on site; it appears that a garbage truck could hinder traffic flows on site causing backup of 
vehicles coming from the West and heading eastbound on M-59, that intend to right hand turn into 
the carwash.  There is also the concern that westbound traffic intending to left turn into the car wash 
would end up with a long queue in the left hand turn lane with the potential to cause conflicts with 
outbound traffic from the opposing boulevard entrance on the north side of M-59. Comment 
addressed.  Per the design engineer’s response letter dated March 16, 2022, the dumpster and 
enclosure have been moved back out of the front yard setback; trash pickup shall occur during car 
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wash off hours.  The design engineer refers to MDOT for input with respect to potential queuing of 
vehicles in the M-59 westbound turn lane.  

f) Preliminary detention basin contours and sizing calculations are required to demonstrate adequate 
required storage volume; clarification shall also be made relative to the ‘infiltration basin’ label 
shown on Sheet C-4 of the plan.  Should the applicant desire to discharge to the existing M-59 storm 
sewer as shown on the plan, permission from MDOT would be required as this storm sewer is under 
MDOT jurisdiction.  Design engineer shall also indicate method by which storm sewer shall be 
installed under M-59 for connection to the existing storm sewer on the north side of the road.  
Comment addressed.  The design engineer states: “Proposed site discharge is to be reduced 
compared to existing discharge rates.  Plans to be submitted to MDOT for stormwater and access 
approval prior to Final Site Plan.  Stormwater design will be coordinated with MDOT as required.  
Final calculations are pending the results of geotechnical testing to confirm infiltration rates on site 
and will be provided at Final Site Plan.  Storm pipe is to be jack and bored beneath Highland Road 
as required by MDOT.  Drilling pit locations to be shown on demolition plan at Final Site Plan.” 

g) Method of stormwater pretreatment shall be provided.  Comment addressed.  A mechanical water 
quality unit is proposed for storm water pretreatment.  Details regarding manufacturer and TSS 
removal rated (80% required) shall be provided at time of FSP/FEP submittal.  

h) Storm sewer easements shall be shown on plan; it appears that a portion of the concrete pad with 
induction loops along the western side of property would encroach into the sewer easement, which is 
not allowed.  Comment addressed.  10’ wide storm sewer easements are now shown on the plan.  
Per the design engineer, the proposed induction loops and concrete pad are not located in the 
storm easement.  

i) Clarification on the water reclaim system will be required along with coordination with White Lake 
Township DPS and Oakland County WRC regarding the potential need for an external 1000-gallon 
oil/grit separator; a 4’ diameter sampling MH located downstream of the oil/grit separator shall also 
be provided.  A sampling manhole has been added upstream of the proposed duplex grinder 
station. In the design engineer’s response letter, the engineer states that oil and grit separation 
occurs internally.  Further clarification with respect to the process used shall be required to be 
coordinated with White Lake Township DPS and Oakland County WRC at the time of Final Site 
Plan. The concern is adequately protecting the sanitary sewer grinder station from grit and oils.  

j) The proposed gas valve for the proposed gas lead encroaches into the existing watermain easement 
and shall be relocated.  Comment addressed.  Gas valve has now been located outside existing 
watermain easement. 

k) Storm/Sanitary Crossing CR1 elevation data appear to be in error; reference Sheet C-5.  Elevations in 
this data table appear to have an elevation difference of approximately 30’ as compared to 
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surrounding topography.  Comment addressed.  The elevation data error has now been corrected. 
As-Built plans for the Sanitary Sewer have been sent over separately.  

l) The proposed Evergreen trees shown along the western property line on the landscape plan Sheet C-7 
will need to be planted a minimum horizontal distance of 10’ from the storm sewer. Comment 
addressed.  Location of proposed trees has been revised to meet the 10’ horizontal separation 
requirement. 

  

The following items can be addressed at the time of Final Site Plan/ Final Engineering Plan Submittal: 

FSP/FEP Comments- 

General 

1. Plan shall contain notes per White Lake Township Engineering Design Standards Section A. 8. a.-d.  
Comment addressed.  

 
Paving/Grading 

1. All proposed barrier free ramps will need to meet ADA standards in terms of slopes and dimensions.  
Comment addressed.  ADA notes/standards have been added to the grading plan sheet. 

2. Bollard steel pipe shall be 6” minimum diameter per Zoning Ordinance 5.19N.i.d.  Comment 
addressed.  The pipe is now shown as 6” diameter. 

3. Parking stall markings shall be per Zoning Ordinance 5. 11Q. xi. (dual striping).  Comment addressed.  
Detail on Construction Details sheet has now been updated. 

Watermain 

1. We defer to the Fire Department with regard to items related to fire suppression including proposed 
hydrant locations. Comment remains as a notation. 

Sanitary Sewer 

1. Provide peak flows for the grinder station as the station will need to be sized to accommodate 
anticipated discharge. Comment remains.  Design engineer notes that this information will be 
provided on the FSP/FEP.   
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Permits  
 

1. Permission from White Lake Township will be required for work within the existing 15’ wide 
watermain easement.  Comment remains as a notation. 

 
Recommendation 
 
We recommend approval of the Preliminary Site Plan subject to confirmation that a 15’ one way drive lane is 
acceptable per Comment d) above.  Any remaining comments can be addressed at the time of Final Site Plan/ 
Final Engineering Plan submittal. 

Please feel free to contact our office should you have any questions. 

 

Sincerely, 

DLZ Michigan        

 

Michael Leuffgen, P.E.      Victoria Loemker, P.E. 
Department Manager      Senior Engineer 
 

Encl. None 

Cc: Justin Quagliata, Community Development, via email 
 Hannah Micallef, Community Development, via email 
 Aaron Potter, DPS Director, White Lake Township, via email 
 John Holland, Fire Chief, White Lake Township, via email 
 Jason Hanifen, Fire Marshall, White Lake Township, via email 
 

X:\Projects\2022\2245\738203 WLT Hypershine Car\PSP Review.02\Review.02.docx 
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WHITE LAKE TOWNSHIP 
PLANNING COMMISSION 

 

REPORT OF THE  
COMMUNITY DEVELOPMENT DEPARTMENT  

 
 
TO:  Planning Commission 
 
FROM: Sean O’Neil, AICP, Community Development Director 
 

Justin Quagliata, Staff Planner 
 
DATE: April 1, 2022 
 
RE:  Hypershine Auto Wash 
  Preliminary Site Plan and Special Land Use – Review #2 
 

 
Staff reviewed the revised site plan prepared by Stonefield Engineering & Design (revision date 

March 16, 2022).  The following comments from the first review dated February 18, 2022 are 

listed below.  Responses to those comments are provided in (red).     

 

EROP, LLC has requested preliminary site plan and special land use approval to construct a 

3,756 square foot automobile wash establishment at 9345 Highland Road (Parcel Number 12-23-

202-006).  The 4.85-acre subject site is zoned GB (General Business).   

 

Master Plan 

 
The Future Land Use Map from the Master Plan designates the subject site in the Planned 

Business category.  All development in Planned Business is required to adhere to strict access 

management principles in order to minimize traffic conflict and maximize safety throughout the 

M-59 corridor.  Connections to and segments of the Township’s community-wide pathway 

system are required as an integral part of all Planned Business development. 
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FUTURE LAND USE MAP 

 

 
 

Zoning 

 

Automobile wash establishments are permitted with special land use approval in the GB zoning 

district.  At its meeting on July 21, 2020 the Township Board approved rezoning the parcel from 

Local Business (LB) and R1-C (Single Family Residential) to GB (General Business), which 

requires a minimum lot area of one (1) acre and 200 feet of lot width.  The subject site contains 

338.2 feet of frontage along Highland Road and 4.85 acres of lot area.   

 

Physical Features 

 

The Michigan Department of Environment, Great Lakes, and Energy (EGLE) Wetland Map and 

the Federal Emergency Management Agency (FEMA) Flood Insurance Rate Map indicate 

neither wetlands nor floodplain are present on or near the site.  Currently a vacant house and 

three accessory buildings are located on the property.  A demolition plan shall be provided at 

final site plan.  (Comment remains as a notation.  This requirement was acknowledged by 

the applicant’s engineer in the response letter provided to the first review). 

 

Access 

 

The site fronts on Highland Road, which along the property is a five-lane road (counting the 

center turn lane).  The site plan notes the existing paved shoulder along Highland Road would 

remain.  The existing paved shoulder shall be removed and converted to greenbelt.  

(Comment addressed.  The existing paved shoulder is to be removed.  An eight-foot-wide 

asphalt sidewalk one-foot off the property line has been proposed).  The zoning ordinance 

requires a minimum eight-foot-wide sidewalk placed one-foot from the inside edge of the right-

of-way along the Highland Road property frontage.  Direct pedestrian access from the sidewalk 

to the building is also required.  The applicant is not proposing to install the required 

sidewalk as part of the project; therefore, a variance from the public sidewalk standards is 

required from the Zoning Board of Appeals.  (Comment addressed.  A sidewalk is now 

proposed).  Along the front (north side) of the building, a 10-foot-wide sidewalk is provided. 
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Driveways must have a minimum of 455 feet of spacing provided from other driveways along 

the same side of the street, measured centerline to centerline.  The centerline of the proposed 

driveway would be located approximately 242 feet from the existing driveway (Art of Dance) to 

the east and approximately 220 feet from the existing driveway (vacant Brendel’s Septic 

property) to the west; therefore, variances are required from the Zoning Board of Appeals.  

(Comment outstanding; however, the applicant intends to seek a variance from the Zoning 

Board of Appeals).  The proposed Highland Road driveway must be aligned with the existing 

driveway on the opposite side of the street or offset 350 feet, measured centerline to centerline.  

The centerline of the proposed driveway shall exactly offset the west side of the existing 

boulevard driveway (Fisk Corners) on the north side of Highland Road, or a variance shall 

be required from the Zoning Board of Appeals.  (Comment outstanding; however, the 

applicant intends to seek a variance from the Zoning Board of Appeals).  The minimum 

distance between a proposed driveway and the nearest intersection shall not be less than the 

minimum required driveway-to-driveway spacing.  Also, a proposed driveway on the approach 

to an intersection shall not be opposite a dedicated left-turn lane for the intersection, or within 

100 feet upstream of that lane.  This provision may be waived by the Planning Commission if 

supported by a traffic impact study.  The nearest street intersection (Fisk Road and Highland 

Road – to the east) is approximately 422 feet from the subject site.  As the driveway is not 455 

feet from the intersection, a variance from the Zoning Board of Appeals is required, or a 

waiver is required by the Planning Commission if supported by a traffic impact study.  

(Comment addressed.  The applicant’s engineer stated the proposed driveway is 

approximately 524 feet from the Fisk Road intersection (measured centerline to centerline).  

A variance/waiver is not required). 

 

To minimize turning conflicts, boulevard-style access drives (or local streets) shall generally not 

be approved opposite undivided access drives, or vice versa.  If cause has been shown for a 

Planning Commission waiver of this requirement, interlocking entering left turns must be 

minimized by aligning the entering side of the divided drive with the undivided drive.  The 

proposed undivided two-way driveway is opposite a boulevard-style access drive (Fisk 

Corners).  A waiver from the coordination of divided and undivided driveways is required.  

(Comment outstanding.  The applicant is requesting a Planning Commission waiver from 

this requirement.  If cause has been shown for a waiver of this requirement, interlocking 

entering left turns must be minimized by aligning the entering side of the divided drive 

with the undivided drive). 

 

Utilities 

 

Municipal water and sanitary sewer are available to serve the site.  The Township Engineering 

Consultant will perform an analysis of utilities, stormwater, and grading to ensure compliance 

with all applicable ordinances as well as the Township Engineering Design Standards. 
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Staff Analysis 

 

Special land uses for automobile wash establishments are evaluated using the general standards 

for all special land uses listed in Article 6, Section 10 of the zoning ordinance and the following 

specific standards for automobile wash establishments found in Article 4, Section 11: 

 

A. Buildings shall be set back sixty (60) feet from the existing or proposed right-of-way line.  

The proposed front yard setback is 135.2 feet. 

 

B. Entrance and exit drives shall be no less than one hundred (100) feet from any street 

intersection and at least two hundred (200) feet from any residential district.  The nearest 

street intersection (Fisk Road and Highland Road – to the east) is approximately 422 feet 

from the subject site.  The proposed driveway exceeds the minimum 200-foot setback from a 

residential zoning district. 

 

C. Waiting spaces shall be provided in an amount equal to seven (7) times the maximum 

automobile capacity within the building.  No vehicle shall be permitted to wait or stand 

within a dedicated right-of-way.  The site plan states there would be four car capacity within 

the building; therefore, 28 stacking spaces are required.  32 stacking spaces are shown on the 

plan. 

 

D. The site shall be drained so as to dispose of all surface water in such a way as to preclude 

drainage of water onto adjacent property or heavy tracking onto a public street.  A 

combination of alternatives may be used, including, but not limited to, blowers, hand-drying, 

length of exit drive and general site design.  The Community Development Department 

defers to the Director of Public Services and Township Engineering Consultant on the 

stormwater management plan for the site. 

 

E. The site plan shall detail the location of all proposed vacuum stations.  These areas shall be 

located so as not to conflict with any required parking, drive, or automobile standing areas.  

Self-contained, covered waste receptacles shall be provided at each proposed vacuum station 

to provide convenient disposal of customer refuse.  Vacuum stations (quantity: 26) are 

located north of the building (25 spaces – 13’ by 18’ in size); however, waste receptacles 

for each vacuum station are not shown.  Trash receptacles are required to be of 

commercial quality and complement the building design and style.  (Comment partially 

addressed.  The applicant’s engineer stated waste receptacles are mounted at each 

vacuum; this shall be noted on the site plan.  Additionally, if this project proceeds to 

final site plan, a detail of the trash receptacles shall be provided at that time).  The 

zoning ordinance states no noise, as measured from a property line, exceeding 70 dB(A) from 

6:00 a.m. to 9:00 p.m. or 65 dB(A) from 9:00 p.m. to 6:00 a.m. shall be emitted.  The 

applicant shall confirm if it was intentional to provide 26 vacuum stations served by 25 

parking spaces.  (Comment addressed.  The applicant’s engineer stated there are 26 

vacuums for 25 spaces because vacuums are provided on each side of each vehicle 

space).   
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Staff recommends reducing the number of vacuum stations by 50 percent.  (Comment 

remains as a notation.  The applicant’s engineer stated 25 vacuums are anticipated to 

be required for the customer volume.  The Planning Commission should determine if 

the number of vacuums are acceptable or if the number of vacuums should be reduced).  

Also, the applicant shall submit a predictive noise analysis to demonstrate noise levels 

for the site will not exceed the performance standards.  (Comment remains as a 

notation.  The applicant’s engineer stated the hours of operation are 8:00 a.m. to 8:00 

p.m. and the site would comply with the performance standards.  The Planning 

Commission should determine if a predictive noise analysis is required.  In making its 

determination, the Planning Commission should consider the proposed use in relation 

to adjoining properties and uses). 

 

F. An outdoor lighting plan shall specify the type of fixtures to be used, light intensity, and 

method of shielding the fixtures so that light does not project onto adjoining properties or on 

any public or private street or right-of-way.  Dropped fixtures shall not be allowed.  The site 

plan shall include a photometric plan and catalog details for all proposed fixtures.  Outdoor 

lights must meet the performance standards of Section 5.18.  Information on site lighting was 

provided and will be reviewed in detail during final site plan review.  Following are initial 

comments on the lighting (photometric) plan: 

 

• Footcandles shall be measured at approximately six feet above grade.  Revise 

accordingly, and the plan must contain a note confirming footcandles are 

measured at six feet above grade.  (Comment addressed.  Lighting calculations 

have been updated to reflect data at six-feet above grade). 

 

• Complete catalog details (lighting fixture specification sheets) for all proposed 

fixtures shall be provided.  Light fixture selections and colors are subject to 

review and approval by the Township.  (Comment partially addressed.  Partial 

lighting fixture specifications have been provided on Sheet C-10.  Complete 

catalog details shall be submitted separately at final site plan).  

 

• No wall-mounted decorative or architectural lighting shall be installed on the 

south (rear) facade of the building.  (Comment addressed.  The applicant’s 

engineer stated the south wall-packs would only turn on in emergency situations 

only).  Up-lighting or outward shining lighting are also not permitted on the 

building.  (Comment remains as a notation). 

 

• The light pole detail indicating height (Sheet C-9) is inconsistent with the height 

labeled on the lighting plan.  Revise accordingly to provide the total height, 

including the base, pole, and light fixture.  (Comment outstanding.  Total height 

shall be measured to the top of the fixture.  Additionally, the light pole detail 

(Sheet C-10 of the revised plans) does not accurately represent the fixture to be 

utilized on the pole-mounted luminaries.  For reference, the fixture is the 

assembly holding a lamp (bulb).  Revise accordingly). 
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• The Planning Commission may require special conditions for properties adjacent to 

residential uses and districts. 

 

G. A screen wall or obscuring fence shall be provided on those sides abutting a residential 

district, in accordance with the provisions of this Ordinance.  While the proposed building is 

located 427.7 feet from the residential zoning district to the south, the required screening is 

not shown on the plan.  If not provided, a variance shall be required from the Zoning 

Board of Appeals.  (Comment addressed.  A six-foot-tall vinyl opaque fence has been 

proposed.  If the project proceeds to final site plan, a fence detail shall be provided).   

 

Development Standards 

 

The site plan shows compliance with building and parking setback requirements.  Proposed 

building height is 19’–4”, which complies with the maximum building height allowed in the GB 

zoning district (35 feet or 2 stories, whichever is less).  The height of the parapet tower shall 

be dimensioned on the exterior elevations.  Based on a note on the site plan, it appears the 

maximum height of the parapet is 24 feet.  (Comment outstanding.  Sheet A-2 (exterior 

elevations) notes the parapet cap is 124’–3¾” tall.  This appears to be an error, as the 

applicant’s engineer stated the parapet tower height is 24’–3¾”.  Revise accordingly).  

 

Building Architecture and Design 

 

In accordance with the M-59 architectural character requirements, exterior building materials 

shall be composed primarily of high quality, durable, low maintenance material, such as 

masonry, stone, brick, glass, or equivalent materials.  Buildings should be completed on all sides 

with acceptable materials.  The proposed building materials for the project are a mix of brick 

veneer, and cultured stone veneer with a stone cap four feet up around the base of the building.  

Faux columns add architectural interest to the building, with an EFIS (exterior insulation 

finishing system) parapet tower at the west side of the building.  Pre-fabricated decorative metal 

panels are located below the EFIS parapet on the south and west elevations.  An aluminum 

parapet cap complimentary in color to the proposed building materials would be located on top 

of the walls around the building (with the exception of the parapet tower).  Tinted mirrored 

windows are proposed on three elevations of the building (no windows on east side), with 

aluminum lattice canopies using aluminum kicker legs at each end to attach to the building.  

Aluminum clad fascia (stripe) is proposed on three elevations of the building (not proposed on 

the rear).  The fascia shall be removed from the building, or be the same color as the cap on 

top of the walls around the building.  If the fascia (stripe) attracts attention to the building, 

a variance shall be required from the Zoning Board of Appeals.  (Comment partially 

addressed.  The fascia is specified as ‘sierra tan’, the same color as the wall caps as to not 

attract attention to building.  A note shall be added to the exterior elevations stating all 

cladding/fascia and wall caps shall be ‘sierra tan’ color). 

 

A sample board of building materials to be displayed at the Planning Commission meeting 

and elevations in color are required by the zoning ordinance and must be submitted at final 

site plan.  (Comment remains as a notation.  This requirement was acknowledged by the 

applicant’s engineer in the response letter provided to the first review). 
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Address identification characters are proposed on the east elevation of the building.  A note on 

the plan states each character shall be a minimum of four inches high.  Six-inch-tall numbers 

visible from the street shall be required.  The address location is subject to approval of the 

Township Fire Marshal.  (Comment remains as a notation.  This requirement was 

acknowledged by the applicant’s engineer in the response letter provided to the first 

review.  Revised elevations are to be provided at final site plan). 

 

The applicant shall provide an explanation in writing for the purpose of the second 

overhead door (north door) on the east elevation of the building.  (Comment partially 

addressed.  The applicant’s engineer stated the second overhead door at the exit is to be 

utilized for chemical deliveries and maintenance access to mechanical equipment.  Sheet A-

1 (floor plan) shows equipment locations.  Sheet A-1 shall be revised; it incorrectly 

identifies the east elevation of the building as the car wash entrance and the west elevation 

of the building as the car wash exit.  Those labels (and directorial arrows) are reversed and 

shall be revised at the time of final site plan). 

 

Parking 

 

In addition to the required stacking spaces previously described, one parking space per each 

employee (working on the largest shift) must be provided.  Four ‘Employee Only’ parking 

spaces are proposed at the northeast corner of the site.  The applicant shall verify the employee 

information provided with the parking data represents the number of employees working 

on the largest shift.  (Comment addressed.  The response letter provided to the first review 

indicates four (4) employees would be the maximum number of employees on any shift). 

 

The accessible parking stall detail on Sheet C-8 is inconsistent with the dimensions on the 

site plan, which shows a three-foot-wide access aisle west of the barrier-free space.  In 

accordance with the zoning ordinance and Americans with Disabilities Act (ADA), the 

adjacent access aisle shall be eight-feet-wide.  The plan shall be revised accordingly.  

(Comment addressed.  ADA accessible space and standard detail has been revised to 

comply with ADA requirements.  The zoning ordinance also requires each individual 

parking space be delineated by dual stripes, two feet apart centered on the dividing lines 

and painted white.  The plan (including the parking stall markings detail) shall be revised 

accordingly to indicate the required striping.  (Comment addressed.  Parking stall striping 

and detail has been revised to provide dual striping). 

 

The zoning ordinance requires one-way drives be a minimum of 20-feet-wide.  The plan 

shall be revised accordingly, or a variance is required from the Zoning Board of Appeals.  

(Comment outstanding.  A variance from this standard is required from the Zoning Board 

of Appeals.  This variance request shall be added to the zoning relief table on Sheet C-1). 
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Off-Street Loading Requirements 

 

The zoning ordinance requires one loading space for a development of this size.  Such loading 

and unloading space must be an area 10 feet by 50 feet, with a 15-foot height clearance.  No 

loading space is proposed; therefore, a variance is required from the Zoning Board of 

Appeals.  (Comment partially addressed.  A loading space is now proposed.  The response 

letter provided to the first review indicates any loading/unloading would occur off-hours as 

to not conflict with customer traffic flow; a plan note stating such shall be provided on the 

final site plan). 

 

Trash Receptacle Screening 

 

The zoning ordinance requires dumpsters to be surrounded by a six-foot-tall to eight-foot-tall 

wall on three sides and an obscuring wood gate on a steel frame on the fourth side, located on a 

six-inch concrete pad extending 10 feet in front of the gate, with six-inch concrete-filled steel 

bollards to protect the rear wall and gates.  The bollards for the dumpster enclosure shown on 

Sheet C-8 shall be six-inch diameter instead of four-inch diameter, and bollards shall be 

provided six inches in front of (north) of each gate post.  (Comment addressed.  Bollard 

detail has been revised from four-inch to six-inch bollards.  Trash enclosure detail has been 

revised to show bollards six-inches from front gate posts).  The proposed enclosure is located 

north of the building.  The zoning ordinance prohibits trash enclosures within a required front 

yard setback, and does not allow enclosures closer to the front lot line than the principal building.  

The proposed dumpster enclosure is located closer to Highland Road than the automobile wash 

building, and does not meet the front yard setback.  As proposed, the following variances are 

required from the Zoning Board of Appeals: an 89-foot variance to project into the front 

yard, and a 10-foot variance to encroach into the front yard setback.  (Comment partially 

addressed.  The trash enclosure detail was shifted south out of the front yard setback.  

However, the trash enclosure is projecting approximately 81.3 feet into the front yard 

(Sheet C-2 shall be revised to measure the projection to the northern extent of the trash 

enclosure).  The applicant intends to seek a variance from the Zoning Board of Appeals).  

 

At the time of trash pick-up, the location of the dumpster enclosure could cause conflict 

with traffic entering and exiting the site.  Circulation must be considered when relocating 

the dumpster enclosure, or during consideration of a variance request to allow the 

dumpster location at the currently proposed location.  (Comment remains as a notation.  

The response letter provided to the first review indicates all trash pickup would occur prior 

to 8:00 a.m. before the car wash opens).  
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An eight-foot-tall split-face block (8” CMU) screen wall is proposed around three sides of the 

dumpster enclosure, with steel doors on the north side of the structure.  The zoning ordinance 

states dumpsters and trash storage enclosures shall be constructed of the same decorative 

masonry materials as the buildings to which they are accessory.  Brickform concrete (simulated 

brick pattern) or stained, decorative CMU block are not permitted where the principal building 

contains masonry.  Plain CMU block is also prohibited.  The dumpster enclosure shall match 

the same brick veneer as the facade of the building with a steel backed wood gate painted a 

complementary color to the brick veneer.  The trash/recycle enclosure detail on Sheet C-8 

shall be revised to show brick veneer on the outside walls of the concrete enclosure and 

indicate the color of the gate.  (Comment partially addressed.  The gate as shown on the 

front elevation detail does not match the gate detail.  Additionally, the gate detail states the 

cedar boards are to be stained “color as selected by owner.”  The color/stain of the gate is 

subject to review and approval by the Township.  The gate shall be stained a color similar 

to ‘sierra tan’.  Revise accordingly). 

 

Landscaping and Screening 

 

Landscaping must comply with the provisions of the zoning ordinance and should be designed to 

preserve existing significant natural features and to buffer service areas, parking lots, and 

dumpsters.  A mix of evergreen and deciduous plants and trees are preferred, along with seasonal 

accent plantings.  A landscape plan is not required as part of the preliminary site plan, but was 

provided for consideration and will be reviewed in detail during final site plan review if the 

preliminary site plan is approved.  Following are initial comments on the landscape plan: 

 

• Interior Landscaping Requirements: for every new development requiring site plan review, 

except site condominiums as regulated in Article 6, Section 1, interior landscaping areas shall 

be provided, equal to at least 15 percent of the total lot area.  These landscaped areas shall be 

grouped near all building entrances, building foundations, pedestrian walkways, and service 

areas, and may also be placed adjacent to fences, walls, or rights-of-way.  These planting 

areas shall be so located as to breakup an otherwise continuous abutment of building facade 

with sidewalks and/or parking areas.  All interior landscaping shall provide one large 

deciduous, small ornamental deciduous, or evergreen tree and five shrubs for every 300 

square feet of required interior landscaping area. 

 

• Parking Lot Landscaping: within every parking area containing 10 or more spaces, there shall 

be parking lot landscaping in accordance with this Subsection.  These landscaping areas shall 

be located so as to better define parking spaces and drives.  Landscaping on the perimeter of 

the parking lot does not satisfy the parking lot landscaping requirement.  Island locations 

shall also be considered in a manner that will assist in controlling traffic movements.  The 

requirements, for trees and islands, may be modified when it is found through careful 

coordination of parking lot landscaping with peripheral and building plantings an 

unnecessary duplication of plantings would be created.  In addition, consideration shall be 

given to situations when an excess number of small islands would be created that would only 

serve to disrupt reasonable traffic patterns and maintenance activities.  Trees as previously 

described are not provided; therefore, a variance is required from the Zoning Board of 

Appeals.  (Comment addressed.  Additional trees have been proposed). 
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• Transformer and Mechanical Equipment Screening: all ground mounted transformers, 

climate control, and similar equipment shall be screened from view from any street or 

adjacent property by a wall constructed of the same decorative exterior materials as the 

building and not less than the height of the equipment to be screened.  As an alternative, the 

equipment may be screened by landscaping approved by the Planning Commission.  All 

rooftop climate control equipment, transformer units, and similar equipment shall be 

screened.  The materials used to screen the equipment shall be compatible in color and type 

with exterior finish materials of the building.  All rooftop equipment shall conform to the 

maximum height regulations of this Ordinance.  The plans do not show proposed locations 

for mechanical units or provide the method of screening.  The plans shall be revised 

accordingly to provide the location(s) and method of screening.  (Comment partially 

addressed.  Electric transformer has been shown on the plans screened by evergreen 

shrubs.  The proposed shrubs shall be replaced with arborvitae.  Revise accordingly). 

 

• Greenbelts are required between nonresidential parking areas adjacent to road rights-of-way 

and shall be at least 20-feet-wide and improved with one large deciduous or evergreen tree 

and eight shrubs for every 30 lineal feet, except they may be substituted in part with a 

masonry screen wall, 30 inches in height, at the discretion of the Planning Commission, in 

which case, a five-foot greenbelt adjacent to the screen wall must be provided.  Trees as 

previously described are not provided; therefore, a variance is required from the 

Zoning Board of Appeals.  (Comment outstanding.  The applicant intends to seek a 

variance from the Zoning Board of Appeals.  Their reason for requesting the variance 

is the front greenbelt is within a watermain easement.  This variance request shall be 

added to the zoning relief table on Sheet C-1). 

 

• Arborvitae are not considered evergreen trees; they are considered shrubs.  The Plant 

Schedule shall be revised accordingly.  (Comment addressed.  The proposed arborvitaes 

have been replaced with White Spruce trees, which staff supports as preferrable in the 

proposed locations.  As previously stated, arborvitaes shall screen the transformer).  

 

• Trees identified for protection during construction and the means of protection shall be 

identified prior to final site plan.  No construction shall occur until tree protection has 

been installed and approved by the Community Development Director.  (Comment 

remains as a notation.  This requirement was acknowledged by the applicant’s engineer 

in the response letter provided to the first review). 

 

• Trees shall not be planted closer than four feet to a property line.  Add note to landscape 

plan at final site plan.  (Comment addressed.  A note has been added to the landscape 

plan (Sheet C-7)). 

 

• All required landscape areas in excess of 200 square feet shall be irrigated to assist in 

maintaining a healthy condition for all plantings and lawn areas.  An irrigation plan shall be 

provided at final site plan.  (Comment remains as a notation.  This requirement was 

acknowledged by the applicant’s engineer in the response letter provided to the first 

review). 

288

Item B.



Hypershine Auto Wash 

Preliminary Site Plan and Special Land Use – Review #2 

Page 11  

 

• All required site irrigation systems shall include a rain sensor or similar measure to ensure 

irrigation does not occur during or shortly after precipitation events.  All site plans shall note 

installation of required irrigation.  Add note to all plans.  (Comment remains as a 

notation.  This requirement was acknowledged by the applicant’s engineer in the 

response letter provided to the first review). 

 

• Six-inch straight-faced (vertical) curb of concrete construction shall be used around 

landscape and parking areas.  The standard Michigan Department of Transportation 

(MDOT) detail for six-inch straight-faced curb shall be provided on Sheet C-9 of the 

site plan.  (Comment addressed.  MDOT standard curb details have been added to 

Sheet C-9 of the plans). 

 

• The zoning ordinance requires a land form buffer, buffer strip and obscuring fence, or 

screen wall between the subject site and the property to the west.  No screening as 

previously described is proposed; therefore, a variance for the west screening is 

required from the Zoning Board of Appeals.  (Comment addressed.  A six-foot-tall vinyl 

fence has been proposed.  If the project proceeds to final site plan, a fence detail shall be 

provided). 

 

• Note 2 on the landscape plan mentions seed, and sod is required.  (Comment addressed.  

Note 2 has been revised to indicate sod). 

 

• Note 3 on the landscape plan mentions mulch.  The zoning ordinance states the mulch 

product itself shall be at least doubled-shredded quality.  (Comment addressed.  Note 3 

has been revised to specify double-shredded quality). 

 

• All required landscape areas in excess of 200 square feet must be irrigated to assist in 

maintaining a healthy condition for all landscape plantings and lawn areas.  An irrigation 

plan shall be required at final site plan.  (Comment remains as a notation.  This 

requirement was acknowledged by the applicant’s engineer in the response letter 

provided to the first review). 
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Signs 

 

The site plan does not show the location of a monument sign along Highland Road.  Exterior 

elevations show two wall signs on the building (both on the parapet tower (north side and west 

side)).  A maximum of one wall sign is permitted for each principal building; the one permitted 

wall sign must be located flat against the building's front facade or parallel to the front facade on 

a canopy.  Total area of a wall sign cannot exceed 10 percent of the front facade of the building.  

The wall sign on the west elevation shall be removed, or a variance is required from the 

Zoning Board of Appeals.  (Comment remains as a notation.  The response letter provided 

to the first review indicated the west wall sign is to be removed.  Revised elevations are to 

be provided at final site plan).  Additionally, wall signs cannot extend above the roofline of a 

building.  A variance from the Zoning Board of Appeals is required to install a wall sign 

extending above the roofline of the building.  (Comment outstanding; however, the 

applicant intends to seek a variance from the Zoning Board of Appeals). 

 

Planning Commission Options / Recommendation 

 

The Planning Commission may recommend approval, approval with conditions, or denial of the 

preliminary site plan to the Township Board; action on the special land use is determined by the 

Planning Commission.  Staff recommends the plans be revised and resubmitted to address 

the items identified in this memorandum.  A list of any requested variances shall also be 

provided.  (Staff recommends the project is eligible for consideration by the Planning 

Commission.  Any recommendation of approval of the preliminary site plan or approval of 

the special land use shall be conditioned on the applicant addressing all staff and 

consultant review comments and recommendations, and requesting and receiving the 

necessary variances from the Zoning Board of Appeals). 

 

Notes: 

1. A notarized signature of the property owner shall be provided on the site plan application.  

Evidence, satisfactory to the Township Attorney, that the signatories on the application are 

authorized to execute on behalf of the property owner and applicant shall be a condition of 

any approvals. 

a. Paragraph 5.h of the Operating Agreement of the LLC provides the Assistant 

Managers with authority to execute development documents related to a property only 

“Upon the Manager’s approval of a letter of intent or other document evidencing the 

approval of the acquisition of a parcel or parcels of real property (and such document 

being hereinafter referred to as an “LOI”) …”  

 

b. The LOI provided for the subject property is not signed by a Manager, but an 

Assistant Manager.  Without the “Manager’s approval of the LOI,” the Assistant 

Managers are without authority to take any action related to the development of the 

subject property. 

 

2. A date (including revision dates) shall be provided on the exterior elevations and floor plan.  

Said plans shall also be sealed by the Registered Architect who prepared the plans. 
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Fire Department 
Charter Township 
of White Lake 

Site / Construction Plan Review

To: Sean O’Neil, Planning Department Director 

Date: 3/21/2022 

Project:  Hypershine Auto Wash 

Project ID #: DET-210462  

Date on Plans: 3/16/2022
_____________________________________________________________________________________ 
The Fire Department has the following comments with regards to the 2nd Review of Hypershine Auto Wash. 

1. The access layout has the potential (depending on customer demand) to completely block fire department
access, forcing the apparatus to remain and operate off of Highland Rd.

2. Customer approach and departure is likely to create traffic since there is only one means of site access.

3. The North drive exceeds the 150 feet threshold for dead-end fire apparatus access roads, and will require
an approved turnaround. Dead-end fire apparatus access roads in excess of 150 feet shall be provided with
width and turnaround provisions in accordance with table D103.4. (120-foot hammerhead, 60 foot “Y” or
96-foot diameter cul-de-sac).

Jason Hanifen 
Fire Marshal 
Charter Township of White Lake 
(248)698-3993
jhanifen@whitelaketwp.com

Plans are reviewed using the International Fire Code (IFC), 2015 Edition and Referenced NFPA Standards. 
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1 

 

Assessing Department 

Memo 
To: Sean O’Neil, Planning  

From: Jeanine A Smith  

Date: March 21, 2022 

Re:
 

              

Comments:     

No comment. 

Project Name: Hypershine Car 
Wash 

File No:  Parcel Number:12-23-201-006 
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PLANS PREPARED BY:

AERIAL MAP
SCALE: 1" = 150'±

SOURCE: GOOGLE EARTH PRO

PROJECT
SITE

PLAN REFERENCE MATERIALS:
1. THIS PLAN SET REFERENCES THE FOLLOWING DOCUMENTS INCLUDING, BUT NOT

LIMITED TO:
ALTA / NSPS LAND TITLE SURVEY PREPARED BY KEM-TEC & ASSOCIATES
INC. DATED 01/20/2022
ARCHITECTURAL PLANS PREPARED BY REB ARCHITECTS DATED 02/01/2022
GEOTECHNICAL REPORT PREPARED BY MATERIALS TESTING CONSULTANTS
DATED 01/28/2022
AERIAL MAP OBTAINED FROM GOOGLE EARTH PRO
LOCATION MAP OBTAINED FROM USGS NATIONAL MAPPING SYSTEM

2. ALL REFERENCE MATERIAL LISTED ABOVE SHALL BE CONSIDERED A PART OF THIS
PLAN SET AND ALL INFORMATION CONTAINED WITHIN THESE MATERIALS SHALL BE
UTILIZED IN CONJUNCTION WITH THIS PLAN SET. THE CONTRACTOR IS RESPONSIBLE
TO OBTAIN A COPY OF EACH REFERENCE AND REVIEW IT THOROUGHLY PRIOR TO
THE START OF CONSTRUCTION.

COVER SHEET

C-1

R

Know what's below
Call before you dig.

LOCATION MAP
SCALE: 1" = 2,000'±

SOURCE: USGS NATIONAL MAPPER

ZONING MAP
SCALE: 1" = 150'±

SOURCE: CITY OF WHITE LAKE ZONING MAP

FOR

APPLICANT
EROP, LLC

3130 NORTH KANDY LANE
DECATUR, ILLINOIS 62526

215-521-2348

ARCHITECT
REB ARCHITECTS, PLLC

WIND HAVEN DRIVE SUITE 101
NICHOLASVILLE, KENTUCKY 40356

859-523-1500

SHEET INDEX
DRAWING TITLE SHEET #
COVER SHEET C-1

SITE PLAN C-2

GRADING PLAN C-3

STORMWATER MANAGEMENT PLAN C-4

UTILITY PLAN C-5

LIGHTING PLAN C-6

LANDSCAPING PLAN C-7

CONSTRUCTION DETAILS C-8 TO C-10

FIRE TRUCK TURNING EXHIBIT C-11

SITE

Detroit, MI · New York, NY · Rutherford, NJ
Princeton, NJ · Tampa, FL · Boston, MA

www.stonefieldeng.com

607 Shelby Suite 200, Detroit, MI 48226

Phone 248.247.1115

PB

PB

PB

PB

GB

GB

GB
GB

GB

R1-B

R1-B

R1-B

R1-B

R1-B

R1-B

R1-B

PROJECT
SITE

ADDITIONAL SHEETS
DRAWING TITLE SHEET #
ALTA / NSPS LAND TITLE SURVEY 1 OF 1

TANK DETAILS 1 OF 1

PROPERTY DESCRIPTION:
THE LAND SITUATED IN THE TOWNSHIP OF WHITE LAKE, COUNTY OF OAKLAND,
STATE OF MICHIGAN, IS DESCRIBED AS FOLLOWS:

PART OF THE EAST 1/2 OF THE WEST 1/2 OF THE NORTHEAST 1/4 OF SECTION 23, TOWN
3 NORTH, RANGE 8 EAST, BEGINNING AT A POINT DISTANT NORTH 02 DEGREES 24
MINUTES 20 SECONDS EAST, 1731.78 FEET AND SOUTH 75 DEGREES 05 MINUTES 00
SECONDS WEST 249.56 FEET FROM THE SOUTH 1/8 CORNER OF THE NORTHEAST 1/4;
THENCE SOUTH 75 DEGREES 05 MINUTES 00 SECONDS WEST, 351.83 FEET; THENCE
NORTH 02 DEGREES 47 MINUTES 20 SECONDS EAST, 661.50 FEET; THENCE
NORTHEASTERLY ALONG THE SOUTHERLY LINE OF HIGHLAND ROAD, ALONG A CURVE
TO THE LEFT, RADIUS OF 3869.83 FEET, DISTANCE OF 338.35 FEET; THENCE SOUTH 02
DEGREES 43 MINUTES 15 SECONDS WEST, 605.50 FEET TO THE POINT OF BEGINNING.

WHITE LAKE CHARTER TOWNSHIP
ENGINEERING NOTES:

1. ALL CONSTRUCTION SHALL BE IN ACCORDANCE WITH THE TOWNSHIP'S
CURRENT STANDARDS AND SPECIFICATIONS.

2. THE CONTRACTOR SHALL NOTIFY THE TOWNSHIP ENGINEER AND/OR
THE AUTHORITY HAVING JURISDICTION, 48 HOURS PRIOR TO THE
BEGINNING OF CONSTRUCTION.

3. CONTRACTOR SHALL CONTACT MISS DIG AT 800-482-7171, 72 HOURS IN
ADVANCE OF CONSTRUCTION, FOR EXISTING UNDERGROUND UTILITY
LOCATIONS.

4. IN ORDER TO VERIFY COMPLIANCE WITH APPROVED PLANS, FULL-TIME
CONSTRUCTION OBSERVATION WILL GENERALLY BE REQUIRED DURING
ALL PHASES OF UNDERGROUND SITE CONSTRUCTION INCLUDING
INSTALLATION OF SANITARY SEWER, STORM SEWERS, DRAINS,
WATERMAINS AND APPURTENANCES AS WELL AS PRIVATE STREET
CURBING AND PAVING CONSTRUCTION.  INTERMITTENT OBSERVATIONS
WILL BE MADE FOR SITE GRADING, PARKING LOT CURBING AND PAVING,
RETAINING WALL CONSTRUCTION AND OTHER SURFACE ACTIVITY.

ZONING RELIEF TABLE
RELIEF TYPE CODE SECTION REQUIRED PROPOSED

VARIANCE § 6.4.C.i MINIMUM CENTER-TO-CENTER
DRIVEWAY SPACING (SAME SIDE OF
ROAD): 455 FT

213 FT TO EAST
EXISTING DRIVE

VARIANCE § 6.4.C.i MINIMUM CENTER-TO-CENTER
DRIVEWAY SPACING (SAME SIDE OF
ROAD): 455 FT

246 FT TO WEST
EXISTING DRIVE

WAIVER § 6.4.D.i TO MINIMIZE TURNING CONFLICTS,
BOULEVARD-STYLE ACCESS DRIVES
(OR LOCAL STREETS) SHALL
GENERALLY NOT BE APPROVED
OPPOSITE UNDIVIDED ACCESS
DRIVES, OR VICE VERSA

UNDIVIDED
ACCESS DRIVE

VARIANCE § 5.19.N.c NO ENCLOSURES SHALL BE
PERMITTED WITHIN A REQUIRED
FRONT YARD OR STREET-SIDE SIDE
YARD SETBACK, NOR CLOSER TO
THE FRONT LOT LINE THAN THE
PRINCIPAL BUILDING.

62.3' PROJECTION
INTO FRONT
YARD

VARIANCE § 5.9.F.iv PROHIBITED SIGNS: ABOVE THE
ROOF SIGNS

ABOVE THE ROOF
SIGN
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GENERAL NOTES

1. THE CONTRACTOR SHALL VERIFY AND FAMILIARIZE THEMSELVES
WITH THE EXISTING SITE CONDITIONS AND THE PROPOSED SCOPE
OF WORK (INCLUDING DIMENSIONS, LAYOUT, ETC.) PRIOR TO
INITIATING THE IMPROVEMENTS IDENTIFIED WITHIN THESE
DOCUMENTS. SHOULD ANY DISCREPANCY BE FOUND BETWEEN THE
EXISTING SITE CONDITIONS AND THE PROPOSED WORK THE
CONTRACTOR SHALL NOTIFY STONEFIELD ENGINEERING & DESIGN,
LLC. PRIOR TO THE START OF CONSTRUCTION.

2. THE CONTRACTOR SHALL OBTAIN ALL NECESSARY PERMITS AND
ENSURE THAT ALL REQUIRED APPROVALS HAVE BEEN OBTAINED
PRIOR TO THE START OF CONSTRUCTION. COPIES OF ALL REQUIRED
PERMITS AND APPROVALS SHALL BE KEPT ON SITE AT ALL TIMES
DURING CONSTRUCTION.

3. ALL CONTRACTORS WILL, TO THE FULLEST EXTENT PERMITTED BY
LAW, INDEMNIFY AND HOLD HARMLESS STONEFIELD ENGINEERING &
DESIGN, LLC. AND IT'S SUB-CONSULTANTS FROM AND AGAINST ANY
DAMAGES AND LIABILITIES INCLUDING ATTORNEY'S FEES ARISING
OUT OF CLAIMS BY EMPLOYEES OF THE CONTRACTOR IN ADDITION
TO CLAIMS CONNECTED TO THE PROJECT AS A RESULT OF NOT
CARRYING THE PROPER INSURANCE FOR WORKERS COMPENSATION,
LIABILITY INSURANCE, AND LIMITS OF COMMERCIAL GENERAL
LIABILITY INSURANCE.

4. THE CONTRACTOR SHALL NOT DEVIATE FROM THE PROPOSED
IMPROVEMENTS IDENTIFIED WITHIN THIS PLAN SET UNLESS APPROVAL
IS PROVIDED IN WRITING BY STONEFIELD ENGINEERING & DESIGN,
LLC.

5. THE CONTRACTOR IS RESPONSIBLE TO DETERMINE THE MEANS AND
METHODS OF CONSTRUCTION.

6. THE CONTRACTOR SHALL NOT PERFORM ANY WORK OR CAUSE
DISTURBANCE ON A PRIVATE PROPERTY NOT CONTROLLED BY THE
PERSON OR ENTITY WHO HAS AUTHORIZED THE WORK WITHOUT
PRIOR WRITTEN CONSENT FROM THE OWNER OF THE PRIVATE
PROPERTY.

7. THE CONTRACTOR IS RESPONSIBLE TO RESTORE ANY DAMAGED OR
UNDERMINED STRUCTURE OR SITE FEATURE THAT IS IDENTIFIED TO
REMAIN ON THE PLAN SET. ALL REPAIRS SHALL USE NEW MATERIALS
TO RESTORE THE FEATURE TO ITS EXISTING CONDITION AT THE
CONTRACTORS EXPENSE.

8. CONTRACTOR IS RESPONSIBLE TO PROVIDE THE APPROPRIATE SHOP
DRAWINGS, PRODUCT DATA, AND OTHER REQUIRED SUBMITTALS
FOR REVIEW. STONEFIELD ENGINEERING & DESIGN, LLC. WILL REVIEW
THE SUBMITTALS IN ACCORDANCE WITH THE DESIGN INTENT AS
REFLECTED WITHIN THE PLAN SET.

9. THE CONTRACTOR IS RESPONSIBLE FOR TRAFFIC CONTROL IN
ACCORDANCE WITH MANUAL ON UNIFORM TRAFFIC CONTROL
DEVICES, LATEST EDITION.

10. THE CONTRACTOR IS REQUIRED TO PERFORM ALL WORK IN THE
PUBLIC RIGHT-OF-WAY IN ACCORDANCE WITH THE APPROPRIATE
GOVERNING AUTHORITY AND SHALL BE RESPONSIBLE FOR THE
PROCUREMENT OF STREET OPENING PERMITS.

11. THE CONTRACTOR IS REQUIRED TO RETAIN AN OSHA CERTIFIED
SAFETY INSPECTOR TO BE PRESENT ON SITE AT ALL TIMES DURING
CONSTRUCTION & DEMOLITION ACTIVITIES.

12. SHOULD AN EMPLOYEE OF STONEFIELD ENGINEERING & DESIGN, LLC.
BE PRESENT ON SITE AT ANY TIME DURING CONSTRUCTION, IT DOES
NOT RELIEVE THE CONTRACTOR OF ANY OF THE RESPONSIBILITIES
AND REQUIREMENTS LISTED IN THE NOTES WITHIN THIS PLAN SET.
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GRAPHIC SCALE IN FEET

0' 60'30'30'

1" = 30'

SITE PLAN

C-2

SYMBOL DESCRIPTION

SAWCUT LINE

PROPOSED CURB

PROPOSED FLUSH CURB

PROPOSED BUILDING

PROPOSED CONCRETE

SETBACK LINE

PROPOSED BUILDING DOORS

PROPOSED SIGNS / BOLLARDS

PROPERTY LINE

OFF-STREET PARKING REQUIREMENTS
CODE SECTION REQUIRED PROPOSED

§ 5.11.M AUTOMOBILE CAR WASH: 4 SPACES

1 SPACE PER EMPLOYEE

(4 EMP.)X(1 SPACE / 1 EMP.) = 4 SPACES

§ 5.11.M STACKING SPACES: 32 SPACES

7 TIMES MAXIMUM CAPACITY, 9 FT X 18 FT 9 FT X 18 FT

4 CAR CAPACITY

(7 X 4 CARS) = 28 SPACES

§ 5.11.Q DIMENSIONAL REQUIREMENTS (90°): 9 FT X 18 FT

9 FT X 18 FT W/ 24 FT AISLE W/ 24 FT AISLE

§ 5.21 MULTI-USE, NON MOTORIZED PATHWAY: 8 FT PATH

8 FT WIDE PAVED PATH

LAND USE AND ZONING
PID: 12-23-202-006

GENERAL BUSINESS DISTRICT (GB)

PROPOSED USE

AUTOMOBILE WASH SPECIAL LAND USE

ZONING REQUIREMENT REQUIRED PROPOSED

MINIMUM LOT AREA 43,560 SF (1 AC) 211,477 SF (4.85 AC)

MINIMUM LOT WIDTH 200 FT 338.2 FT

MAXIMUM BUILDING HEIGHT 35 FT (2 STORIES) 24 FT (1 STORY)

MINIMUM FRONT YARD SETBACK
(AUTOMOBILE WASH )

60 FT 135.2 FT

MINIMUM SIDE YARD SETBACK (ONE) 15 FT 105.6 FT

MINIMUM SIDE YARD SETBACK (BOTH) 30 FT 211.9 FT

MINIMUM REAR YARD SETBACK 20 FT 427.7 FT

MINIMUM FRONT LANDSCAPE SETBACK 20 FT 25.0 FT

MINIMUM R.O.W. PARKING SETBACK 25 FT 25.0 FT

MINIMUM SIDE PARKING SETBACK 15 FT 22.4 FT

INTERIOR LANDSCAPING AREA 15% (31,722 SF) 83% (175,679 SF)

MINIMUM DRIVEWAY SPACING (HIGHLAND ROAD) 455 FT
±213 FT TO WEST (V)
±246 FT TO EAST (V)

(V) VARIANCE

PROPOSED MOUNTABLE CURB
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GRADING NOTES

1. ALL SOIL AND MATERIAL REMOVED FROM THE SITE SHALL BE
DISPOSED OF IN ACCORDANCE WITH LOCAL, STATE, AND FEDERAL
REQUIREMENTS.  ANY GROUNDWATER DE-WATERING PRACTICES
SHALL BE PERFORMED UNDER THE SUPERVISION OF A QUALIFIED
PROFESSIONAL.  THE CONTRACTOR IS REQUIRED TO OBTAIN ALL
NECESSARY PERMITS FOR THE DISCHARGE OF DE-WATERED
GROUNDWATER.  ALL SOIL IMPORTED TO THE SITE SHALL BE
CERTIFIED CLEAN FILL. CONTRACTOR SHALL MAINTAIN RECORDS OF
ALL FILL MATERIALS BROUGHT TO THE SITE.

2. THE CONTRACTOR IS REQUIRED TO PROVIDE TEMPORARY AND/OR
PERMANENT SHORING WHERE REQUIRED DURING EXCAVATION
ACTIVITIES, INCLUDING BUT NOT LIMITED TO UTILITY TRENCHES, TO
ENSURE THE STRUCTURAL INTEGRITY OF NEARBY STRUCTURES AND
STABILITY OF THE SURROUNDING SOILS.

3. PROPOSED TOP OF CURB ELEVATIONS ARE GENERALLY 4 INCHES TO 7
INCHES ABOVE EXISTING GRADES UNLESS OTHERWISE NOTED. THE
CONTRACTOR WILL SUPPLY ALL STAKEOUT CURB GRADE SHEETS TO
STONEFIELD ENGINEERING & DESIGN, LLC. FOR REVIEW AND
APPROVAL PRIOR TO POURING CURBS.

4. THE CONTRACTOR IS RESPONSIBLE TO SET ALL PROPOSED UTILITY
COVERS AND RESET ALL EXISTING UTILITY COVERS WITHIN THE
PROJECT LIMITS TO PROPOSED GRADE IN ACCORDANCE WITH ANY
APPLICABLE MUNICIPAL, COUNTY, STATE AND/OR UTILITY
AUTHORITY REGULATIONS.

5. MINIMUM SLOPE REQUIREMENTS TO PREVENT PONDING SHALL BE AS
FOLLOWS:

CURB GUTTER: 0.50%
CONCRETE SURFACES: 1.00%
ASPHALT SURFACES: 1.00%

5. A MINIMUM SLOPE OF 1.00% SHALL BE PROVIDED AWAY FROM ALL
BUILDINGS. THE CONTRACTOR SHALL ENSURE POSITIVE DRAINAGE
FROM THE BUILDING IS ACHIEVED AND SHALL NOTIFY STONEFIELD
ENGINEERING & DESIGN, LLC. IF THIS CONDITION CANNOT BE MET.

6. FOR PROJECTS WHERE BASEMENTS ARE PROPOSED, THE DEVELOPER IS
RESPONSIBLE TO DETERMINE THE DEPTH TO GROUNDWATER AT THE
LOCATION OF THE PROPOSED STRUCTURE. IF GROUNDWATER IS
ENCOUNTERED WITHIN THE BASEMENT AREA, SPECIAL
CONSTRUCTION METHODS SHALL BE UTILIZED AND
REVIEWED/APPROVED BY THE CONSTRUCTION CODE OFFICIAL. IF
SUMP PUMPS ARE UTILIZED, ALL DISCHARGES SHALL BE CONNECTED
DIRECTLY TO THE PUBLIC STORM SEWER SYSTEM WITH APPROVAL
FROM THE GOVERNING STORM SEWER SYSTEM AUTHORITY.

ADA NOTES

1. THE CONTRACTOR SHALL MAINTAIN A MAXIMUM 2.00% SLOPE IN
ANY DIRECTION WITHIN THE ADA PARKING SPACES AND ACCESS
AISLES.

2. THE CONTRACTOR SHALL PROVIDE COMPLIANT SIGNAGE AT ALL
ADA PARKING AREAS IN ACCORDANCE WITH STATE GUIDELINES.

3. THE CONTRACTOR SHALL MAINTAIN A MAXIMUM 5.00% RUNNING
SLOPE AND A MAXIMUM OF 2.00% CROSS SLOPE ALONG WALKWAYS
WITHIN THE ACCESSIBLE PATH OF TRAVEL (SEE THE SITE PLAN FOR
THE LOCATION OF THE ACCESSIBLE PATH).  THE CONTRACTOR IS
RESPONSIBLE TO ENSURE THE ACCESSIBLE PATH OF TRAVEL IS 36
INCHES WIDE OR GREATER UNLESS INDICATED OTHERWISE WITHIN
THE PLAN SET.

4. THE CONTRACTOR SHALL MAINTAIN A MAXIMUM 2.00% SLOPE IN
ANY DIRECTION AT ALL LANDINGS.  LANDINGS INCLUDE, BUT ARE
NOT LIMITED TO, THE TOP AND BOTTOM OF AN ACCESSIBLE RAMP,
AT ACCESSIBLE BUILDING ENTRANCES, AT AN AREA IN FRONT OF A
WALK-UP ATM, AND AT TURNING SPACES ALONG THE ACCESSIBLE
PATH OF TRAVEL.  THE LANDING AREA SHALL HAVE A MINIMUM
CLEAR AREA OF 60 INCHES BY 60 INCHES UNLESS INDICATED
OTHERWISE WITHIN THE PLAN SET.

5. THE CONTRACTOR SHALL MAINTAIN A MAXIMUM 8.33% RUNNING
SLOPE AND A MAXIMUM 2.00% CROSS SLOPE ON ANY CURB RAMPS
ALONG THE ACCESSIBLE PATH OF TRAVEL.  WHERE PROVIDED, CURB
RAMP FLARES SHALL NOT HAVE A SLOPE GREATER THAN 10.00% IF A
LANDING AREA IS PROVIDED AT THE TOP OF THE RAMP. FOR
ALTERATIONS, A CURB RAMP FLARES SHALL NOT HAVE A SLOPE
GREATER THAN 8.33% IF A LANDING AREA IS NOT PROVIDED AT THE
TOP OF THE RAMP.  CURBS RAMPS SHALL NOT RISE MORE THAN 6
INCHES IN ELEVATION WITHOUT A HANDRAIL.  THE CLEAR WIDTH
OF A CURB RAMP SHALL BE NO LESS THAN 36 INCHES WIDE.

6. ACCESSIBLE RAMPS WITH A RISE GREATER THAN 6 INCHES SHALL
CONTAIN COMPLIANT HANDRAILS ON BOTH SIDES OF THE RAMP
AND SHALL NOT RISE MORE THAN 30” IN ELEVATION WITHOUT A
LANDING AREA IN BETWEEN RAMP RUNS.  LANDING AREAS SHALL
ALSO BE PROVIDED AT THE TOP AND BOTTOM OF THE RAMP.

7. A SLIP RESISTANT SURFACE SHALL BE CONSTRUCTED ALONG THE
ACCESSIBLE PATH AND WITHIN ADA PARKING AREAS.

8. THE CONTRACTOR SHALL ENSURE A MAXIMUM OF ¼ INCHES
VERTICAL CHANGE IN LEVEL ALONG THE ACCESSIBLE PATH.  WHERE
A CHANGE IN LEVEL BETWEEN ¼ INCHES AND ½ INCHES EXISTS,
CONTRACTOR SHALL ENSURE THAT THE TOP ¼ INCH CHANGE IN
LEVEL IS BEVELED WITH A SLOPE NOT STEEPER THAN 1 UNIT
VERTICAL AND 2 UNITS HORIZONTAL (2:1 SLOPE).

9. THE CONTRACTOR SHALL ENSURE THAT ANY OPENINGS (GAPS OR
HORIZONTAL SEPARATION) ALONG THE ACCESSIBLE PATH SHALL
NOT ALLOW PASSAGE OF A SPHERE GREATER THAN ½ INCH.
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GRAPHIC SCALE IN FEET
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1" = 30'

GRADING PLAN

C-3

RIDGELINE

PROPERTY LINE

SYMBOL DESCRIPTION

PROPOSED GRADING CONTOUR

PROPOSED GRADING RIDGELINE

PROPOSED DIRECTION OF DRAINAGE FLOW

PROPOSED GRADE SPOT SHOT

PROPOSED TOP OF CURB /
BOTTOM OF CURB SPOT SHOT

PROPOSED FLUSH CURB SPOT SHOT

TC 100.50
BC 100.00

G 100.00

FC 100.00

100
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DRAINAGE AND UTILITY NOTES

1. THE CONTRACTOR TO PERFORM A TEST PIT PRIOR TO
CONSTRUCTION (RECOMMEND 30 DAYS PRIOR) AT LOCATIONS OF
EXISTING UTILITY CROSSINGS FOR STORMWATER IMPROVEMENTS.
SHOULD A CONFLICT EXIST, THE CONTRACTOR SHALL IMMEDIATELY
NOTIFY STONEFIELD ENGINEERING & DESIGN, LLC. IN WRITING.

2. CONTRACTOR SHALL START CONSTRUCTION OF STORM LINES AT
THE LOWEST INVERT AND WORK UP-GRADIENT.

3. THE CONTRACTOR IS REQUIRED TO CALL THE APPROPRIATE
AUTHORITY FOR NOTICE OF CONSTRUCTION/EXCAVATION AND
UTILITY MARK OUT PRIOR TO THE START OF CONSTRUCTION IN
ACCORDANCE WITH STATE LAW.  CONTRACTOR IS REQUIRED TO
CONFIRM THE HORIZONTAL AND VERTICAL LOCATION OF UTILITIES
IN THE FIELD.  SHOULD A DISCREPANCY EXIST BETWEEN THE FIELD
LOCATION OF A UTILITY AND THE LOCATION SHOWN ON THE PLAN
SET OR SURVEY, THE CONTRACTOR SHALL NOTIFY STONEFIELD
ENGINEERING & DESIGN, LLC. IMMEDIATELY IN WRITING.

4. THE CONTRACTOR IS RESPONSIBLE TO MAINTAIN A RECORD OF THE
AS-BUILT LOCATIONS OF ALL PROPOSED UNDERGROUND
INFRASTRUCTURE. THE CONTRACTOR SHALL NOTE ANY
DISCREPANCIES BETWEEN THE AS-BUILT LOCATIONS AND THE
LOCATIONS DEPICTED WITHIN THE PLAN SET. THIS RECORD SHALL BE
PROVIDED TO THE OWNER FOLLOWING COMPLETION OF WORK.

EXCAVATION, SOIL PREPARATION, AND DEWATERING NOTES

1. THE CONTRACTOR IS REQUIRED TO REVIEW THE REFERENCED
GEOTECHNICAL DOCUMENTS PRIOR TO CONSTRUCTION, THESE
DOCUMENTS SHALL BE CONSIDERED A PART OF THE PLAN SET.

2. THE CONTRACTOR IS REQUIRED TO PREPARE SUBGRADE SOILS
BENEATH ALL PROPOSED IMPROVEMENTS AND BACKFILL ALL
EXCAVATIONS IN ACCORDANCE WITH RECOMMENDATIONS BY THE
GEOTECHNICAL ENGINEER OF RECORD.

3. THE CONTRACTOR IS RESPONSIBLE FOR PROVIDING SHORING FOR
ALL EXCAVATIONS AS REQUIRED.  CONTRACTOR SHALL HAVE THE
SHORING DESIGN PREPARED BY A QUALIFIED PROFESSIONAL.
SHORING DESIGNS SHALL BE SUBMITTED TO STONEFIELD
ENGINEERING & DESIGN, LLC. AND THE OWNER PRIOR TO THE START
OF CONSTRUCTION.

4. THE CONTRACTOR IS RESPONSIBLE FOR ENSURING THAT ALL OPEN
EXCAVATIONS ARE PERFORMED AND PROTECTED IN ACCORDANCE
WITH THE LATEST OSHA REGULATIONS.

5. THE CONTRACTOR IS RESPONSIBLE FOR ANY DEWATERING DESIGN
AND OPERATIONS, AS REQUIRED, TO CONSTRUCT THE PROPOSED
IMPROVEMENTS. THE CONTRACTOR SHALL OBTAIN ANY REQUIRED
PERMITS FOR DEWATERING OPERATIONS AND GROUNDWATER
DISPOSAL.

GRAPHIC SCALE IN FEET

0' 60'30'30'

1" = 30'

STORMWATER
MANAGEMENT PLAN

C-4

PROPERTY LINE

SYMBOL DESCRIPTION

PROPOSED GRADING CONTOUR

PROPOSED GRADING RIDGELINE

100

PROPOSED STORMWATER STRUCTURES

PROPOSED STORMWATER PIPING

MHMH
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MH PROPOSED UNDERGROUND
OUTLET STRUCTURE

MANHOLE SCHEDULE
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DRAINAGE AND UTILITY NOTES

1. THE CONTRACTOR IS REQUIRED TO CALL THE APPROPRIATE
AUTHORITY FOR NOTICE OF CONSTRUCTION/EXCAVATION AND
UTILITY MARK OUT PRIOR TO THE START OF CONSTRUCTION IN
ACCORDANCE WITH STATE LAW.  CONTRACTOR IS REQUIRED TO
CONFIRM THE HORIZONTAL AND VERTICAL LOCATION OF UTILITIES
IN THE FIELD.  SHOULD A DISCREPANCY EXIST BETWEEN THE FIELD
LOCATION OF A UTILITY AND THE LOCATION SHOWN ON THE PLAN
SET OR SURVEY, THE CONTRACTOR SHALL NOTIFY STONEFIELD
ENGINEERING & DESIGN, LLC. IMMEDIATELY IN WRITING.

2. THE CONTRACTOR IS RESPONSIBLE TO PROTECT AND MAINTAIN IN
OPERATION ALL UTILITIES NOT DESIGNATED TO BE REMOVED.

3. THE CONTRACTOR IS RESPONSIBLE FOR REPAIRING ANY DAMAGE TO
ANY EXISTING UTILITY IDENTIFIED TO REMAIN WITHIN THE LIMITS OF
THE PROPOSED WORK DURING CONSTRUCTION.

4. A MINIMUM HORIZONTAL SEPARATION OF 10 FEET IS REQUIRED
BETWEEN ANY SANITARY SEWER SERVICE AND ANY WATER LINES. IF
THIS SEPARATION CANNOT BE PROVIDED, A CONCRETE
ENCASEMENT SHALL BE UTILIZED FOR THE SANITARY SEWER SERVICE
AS APPROVED BY STONEFIELD ENGINEERING & DESIGN, LLC.

5. ALL WATER LINES SHALL BE VERTICALLY SEPARATED ABOVE SANITARY
SEWER LINES BY A MINIMUM DISTANCE OF 18 INCHES. IF THIS
SEPARATION CANNOT BE PROVIDED, A CONCRETE ENCASEMENT
SHALL BE UTILIZED FOR THE SANITARY SEWER SERVICE AS APPROVED
BY STONEFIELD ENGINEERING & DESIGN, LLC.

6. THE CONTRACTOR TO PERFORM A TEST PIT PRIOR TO
CONSTRUCTION (RECOMMEND 30 DAYS PRIOR) AT LOCATIONS OF
EXISTING UTILITY CROSSINGS FOR WATER AND SANITARY SEWER
CONNECTION IMPROVEMENTS.  SHOULD A CONFLICT EXIST, THE
CONTRACTOR SHALL IMMEDIATELY NOTIFY STONEFIELD
ENGINEERING & DESIGN, LLC. IN WRITING.

7. THE CONTRACTOR IS RESPONSIBLE FOR COORDINATING GAS,
ELECTRIC AND TELECOMMUNICATION CONNECTIONS WITH THE
APPROPRIATE GOVERNING AUTHORITY.

8. CONTRACTOR SHALL START CONSTRUCTION OF ANY GRAVITY
SEWER AT THE LOWEST INVERT AND WORK UP-GRADIENT.

9. THE CONTRACTOR IS RESPONSIBLE TO MAINTAIN A RECORD SET OF
PLANS REFLECTING THE LOCATION OF EXISTING UTILITIES THAT
HAVE BEEN CAPPED, ABANDONED, OR RELOCATED BASED ON THE
DEMOLITION/REMOVAL ACTIVITIES REQUIRED IN THIS PLAN SET. THIS
DOCUMENT SHALL BE PROVIDED TO THE OWNER FOLLOWING
COMPLETION OF WORK.

10. THE CONTRACTOR IS RESPONSIBLE TO MAINTAIN A RECORD OF THE
AS-BUILT LOCATIONS OF ALL PROPOSED UNDERGROUND
INFRASTRUCTURE. THE CONTRACTOR SHALL NOTE ANY
DISCREPANCIES BETWEEN THE AS-BUILT LOCATIONS AND THE
LOCATIONS DEPICTED WITHIN THE PLAN SET. THIS RECORD SHALL BE
PROVIDED TO THE OWNER FOLLOWING COMPLETION OF WORK.
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GRAPHIC SCALE IN FEET

0' 60'30'30'
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UTILITY PLAN

C-5

SYMBOL DESCRIPTION

SAN

W

E

G

S

PROPOSED SANITARY LATERAL

PROPERTY LINE

PROPOSED DOMESTIC WATER SERVICE

PROPOSED ELECTRIC CONDUITS

PROPOSED GAS LINE

PROPOSED VALVE

PROPOSED WATER TEE / BEND

PROPOSED SANITARY MANHOLE /
CLEANOUT

PROPOSED TRANSFORMER ON
CONCRETE PAD WITH BOLLARDS

MANHOLE SCHEDULE
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GENERAL LIGHTING NOTES

1. THE LIGHTING LEVELS DEPICTED WITHIN THE PLAN SET ARE
CALCULATED UTILIZING DATA OBTAINED FROM THE LISTED
MANUFACTURER. ACTUAL ILLUMINATION LEVELS AND PERFORMANCE
OF ANY PROPOSED LIGHTING FIXTURE MAY VARY DUE TO
UNCONTROLLABLE VARIABLES SUCH ARE WEATHER, VOLTAGE
SUPPLY, LAMP TOLERANCE, EQUIPMENT SERVICE LIFE AND OTHER
VARIABLE FIELD CONDITIONS.

2. WHERE APPLICABLE, THE EXISTING LIGHT LEVELS DEPICTED WITHIN
THE PLAN SET SHALL BE CONSIDERED APPROXIMATE. THE EXISTING
LIGHT LEVELS ARE BASED ON FIELD OBSERVATIONS AND THE
MANUFACTURER'S DATA OF THE ASSUMED OR MOST SIMILAR
LIGHTING FIXTURE MODEL.

3. UNLESS NOTED ELSEWHERE WITHIN THIS PLAN SET, THE LIGHT LOSS
FACTORS USED IN THE LIGHTING ANALYSIS ARE AS FOLLOWS:

LIGHT EMITTING DIODES (LED): 0.90
HIGH PRESSURE SODIUM: 0.72
METAL HALIDE: 0.72

4. THE CONTRACTOR SHALL NOTIFY STONEFIELD ENGINEERING &
DESIGN, LLC. IN WRITING, PRIOR TO THE START OF CONSTRUCTION,
OF ANY PROPOSED LIGHTING LOCATIONS THAT CONFLICT WITH
EXISTING/ PROPOSED DRAINAGE, UTILITY, OR OTHER IMPROVEMENTS.

5. THE CONTRACTOR IS RESPONSIBLE TO PREPARE A WIRING PLAN AND
PROVIDE ELECTRIC SERVICE TO ALL PROPOSED LIGHTING FIXTURES.
THE CONTRACTOR IS REQUIRED TO PREPARE AN AS-BUILT PLAN OF
WIRING AND PROVIDE COPIES TO THE OWNER AND STONEFIELD
ENGINEERING & DESIGN, LLC.
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LIGHTING PLAN

C-6

A  (XX')

X.X

SYMBOL DESCRIPTION

PROPOSED LIGHTING FIXTURE
(MOUNTING HEIGHT)

PROPOSED LIGHTING INTENSITY
(FOOTCANDLES)

PROPOSED AREA LIGHT

PROPOSED BUILDING MOUNTED  LIGHT

LIGHTING REQUIREMENTS
CODE SECTION REQUIRED PROPOSED

§ 5.18.G LIGHT FIXTURES SHALL BE FULL CUT OFF AT 90° PROVIDED

§ 5.18.G.iii MINIMUM PROPERTY LINE SETBACK: 5 FT 60.0 FT

§ 5.18.G.vii.a MAXIMUM FIXTURE HEIGHTS:

WITHIN 25 FT OF PROPERTY LINE: 16 FT N/A

WITHIN 26-60 FT OF PROPERTY LINE: 20 FT N/A

WITHIN 61-100 FT OF PROPERTY LINE: 25 FT 22 FT

> 100 FT OFF PROPERTY LINE: 30 FT N/A

§ 5.18.G.iii PERMITTED GLARE:

ALL PROPERTY LINES: 0 FC 0.0 FC

PROPOSED LUMINAIRE SCHEDULE

MANUFACTURERLLFDISTRIBUTIONLIGHTING SPECIFICATIONQUANTITYLABELSYMBOL IES FILE

A 1 III 0.9 LSI LIGHTING MRM-LED-18L-SIL-3-40-70CRI-IL.IES
MIRADA MEDIUM OUTDOOR LED
AREA LIGHT W/ INTEGRAL LOUVER
FULL CUTOFF SHIELD (2 @ 90°)

LIGHTING STATISTICS

DESCRIPTION AVERAGE MINIMUM MAXIMUM

OVERALL PARCEL 0.56 FC 0.00 FC 15.3 FC
DEVELOPMENT AREA 2.91 FC 0.00 FC 15.3 FC
PROPERTY LINE 0.00 FC 0.00 FC 0.0 FC

(1) ALL CALCULATIONS MEASURED 6 FT ABOVE GRADE

F 9 FT 0.9 LSI LIGHTINGMIRADA OUTDOOR LED WALLPACK XWM-FT-LED-03L-40.IES

C 1 0.9 LSI LIGHTING
MIRADA MEDIUM OUTDOOR LED
AREA LIGHT W/ INTEGRAL LOUVER
FULL CUTOFF SHIELD (2 @ 90°)

B 1 0.9 LSI LIGHTING
MIRADA MEDIUM OUTDOOR LED
AREA LIGHT W/ INTEGRAL LOUVER
FULL CUTOFF SHIELD (2 @ 90°)

D 1 0.9 LSI LIGHTING
MIRADA MEDIUM OUTDOOR LED
AREA LIGHT W/ INTEGRAL LOUVER
FULL CUTOFF SHIELD (2 @ 90°)

E 1 0.9 LSI LIGHTING
MIRADA MEDIUM OUTDOOR LED
AREA LIGHT W/ INTEGRAL LOUVER
FULL CUTOFF SHIELD (2 @ 90°)

SECURITY CAMERAS TO BE MOUNTED ON EACH
POLE 10 FT ABOVE GRADE

POLE LABEL NUMBER OF
CAMERAS

DIRECTION OF
CAMERAS

A

B

C

D

E

G 2 II 0.9 LSI LIGHTING
MIRADA OUTDOOR LED WALLPACK
(EMERGENCY FIXTURE ONLY) XWM-2-LED-03L-40.IES

III MRM-LED-18L-SIL-3-40-70CRI-IL.IES

III MRM-LED-18L-SIL-3-40-70CRI-IL.IES

III MRM-LED-18L-SIL-3-40-70CRI-IL.IES

III MRM-LED-18L-SIL-3-40-70CRI-IL.IES
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LANDSCAPING PLAN

C-7

R

Know what's below
Call before you dig.

LANDSCAPING NOTES

1. THE CONTRACTOR SHALL RESTORE ALL DISTURBED GRASS AND
LANDSCAPED AREAS TO MATCH EXISTING CONDITIONS UNLESS
INDICATED OTHERWISE WITHIN THE PLAN SET.

2. THE CONTRACTOR SHALL RESTORE ALL DISTURBED LAWN AREAS
WITH A MINIMUM 4 INCH LAYER OF TOPSOIL AND SOD.

3. THE CONTRACTOR SHALL RESTORE MULCH AREAS WITH A MINIMUM
3 INCH LAYER OF MULCH (DOUBLE-SHREDDED QUALITY) .

4. THE MAXIMUM SLOPE ALLOWABLE IN LANDSCAPE RESTORATION
AREAS SHALL BE 3 FEET HORIZONTAL TO 1 FOOT VERTICAL (3:1
SLOPE) UNLESS INDICATED OTHERWISE WITHIN THE PLAN SET.

5. THE CONTRACTOR IS REQUIRED TO LOCATE ALL SPRINKLER HEADS
IN AREA OF LANDSCAPING DISTURBANCE PRIOR TO
CONSTRUCTION. THE CONTRACTOR SHALL RELOCATE SPRINKLER
HEADS AND LINES IN ACCORDANCE WITH OWNER'S DIRECTION
WITHIN AREAS OF DISTURBANCE.

6. THE CONTRACTOR SHALL ENSURE THAT ALL DISTURBED
LANDSCAPED AREAS ARE GRADED TO MEET FLUSH AT THE
ELEVATION OF WALKWAYS AND TOP OF CURB ELEVATIONS EXCEPT
UNLESS INDICATED OTHERWISE WITHIN THE PLAN SET. NO ABRUPT
CHANGES IN GRADE ARE PERMITTED IN DISTURBED LANDSCAPING
AREAS.

7. TREES SHALL NOT BE PLANTED CLOSER THAN 4 FT TO PROPERTY
LINE.

IRRIGATION NOTE:

1. IRRIGATION CONTRACTOR TO PROVIDE A DESIGN FOR AN
IRRIGATION SYSTEM SEPARATING PLANTING BEDS FROM LAWN
AREA. PRIOR TO CONSTRUCTION, DESIGN IS TO BE SUBMITTED TO
THE PROJECT LANDSCAPE DESIGNER FOR REVIEW AND APPROVAL.
WHERE POSSIBLE, DRIP IRRIGATION AND OTHER WATER
CONSERVATION TECHNIQUES SUCH AS RAIN SENSORS SHALL BE
IMPLEMENTED. CONTRACTOR TO VERIFY MAXIMUM ON SITE
DYNAMIC WATER PRESSURE AVAILABLE MEASURED IN PSI. PRESSURE
REDUCING DEVICES OR BOOSTER PUMPS SHALL BE PROVIDED TO
MEET SYSTEM PRESSURE REQUIREMENTS. DESIGN TO SHOW ALL
VALVES, PIPING, HEADS, BACKFLOW PREVENTION, METERS,
CONTROLLERS, AND SLEEVES WITHIN HARDSCAPE AREAS.

2. ALL REQUIRED SITE IRRIGATION SYSTEMS SHALL INCLUDE A RAIN
SENSOR OR SIMILAR MEASURE TO ENSURE IRRIGATION DOES NOT
OCCUR DURING OR SHORTLY AFTER PRECIPITATION EVENTS. ALL
SITE PLANS SHALL NOTE INSTALLATION OF REQUIRED IRRIGATION.

PLANT SCHEDULE
DECIDUOUS TREES CODE QTY BOTANICAL NAME COMMON NAME SIZE CONTAINER SPACING

GIN 3 GINKGO BILOBA 'SENTRY' PRINCETON SENTRY 3" CAL. B&B AS SHOWN

    PYR 7 PYRUS CALLERYANA CLEVELAND SELECT PEAR 3" CAL. B&B AS SHOWN

EVERGREEN TREES

PIC 21 PICEA GLAUCA WHITE SPRUCE 6` - 7` HT B&B AS SHOWN

EVERGREEN SHRUBS

BUX. 46 BUXUS MICROPHYLLA JAPONICA
'WINTER GEM'

WINTER GEM JAPANESE BOXWOOD 36" B&B AS SHOWN

ICO 44 ILEX GLABRA `COMPACTA` COMPACT INKBERRY 24" - 30" POT AS SHOWN

SHRUBS

FOT 38 FOTHERGILLA GARDENII DWARF FOTHERGILLA 18" - 24" POT AS SHOWN

CEA 26 CEANOTHUS AMERICANUS NEW JERSEY TEA 24" - 30" POT AS SHOWN

VIB 23 VIBURNUM DENTATUM VIBURNUM 24" - 30" POT AS SHOWN

CAL 34 CLETHRA ALNIFOLIA SUMMERSWEET CLETHRA 24" - 30" POT AS SHOWN

LANDSCAPING AND BUFFER REQUIREMENTS

CODE SECTION REQUIRED PROPOSED

§ 5.19 LANDSCAPING ISLANDS: 338 SF

MINIMUM 200 SF IN ANY SINGLE LANDSCAPE AREA

§ 5.19 LANDSCAPE SCREENING (GB ADJACENT TO PB):

20 FT WIDE BUFFER 20.0 FT

6-8 FT FENCE OR 6 FT SCREEN WALL(1) LANDSCAPED
SCREENING
PROVIDED

1 DECIDUOUS/EVERGREEN TREE PER 15 LF BUFFER AREA

(150 LF)(1 TREE / 15 LF) = 10 TREES 10 TREES

4 SHRUBS PER 15 LF BUFFER AREA

(150 LF)(4 SHRUBS / 15 LF) =  40 SHRUBS 40 SHRUBS

§ 5.19.G.ii PARKING LOT LANDSCAPING:

20 SF PER PARKING SPACE

(30 SPACES)(20 SF / 1 SPACE) = 600 SF 5,048 SF

1 TREE PER 100 SF OF REQUIRED PARKING LOT
LANDSCAPING AREA

(600 SF)/(1 TREE / 100 SF) = 6 TREES 6 TREES

3 SHRUBS FOR EVERY 100 SF REQUIRED PARKING LOT
LANDSCAPING AREA
(600 SF)/(3 SHRUBS / 100 SF) = 18 SHRUBS 18 SHRUBS

§ 5.19.E INTERIOR LOT LANDSCAPING:

15% OF TOTAL LOT AREA

(211,477 SF)(0.15)=31,722 SF 83% (175,679 SF)

1 TREE PER 300 SF REQUIRED INTERIOR LOT
LANDSCAPING AREA (2)

15 PROPOSED
+15 EXISTING

(8,926 SF)/(1 TREE / 300 SF) = 30 TREES 30 TOTAL TREES

5 SHRUBS FOR EVERY 300 SF REQUIRED INTERIOR LOT
LANDSCAPING AREA(2)

(8,926 SF)/(5 SHRUBS / 300 SF) = 149 SHRUBS 149 SHRUBS

NOTE: IF ANY DISCREPANCIES OCCUR BETWEEN AMOUNTS SHOWN ON THE LANDSCAPE PLAN AND WITHIN THE PLANT LIST, THE PLAN SHALL DICTATE.

(1)

(2)

PER § 5.19.iii THE PLANNING COMMISSION MAY PERMIT A COMBINATION OF A REQUIRED
BUFFER TYPE UPON FINDING THAT THE COMBINED LANDSCAPING AND/OR SCREENING WILL
ACHIEVE THE SAME EFFECT AS OTHERWISE REQUIRED

FOR REQUIRED INTERIOR TREE CALCULATIONS, ONLY THE AREA IMPACTED BY THE
DEVELOPMENT (LIMIT OF DISTURBANCE) WAS CONSIDERED: (59,505 SF)(0.15) = 8,926 SF

LICENSED LANDSCAPE ARCHITECT
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