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

THURSDAY, SEPTEMBER 21, 2023 – 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. September 7, 2023 

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

7. PUBLIC HEARING 
A. Carter's Plumbing 

Location: located south of Highland Road, and east of Teggerdine Road, consisting of 
1.38 acres. Currently zoned Light Manufacturing (LM). Identified as parcel 12-22-252-
022 (10431 Highland Road) 
Request: Special Land Use approval 
Applicant: Kieft Engineering 
5852 S. Main Street, Ste. 1 
Clarkston, MI 48346 

8. CONTINUING BUSINESS 

9. NEW BUSINESS 

10. OTHER BUSINESS 

A. Oakland Harvesters - FSP & SLU extension request 
B. Master Plan update 

11. LIAISONS' REPORT 

12. DIRECTOR'S REPORT 

13. COMMUNICATIONS 

14. NEXT MEETING DATE: October 5, 2023 

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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WHITE LAKE TOWNSHIP 
PLANNING COMMISSION 

SEPTEMBER 7, 2023 
 
CALL TO ORDER 
Chairperson Seward called the meeting to order at 7:00 P.M. 
 
ROLL CALL 
Present: 
T. Joseph Seward, Chairperson 
Matt Slicker 
Steve Anderson (arrival at 7:02 P.M.) 
Merrie Carlock, Vice Chairperson 
Pete Meagher 
Robert Seeley 
Debby Dehart 
 
Absent: 
Mark Fine 
Scott Ruggles, Township Board Liaison 
 
Others: 
Sean O’Neil, Community Development Director 
Justin Quagliata, Staff Planner 
Rowan Brady, BRI 
Hannah Micallef, Recording Secretary 
 
APPROVAL OF AGENDA 
MOTION by Commissioner Seeley, seconded by Commissioner Carlock to approve the agenda as 
presented. The motion carried with a voice vote: (6 yes votes). 
 
APPROVAL OF MINUTES 

A. August 17, 2023 
MOTION by Commissioner Meagher, seconded by Commissioner Seeley to approve the minutes of 
7:05 P.M. The motion carried with a voice vote: (6 yes votes). 
 
CALL TO THE PUBLIC (FOR ITEMS NOT ON THE AGENDA) 
Josh Lantto, 2729 Cloverdale, Highland, spoke regarding being “trepassed” at Oxbow Elementary. 
 
Steve Woodard, 953 Schuyler, spoke regarding the increased rainfall and the damage it had caused to  
Brendel Lake. He wanted ideas to manage the lake levels. 
 
Chairperson Seward closed the public hearing at 7:07 P.M. 
 
 
 
PUBLIC HEARING 

A. 2024-2029 Capital Improvement Plan (CIP) 
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Staff Planner Quagliata said the document had not been changed since the Planning Commission last 
met. Grammatical and clerical errors were changed. The plan included the draft resolution for the 
Township Board provided the plan was recommended for approval this evening. 
 
Staff Planner Quagliata briefly went over the Capital Improvement Plan background and process for the 
audience.  
 
Chairperson Seward opened the public hearing at 7:19 P.M. 
 
Pamela Barckholtz, 5055 Grass Lake, asked about the length of a long-range plan and added that it was 
difficult to make five year plans due to the economy. Her concern was adopting a plan so big when the 
environment was ever changing. She wanted the Planning Commission to consider the length of the CIP. 
 
Staff Planner Quagliata added that while the plan was adopted for a six-year process, the plan received 
annual updates. 
 
Director O’Neil thanked Staff Planner Quagliata for all his work on this year’s CIP. 
 
Chairperson Seward closed the public hearing at 7:23 P.M. 
 
MOTION by Commissioner Seeley, seconded by Commissioner Anderson to adopt the 2024-2029 
Capital Improvement Plan. The motion carried with a roll call vote: (7 yes votes) 
(Seeley/yes, Anderson/yes, Meagher/yes, Dehart/yes, Carlock/yes, Seward/yes, Slicker/yes). 
 
CONTINUING BUSINESS 
None. 
 
NEW BUSINESS 
None. 
 
OTHER BUSINESS 

A. Master Plan update 
Mr. Brady went over the results from the Master Plan workshop last month. Three out of 
the five redevelopment areas would be included in the Master Plan; the Planning 
Commission would decide which three sites to include. 
 
The Planning Commission chose Pontiac Lake Gateway, Cedar Island Road and Bogie Lake 
Road, and the Town Center area to further refine for inclusion in and concepts for the 
Master Plan.  The feedback from the community would be used to redevelop the site 
concepts for the Master Plan. The Planning Commission discussed what they would like 
to see as allowable use and amenities at each site. 
 
Mr. Brady covered the Community Facilities chapter, which served as an inventory of 
services within the Township. 
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LIAISONS' REPORT 
The ZBA met last month; four cases were heard. Two cases were postponed, one was denied, and one 
was approved.  
 
DIRECTOR'S REPORT 
The Board approved the Panera project. There was a discussion in closed session regarding the Black 
Rock lawsuit. There was a scheduled public hearing at the Township Board this month for the first phase 
of the CIA plan approval. The Avalon project was still stalled; there were certain parts of the site 
undergoing reengineering. Hypershine Car Wash opened a few weeks ago. 
 
COMMUNICATIONS 
Carter’s Plumbing would requesting a special land use approval at the September 21 meeting. 
 
NEXT MEETING DATE:  September 21, 2023 
 
ADJOURNMENT 
MOTION by Commissioner Carlock, seconded by Commissoner Dehart to adjourn at 8:44 P.M. 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: 

☐Preliminary Approval 

☐Final Approval 

 

Contact Consultants 
& 

Departments 

Approval Denial Approved 
w/Conditions 

Other Comments 

Sean 
O’Neil 

Planning 
Director 

☐ ☐ ☐ ☒ Per Staff Planner’s comments  

DLZ Engineering 
Consultant 

☐ ☐ ☐ ☐  

DLZ Traffic 
Engineer 

☐ ☐ ☐ ☐  

Justin 
Quagliata 

Staff Planner ☐ ☐ ☒ ☐ See letter dated 09/12/2023. 

John 
Holland 

WLT Fire 
Chief 

☐ ☐ ☐ ☐  

Project Name: Carter’s Plumbing 

Description:  Special land use approval 

Date on Agenda this packet pertains to:  September 21, 2023 
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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: September 12, 2023 
 
RE:  Carter’s Plumbing  
  Special Land Use Approval – Review #1 
 

 
Kieft Engineering, Inc., on behalf of CAMQ Properties, LLC, has requested special land use 

approval in accordance with Section 4.39 of the Zoning Ordinance to allow outdoor storage of 

pallets, containers, materials, or products at 10431 Highland Road (Parcel Number 12-22-252-

022), located on the south side of Highland Road, east of Teggerdine Road.  The 1.38-acre 

subject site is zoned LM (Light Manufacturing) and currently occupied by Carter’s Plumbing.  A 

gravel yard on the west side of the site is the location of the proposed storage area.   

 

At its meeting on July 19, 2022 the Township Board approved a Performance Guarantee 

Agreement, which established conditions needing to be met in order for Carter’s Plumbing to 

occupy the property.  The Township Board packet item regarding the Performance Guarantee 

Agreement is attached for reference.  On September 12, 2023 the Community Development 

Department granted administrative site plan review approval to facilitate the required 

improvements.  Also, on May 25, 2023 the Zoning Board of Appeals granted variances (staff 

report attached for reference) to allow certain improvements to be implemented as proposed.   

 
Master Plan 

 
The Future Land Use Map from the Master Plan designates the subject site in the Satellite 

Business category, which is intended to provide locations for mixed retail, office, and personal 

services convenient to residential neighborhood concentrations.  Satellite locations are not 

intended for intensive businesses that would be more appropriately located elsewhere.  Typical 

Satellite Business uses would operate during standard business hours, with the majority of 

patrons coming from pass-by traffic. 
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FUTURE LAND USE MAP 

 

 
 

Zoning 

 

Outdoor storage of pallets, containers, materials, or products is permitted with special land use 

approval in the LM zoning district, which requires a minimum lot area of one acre and 175 feet 

of lot width.  The subject site contains 290 feet of frontage along Highland Road and 1.38 acres 

of lot area.   

 

Access 

 

The site fronts on Highland Road, which along the subject property is a five-lane (center turn 

lane) public road with curb and gutter designated as a principal arterial by the National 

Functional Classification System (NFCS) utilized by the Michigan Department of Transportation 

(MDOT).  An eight-foot-wide concrete sidewalk will be installed along the property frontage in 

and the westerly driveway will be eliminated in accordance with the administrative site plan.  A 

reduction in driveways would bring the nonconforming site access closer to compliance with the 

Zoning Ordinance access management standards; however, access to this site will remain 

nonconforming after improvements. 

 

Utilities 

 

Municipal water and sanitary sewer serve the site. 

 

Staff Analysis 

 

Special land uses for outdoor storage of pallets, containers, materials, or products are evaluated 

using the general standards for all special land uses listed in Article 6, Section 10 of the Zoning 

Ordinance and the specific use standards found in Section 4.39 of the Zoning Ordinance.  The 

property will be screened with an eight-foot-tall vertical slat wood fence on the east, west, and 

south property lines.  An eight-foot-tall black vinyl fence is proposed along the portion of the 

north property line adjacent to the storage area.  The Zoning Ordinance also requires 

equipment/materials to be completely screened (not visible above fencing) if stored within 20 

feet of the fencing.   
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Note outdoor storage of fleet vehicles is not being proposed.  Carter’s Plumbing employees take 

business vehicles home as the company offers emergency service seven days a week.  Also, 

special land use approval for outdoor storage of fleet vehicles, if requested in the future, would 

be subject to receiving a variance as minimum lot area of two acres is required for such use. 

 

Planning Commission Options / Recommendation 

 

The Planning Commission may approve, approve with conditions, or deny the special land use.  

Staff recommends approval of the special land use subject to compliance with staff and 

consultants’ administrative site plan review comments and requirements. 

 
Attachments: 

 

1. Special land use application dated August 23, 2023. 

2. DLZ administrative site plan review letter #5 dated September 12, 2023. 

3. Administrative site plan review letter #5 dated August 30, 2023. 

4. Administrative site plan review letter #3 dated June 27, 2023. 

5. Zoning Board of Appeals staff report dated May 25, 2023. 

6. Performance Guarantee Agreement staff report and attachments dated July 15, 2022. 

7. Administrative site plan (revision date August 25, 2023). 
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CHARTER TOWNSHIP OF WHITE LAKE
SITE PLAN REVIEW APPLICATION

Community Development Department, 7525 Highland
Road, White Lake, Michigan 48383

(248) 698-3300 x5

APPLICANT AND PROPERTY INFORMATION

Applicant:
<ieft Engineering - Casey Leach,

^^mQSW2^-—........^^^^^^^^^^^^^^^^^^^^^^^^^^^^^^^^

Address:

P.E.

Email Address:|cleach@kiefteng.

852 S. Main Street, Ste. 1, Clarkston, Ml 48346
(Street)

Applicant's Legal Interest in Property: IEn9irleel"..,..,

Property Owner: lc^^proPe^es-LLC:

Address:
0431 Highland Road, White Lake,

(Street)

(City)

Matthew Carter! Phone: |(248)

, Ml 48386
(City)

.corn

(State) (Zip)

795-0914

I
(State) (Zip)

Project Name;

Proposed Use

Existing Use:

Carter's Plumbing

PROJECT INFORMATION

Outdoor Storage - ZO Sec. 4.37 & 4.39

Pfumbing Contractor's Office/Yard/Storage
Parcel Size:

1.38 Acres

Parcel I.D. No.:

Current Zoning:

Floor Area / No.

J2-22-252-022]

LM: Light Manufacturingl

!
ISee Sheet 01.011of Units r'°°""°°'"'l]

Subdivision

Multiple Family

Adult Entertainment

TYPE OF DEVELOPMENT

Site Condominium

•' i Special Land Use

D Commercial

j Industrial

SITE PLAN SUBMITTAL CHECKLIST

Kl PDF File and One Paper Copy (sealed and no larger than 24x36)

El Application Review Fees (to be calculated by the Community Development Department)

* PLANS WILL NOT BE ACCEPTED UNLESS FOLDED *

REQUIRED SIGNATURES

Matthew Carter
(Signature of Property Owner)

Casey Leach, P.E.
(Signature of Applicant)

08/23/2023
(Date)

08/23/2023
(Date)

SIGNATURES TO BE VERIFIED BY THE TOWNSHIP
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September 12, 2023 

 

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

RE:  Carter’s Plumbing- Administrative Site Plan Review – 5th Review 

Ref: DLZ No. 2245-7382-13   Design Professional: Kieft Engineering, Inc.  
 
 
  
Dear Mr. O’ Neil, 

Our office has performed an Administrative Site Plan review for the above-mentioned plan dated August 25, 
2023.  The plans were reviewed for feasibility and for conformance with the Township Engineering Design 
Standards. 

General Site Information 

This 1.38 acre site is located south of M-59 and east of Teggerdine Road.      

Site Improvement Information: 

• Paving, curbing, and striping of parking area and internal circulation lanes, including two (2) ADA 
parking spaces.  Buildings on site are existing and shall remain. 

• Main building is serviced by existing connection to 12” diameter watermain along M-59. 

• Connection to existing sanitary sewer along M-59. 

• Storm water to be pretreated and routed via proposed storm sewer to existing wetlands to the 
south. 

 
Comments 

We note that comments from our August 21, 2023 review are in italics.  Responses to those comments are in 

bold.  New comments are in standard font.   
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WLT-Carter’s Plumbing- Administrative Site Plan Review.05 

September 12, 2023 
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1. Ordinance requires the proposed 8’ wide sidewalk along the M-59 frontage should be extended all the 

way to the west property line and should transition to the existing walk; currently it is shown to end 
short of the property line and not connect to existing.  The proposed sidewalk is now shown to extend 
to the western property line, however there is not a connection to the existing shoulder along 
Highland Road. We defer to White Lake Township if it shall be a requirement to make this connection 
to avoid the gap in the pathway.  Comment addressed.  A connection between the proposed 
concrete sidewalk and the existing asphalt shoulder is now shown.     

2. ADA parking spaces will need to meet ADA standards in terms of slopes and dimensions; further 
details will be required at the time of Final Engineering Plan submittal.  Comment remains as a 
notation. Comment outstanding.  Although detailed grading information has now been provided for 
the ADA parking spaces, there are several new comments in response to this additional information.  
Please refer to new comments.  Comment addressed; new comments have been addressed.  

3. The proposed ADA parking space at the front of the building does not meet ADA parking layout 
requirements as a loading space is required on the side of the ADA space and not in the rear.  In 
addition, the location relative to the narrow one way drive does not lend itself to safe vehicle access 
for persons with disabilities.  Per the design engineer, the Township has determined this location is 
acceptable and that the adjacent walk will serve as the loading area for this ADA space. We defer to 
White Lake Township Planning Department for concurrence. Comment remains.   

4. A flush curb is proposed between the asphalt parking area and the gravel yard.  If a flush curb is 
proposed, it could be assumed that the gravel area will ultimately be used for vehicle storage or 
parking.  If the intent is vehicle storage or parking, then Township Zoning Ordinance 5.11 Q. xi. would 
require the gravel area to the west to be paved.  If the intent is not parking, then a standard duty curb 
and gutter shall be required in order to delineate parking and non-parking areas and would be 
required to extend north/south all the way to the recycle and scrap storage area wall.  Per the design 
engineer the intent of the gravel area is as a lay-down area as well as an area for storage of plowed 
snow hence the flush curb. We defer to the Township Planning Department if this is acceptable or if a 
full curb section shall be used to further delineate between parking and storage areas.  Comment 
remains.  Per the design engineer review response letter, Carter’s Plumbing has applied for a 
Special Land Use for use of a flush curb.     

5. The plan proposes two traffic circulation aisles as one way and at widths of 12’ and 13’ respectively. 
Zoning Ordinance 5.11 Q.v. requires a minimum of 20’ width for one way drives.  Comment 
addressed.  The 13’ wide drive is now shown as 20’ in width.  The 12’ wide drive remains per 
allowable drive width where parallel parking spaces are proposed.  We also note that per the 
Township Planning review dated May 10, 2023 that the 12’ wide drive is only allowed if MDOT 
approves a license agreement for the portion of the access aisle in the ROW.  If the agreement is not 
provided, then the parallel parking spaces would not be permitted.  Comment remains as a notation.   

6. Is a cross access easement existing for the eastern on-site drive?  If no, will the Township or MDOT 
require one?  Comment remains as a notation.  There is currently no existing cross access easement 
for the existing drive.  Design engineer states that an easement agreement will be provided for review 
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with the next plan submittal.  The easement agreement was received and reviewed separate from 
this submittal. Our 8/15/2023 review letter requested revisions to the easement submittal.  The 
revised reciprocal access easement agreement was reviewed by our office under separate cover.  
Please reference our letter dated 9/11/2023 to identify if any outstanding items exist.   

7. The Environmental Notes provided indicate that a Due Care Plan has been developed for the site to 
address construction within the NAPL contamination and plume area of the site.  We defer to EGLE 
regarding approval of the Due Care Plan.   Comment addressed.  An email from EGLE RRD has been 
received indicating that the plans appear to comply with the requirements of the restrictive covenant 
on the property and that no recommended changes are required.  Comment remains as a notation.   

8. Indicate if there is an easement over the existing 42” storm sewer that traverses the property from 
north to south and whether the easement contains any restrictions.  In addition, verify with Oakland 
County as to whether this sewer is part of a County Drain.  Comment addressed.  Per the engineer 
response letter dated April 28,2023, no easement has been found for this sewer and OCWRC has 
responded that this sewer is not part of a County Drain.  Comment remains as a notation.     

9. Is Glynn Road now under White Lake Township jurisdiction since it appears to have been vacated by 
the County?  Is there a drainage easement or conservation easement over the wetlands to the south 
of the site?  If so, does the easement allow for discharge from the Carter’s site to this area?  Please 
clarify as proposed end section is also shown off site in this area.  Comment addressed.  Per the 
design engineer, Glynn Road and the wetlands that lie within the Glynn Road ROW are under RCOC 
jurisdiction; a permit for work in the Glynn Road ROW shall be required from RCOC.  Comment 
remains as a notation.  

10. We defer to the Township Fire Department regarding hydrant coverage.  Comment remains as a 
notation.   

11. Sheet C1.01- Provide retaining wall detail for proposed wall along sidewalk, including cross section. 
Comment remains. Retaining wall detail will be submitted by Lopez Engineering at a later date.  
Comment addressed.   A retaining wall detail has now been submitted.  

12. Sheet C1.21- please describe the ADA access to the office/garage building; it appears the adjacent 
concrete walk is raised and would not allow access. Comment partially addressed. Concrete ramp 
that is described to be used for ADA access to the rear of the building measures to be 16.7% which 
does not meet ADA requirements. The max slope for a ramp can only be 1:12. Comment addressed.  
ADA access to building shall be at front of building. 

13. Sheet C4.01- Provide grades for the western most corners of the proposed parallel ADA parking space.  
In addition, the slopes for the adjacent ramps do not appear to calculate to ADA requirements and 
appear to exceed maximum allowable slope. Comment remains. Based off scaling on the plans the 
slopes for adjacent ramps are 10% and the max slope allowed for ADA requirements is 8.33%.   
Comment addressed.  Ramp slopes are now within ADA slope requirements. 

 
Required Permits and Approvals 

1. A permit from MDOT shall be required for work within the M-59 right of way. 
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2. A permit from RCOC shall be required for work within the Glynn Road right of way. 
3. Approved license agreement from MDOT for the portion of the access aisle (in the M-59 right of way) 

north of the existing office building. 
4. A SESC permit shall be required from OCWRC. 
5. Reciprocal access easement agreement for the eastern on site drive. 
6. A Storm Water Maintenance Agreement shall be required 

 
Recommendation 
 
All of our comments have been addressed and we are now recommending approval of the Site Plan.    

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 
 Jason Hanifen, Fire Marshall, White Lake Township, via email 
 
 
 
X:\Projects\2022\2245\738213 WLT Carter's Plumbing\Admin. Site Plan Review.05\Review.05- Revised.docx 
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June 27, 2023 

 

 

 

Kieft Engineering 

5852 South Main Street, Suite 1 

Clarkston, MI 48346 

 

ATTN:  Casey Leach 

 

RE: Carter’s Plumbing 

Administrative Site Plan – Review #3 

 

Dear Mr. Leach: 

 

Staff reviewed the revised site plan prepared by Kieft Engineering (revision date June 23, 2023).  The following 

comments from the first review letter dated March 23, 2023 and second review letter dated May 10, 2023 are 

listed below.  Responses to the comments are provided in (red). 

 

• The property address listed on the Coversheet is incorrect.  Revise accordingly.  (Comment addressed.  The 

address has been corrected on the revised plans). 

 

• The parcel number listed on the Coversheet, Site Plan Review application, and Letter of Authorization is 

incorrect.  Revise accordingly.  (Comment partially addressed.  The parcel number has been corrected 

on the revised plans and letter of authorization, but a corrected site plan review application has not 

been provided).  (Comment addressed.  The parcel number has been corrected on the application). 

 

• The two preliminary site plan approval rows and the final site plan approval row on the Coversheet shall be 

removed and replaced with “White Lake Township – Community Development Department” and 

“Administrative Site Plan.”  Also revise the Revision Index on the Coversheet accordingly.  (Comment 

addressed.  The approvals listing and revision index have been corrected on the revised plans). 

 

• Submit a copy of the Wetland Delineation and Determination Report referenced on Sheet V1.01.  (Comment 

addressed.  A copy of the report has been submitted). 

 

• Submit a copy of the Due Care Plan referenced on the Coversheet.  (Comment addressed.  A copy of the 

report has been submitted). 

 

• Remove the reference to City Laws within Note 1 of Soil Erosion and Sedimentation Control notes on Sheet 

C0.01.  (Comment addressed – corrected by replacing “City” with “Township” on the revised plans). 
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• Add the words “following receipt of Final Completion Notice from the Oakland County Water Resources 

Commissioner’s Office” at the end of Note 7 of Soil Erosion and Sedimentation Control notes on Sheet C0.01.  

(Comment addressed.  Text added on revised plans). 

 

• The frontage sidewalk along Highland Road shall be constructed to the east and west property lines and 

through the driveways (concrete sections through the approaches).  If the sidewalk is not constructed to the 

east and west property lines, a variance is required from the Zoning Board of Appeals.  (Comment addressed.  

The frontage sidewalk is shown to the east and west property lines, and through the drive, on the revised 

plans). 

 

• Modification of the nonconforming driveway may require variances from the Zoning Board of Appeals.  

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 proposed driveway must also be aligned with the existing 

driveway on the opposite side of the street or offset 455 feet, measured centerline to centerline.  Note the 

Access Management Plan suggests the two easterly site driveways be closed, with access to the site provided 

by the westerly driveway.  Staff recommends closure of the two easterly driveways, improvement of the 

westerly driveway, and construction of a between-site service drive (required) across the property frontage.  

The number of driveways permitted for a site shall be the minimum number necessary to provide safe and 

efficient access for regular traffic and emergency vehicles.  (Comment rescinded.  The westerly driveway 

is proposed to be eliminated.  While contrary to the Access Management Plan, a reduction in driveways 

would bring the nonconforming site access closer to compliance with the Zoning Ordinance access 

management standards; however, access to this site would remain nonconforming after improvements). 

 

• Vehicle parking and storage areas shall be surfaced with asphalt or concrete.  Gravel surfacing requires a 

variance from the Zoning Board of Appeals.  (Comment outstanding.  The Applicant is requesting a 

variance from the Zoning Board of Appeals).  (Comment addressed.  A variance has been granted). 

 

• A variance shall be requested from the Zoning Board of Appeals (variance application submitted) to allow 

parking within the required northerly setback.  (Comment outstanding.  The Applicant is requesting a 

variance from the Zoning Board of Appeals).  (Comment addressed.  A variance has been granted). 

 

• Each individual parking space shall be delineated by dual stripes, two feet apart centered on the dividing lines 

and painted white.  The site plan shall be revised to indicate the required striping.  Additionally, a parking 

stall striping detail shall be provided for the barrier-free space and access aisle as well as the standard space.  

(Comment addressed.  A note indicating the required striping has been added to Sheet C1.01 and a 

detail has been added to Sheet C5.01). 

 

• Width of the proposed parallel parking spaces shall be labeled on the site plan.  See Item g, Page 2 of the DLZ 

review letter dated March 14, 2023 for further comment relative to the parallel parking.  (Comment 

addressed.  The width dimension has been added to the revised plans, and the five-foot-wide sidewalk 

adjacent to the barrier-free parking space may serve as the access aisle). 
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• One-way drives shall be a minimum of 20-feet-wide.  The site plan shall be revised accordingly, or a variance 

is required from the Zoning Board of Appeals.  Note curb and gutter (including gutter pan) shall not be 

included in depth or width measurements – revise accordingly.  (Comment partially addressed.  The 

previous 13-foot drive width has been increased to 20 feet on the revised plans.  The required 12-foot-

wide drive adjacent to the parallel parking spaces is only permitted if the Michigan Department of 

Transportation (MDOT) approves a license agreement for the portion of the access aisle in the right-

of-way.  If a license agreement is not provided, the parallel parking spaces shall not be permitted).  

(Comment remains as a notation). 

 

• DLZ deferred compliance regarding the width of the sidewalk on the west side of the building (Item j, Page 

2 of the DLZ review letter dated March 14, 2023) to the Community Development Department.  If the parking 

spaces adjacent to the aforementioned sidewalk are 18-feet in depth, the sidewalk will not be required to be 

increased to 7-feet in width.  Bumper blocks will not be required if the parking spaces adjacent to the 

aforementioned sidewalk are 18-feet in depth.  (Comment addressed.  The parking spaces along the 

aforementioned sidewalk are proposed with 18-foot depth).  

 

• If a reciprocal access easement does not exist for the cross-access to the east, an easement shall be established 

at this time and submitted to the Township for review and approval.  (Comment remains as a notation.  A 

proposed access easement has been added to the revised plans, and the Applicant stated an easement 

description and sketch would be prepared and submitted to the Township for review and approval if 

the Zoning Board of Appeals grants a variance to allow parking within the required front yard setback).  

(Comment partially addressed.  A variance has been granted and a draft copy of the easement exhibit 

has been provided.  However, an easement agreement has not yet been submitted for review). 

 

• Retaining wall with guardrail details shall be provided for review and approval.  (Comment remains as a 

notation.  The Applicant stated structural engineering and detailing will be prepared and submitted to 

the Township for review following a decision being rendered on the variance requests).  (Comment 

remains as a notation.  The response letter provided to the previous review states structural detailing 

for this retaining wall will be submitted under a separate cover). 

 

• Masonry repair/support wall with guardrail details shall be provided for review and approval.  (Comment 

remains as a notation.  The Applicant stated structural engineering and detailing will be prepared and 

submitted to the Township for review following a decision being rendered on the variance requests).  

(Comment rescinded.  The wall height has been reduced so a guardrail is no longer required). 

 

• The Symbols Legend on Sheet C0.01 does not provide for existing and proposed fencing.  Revise accordingly.  

(Comment addressed.  Fencing has been added to the legend on the revised plans). 
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• The site plan shall denote proposed locations for demolition of existing fencing and construction of new 

fencing.  (Comment remains as a notation.    The Applicant stated a demolition plan will be prepared 

and submitted to the Township for review following a decision being rendered on the variance 

requests).  (Comment addressed.  A demolition plan has been provided).  Fence details for both proposed 

fencing types shall be provided.  (Comment addressed.  Fence details have been added to the revised 

plans).  The site plan notes an 8-foot-tall dogear privacy fence is proposed – verify dogear means vertical slat 

wood fencing.  (Comment addressed.  The Applicant stated dog-ear indicates 1”x6” vertical slat, 

pressure-treated wood).  If one side of a fence has a more finished appearance, the more finished side shall 

face the exterior of the lot.  (Comment addressed.  A note has been added on the landscape plan).  A fence 

permit is required from the Building Official prior to fence installation.  (Comment remains as a notation.  

The Applicant stated a fence permit will be obtained prior to installation).  (Comment remains). 

 

• A variance shall be requested from the Zoning Board of Appeals (variance application submitted) to allow 

fencing to encroach into the Glynn Road right-of-way.  Prior to this variance request being considered, 

approval/permit from the Road Commission for Oakland County shall be obtained and a copy of such 

approval/permit shall be provided to the Township.  (Comment rescinded.  The requested variance, if 

approved, would be conditioned upon obtainment of a RCOC permit for the fence in the right-of-way). 

 

• A 30-foot (opening) single sliding power gate is proposed at the driveway.  Gated vehicular access is subject 

to review and approval by the Fire Department, and a permit is required from the Building Official.  

(Comment remains as a notation.  The Applicant stated required approvals and permits will be 

obtained prior to construction). 

 

• A photometric plan drawn to a scale of not less than 1 inch = 30 feet shall be submitted for review and 

approval.  (Comment addressed.  A photometric plan has been added to the revised plan set).  The 

photometric plan shall be sealed by the person of prepared the plan.  (Comment partially addressed.  In 

2022 the Community Development Director indicated a certified letter from the photometric plan 

design company could suffice in lieu of an engineer’s seal on the drawings.  However, the provided 

certification letter does not verify the Property Owner’s compliance with the photometric plan.  Upon 

completion of the installation of all outdoor light fixtures and prior to release of the Performance 

Guarantee, a registered engineer or architect shall verify in writing to the Community Development 

Department the outdoor lighting was installed in accordance with the approved lighting (photometric) 

plan and in accordance with the LM (Light Manufacturing) outdoor lighting standards found in Section 

5.18.G of the Zoning Ordinance).  Footcandles shall be measured at five feet above grade (the photometric 

plan shall contain a note confirming footcandles are measured at five feet above grade) (comment addressed; 

a note is included on the photometric plan) and only the area of illumination shall be used to calculate 

footcandles.  Complete catalog details (lighting fixture specification sheets) for all luminaries shall also be 

provided.  (Comment addressed.  Cut sheets have been provided). 

o Revise the Statistics table to include footcandle information at the building, driveway, and 

parking area. 

o The footcandle average for the general site exceeds 0.5 footcandle.  Therefore, a variance is 

required from the Zoning Board of Appeals.  The Applicant did not request a variance for 

outdoor lighting, and it is unlikely such a request would be granted.  The photometric plan shall 

be revised so the footcandle average for the general site does not exceed 0.5. 

 

Outdoor lighting comments outstanding.  The response letter provided to the previous review states a 

photometric plan with required updates will be provided in a separate submittal. 
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• Lighting shall be shielded from adjacent properties and designed to reflect continuity with the pedestrian 

orientation of the area.  Floodlights, wall pack units, and other types of unshielded lights, and lights where the 

lens or bulb is visible outside of the light fixture are not permitted except in service areas where the lights will 

not generally be visible by the public or adjacent residential properties.  Lights underneath canopies must be 

fully recessed into the canopy to minimize glare from the light source.  (Comment remains as a notation.  

The Applicant acknowledged complying with the aforementioned standards). 

  

• A variance shall be requested from the Zoning Board of Appeals as the required parking lot landscaping is 

not proposed to be installed.  Revise the parking lot landscaping note on Sheet L1.01 to reference the required 

variance.  (Comment rescinded.  The Applicant incorrectly utilized the commercial/office use schedule 

for parking lot landscaping.  The industrial use schedule applies to this site.  Therefore, sufficient 

parking lot landscaping is proposed). 

 

• A snow storage plan was not provided.  Information on method of snow storage shall be provided (denote 

snow storage areas on the site plan).  Winter maintenance of parking lot landscape islands shall be required 

where heavy applications of salt and de-icing products occur through the use of salt tarps which minimize soil 

absorption and ultimately reduce plant disorders.  (Comment addressed.  Snow storage areas (gravel area 

along west and south side of site) have been indicated on the revised plans). 

 

• No more than two planted trees in a row shall be of the same species.  (Comment addressed.  No required 

trees are planted more than two in a row). 

 

• Within the Highland Road greenbelt, evergreen trees shall be required.  (Comment addressed.  Three White 

Fir trees are proposed in the front greenbelt). 

 

• Note 15 and the tree and shrub planting details on Sheet C5.01 mention mulch.  Per the Zoning Ordinance, 

the mulch product itself shall be at least double-shredded quality.  Revise accordingly.  (Comment 

outstanding.  Contrary to the Applicant’s response letter to the first review, the notes on Sheet L5.01 

have not been revised).  (Comment addressed.  The note and details have been updated accordingly). 

 

• 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.  The irrigation notes on Sheet 

L1.01 shall be relocated to the irrigation plan.  (Comments addressed.  An irrigation plan has been added 

to the revised plan set, and notes have been relocated accordingly). 

 

• A variance shall be requested from the Zoning Board of Appeals as no irrigation is proposed to be installed 

along the east property line.  (Comment outstanding.  The Applicant is requesting a variance from the 

Zoning Board of Appeals).  (Comment addressed.  A variance has been granted).  Revise irrigation note 

1.4 to reference the required variance.  (Comment addressed.  The note has been modified on the revised 

plans). 

 

• Remove note 2.3 under required screening on Sheet L1.01.  (Comment outstanding.  As previously stated, 

this is not a required variance).  (Comment addressed.  The note has been removed). 

 

• Lawn in the Highland Road front yard shall be sod and lawn elsewhere shall be hydroseed or sod.  (Comment 

addressed.  A note has been added to the landscape specifications on Sheet L5.01). 
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• Turfstone permeable pavers shall not be permitted.  If the aforementioned area is intended to provide access 

to the grinder pump, asphalt or concrete surfacing shall be required.  Revise accordingly.  (Comment 

rescinded.  Note turfstone pavers are not considered permeable by the Township). 

 

• The Landscape Schedule on Sheet C5.01 identifies a certain number of White Flowering Dogwoods with 

inconsistent symbols for those plantings depicted on Sheet L1.01.  Revise accordingly.  (Comment 

addressed.  The planting call-outs have been corrected on the landscape plan). 

 

• The sheet number on the landscape details sheet is intended to be labeled L5.01 but is labeled C5.01.  Revise 

accordingly.  (Comment addressed.  The sheet number has been corrected on the revised plans). 

 

• Tree stakes, guy wires, and tree wrap shall be removed after 1 year.  Add note to landscape plan.  (Comment 

addressed.  A note has been added to the landscape specifications on Sheet L5.01). 

 

• Regarding Item u, Page 2 of the DLZ review letter dated March 14, 2023 – all grading details are required at 

this time as this project is an administrative site plan, so there is not preliminary site plan/final site plan/final 

engineering plan.  (Comment remains as a notation.  The Applicant stated final engineering will be 

prepared and submitted to the Township for review following a decision being rendered on the variance 

requests).  (Comment addressed.  A grading plan has been provided). 

 

• Pursuant to the Performance Guarantee Agreement and Zoning Ordinance, connection to the Township 

sanitary sewer system is required.  (Comment addressed.  The site has been connected to the Township 

sanitary sewer system). 

 

• Pursuant to the Performance Guarantee Agreement, the site plan is subject to concurrence by the Michigan 

Department of Environment, Great Lakes, and Energy.  (Comment remains as a notation.  The Applicant 

has acknowledged complying with the aforementioned requirement).  (Comment remains). 

 

• Pursuant to the Performance Guarantee Agreement, the site plan must comply with the Declaration of 

Restrictive Covenant for a Restricted Non-Residential Corrective Action relating to the property.  (Comment 

remains as a notation.  The Applicant has acknowledged complying with the aforementioned 

requirement).  (Comment remains). 

 

The Community Development Director or his designee may approve, approve with conditions, or deny the site 

plan.  Based on the items identified in this letter, the site plan shall be revised and resubmitted.  All site plan 

review submittals following the initial review shall include a response letter detailing the changes made to the 

plan since the previous submittal.  If you have any questions regarding this matter, please contact me at (248) 

698-3300 ext. 177 or by email at justinq@whitelaketwp.com. 

 

Sincerely, 
 

 

Justin Quagliata 

Staff Planner 
 

cc: Sean O’Neil, AICP, Community Development Director 

Hannah Micallef, Community Development 

Michael Leuffgen, DLZ 

Victoria Loemker, DLZ 
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August 30, 2023 

 

 

 

Kieft Engineering 

5852 South Main Street, Suite 1 

Clarkston, MI 48346 

 

ATTN:  Casey Leach 

 

RE: Carter’s Plumbing 

Administrative Site Plan – Review #5 

 

Dear Mr. Leach: 

 

Staff reviewed the revised site plan prepared by Kieft Engineering (revision date August 25, 2023).  The following 

comments from the fourth review letter dated August 21, 2023 are listed below.  Responses to the comments are 

provided in (red). 

 

• The reciprocal access easement (agreement and exhibit) shall be resubmitted for administrative review and 

approval.  The response letter provided to the previous review indicated this would be a separate submittal.  

(Comment addressed.  The revised agreement and exhibit have been provided and are under a separate 

review by the Township Attorney and Engineering Consultant). 

 

• Retaining wall with guardrail details shall be provided for review and approval.  (Comment remains as a 

notation.  The response letter provided to the previous review states structural detailing for this retaining wall 

will be submitted under a separate cover).  (Comment remains as a notation.  A plan for the retaining wall 

has been provided and is under review by the Township Engineering Consultant). 

 

• A 30-foot (opening) (now 24-foot opening) single sliding power gate is proposed at the driveway.  Gated 

vehicular access is subject to review and approval by the Fire Department, and a permit is required from the 

Building Official.  (Comment remains as a notation.  The Applicant stated required approvals and permits 

will be obtained prior to construction).  (Comment remains as a notation.  A revised fire safety plan has 

been provided as directed by the Fire Marshal, and a fence permit application has been submitted to 

the Community Development Department.  A fence permit will be issued when administrative site plan 

approval is granted). 
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• DLZ deferred compliance regarding the sidewalk configuration to the west (Item 1, Page 2 of the DLZ review 

letter dated August 21, 2023) to the Planning Division.  The proposed sidewalk is now shown to extend to the 

west property line; however, there is not a connection to the existing paved shoulder along Highland Road.  

The plan shall be revised to connect the proposed sidewalk to the paved shoulder in order to avoid a 

gap in the pathway.  (Comment addressed.  A connection between the paved shoulder and the proposed 

sidewalk has been added to the revised plans). 

 

• DLZ deferred compliance regarding the barrier-free parking configuration in front of the building (Item 3, 

Page 2 of the DLZ review letter dated August 21, 2023) to the Planning Division.  The Planning Division 

informed the Applicant the five-foot concrete sidewalk next to the building could serve as the loading area. 

 

• DLZ deferred compliance regarding the curb type between the asphalt parking area and gravel yard (Item 4, 

Page 2 of the DLZ review letter dated August 21, 2023) to the Planning Division.  Six-inch straight-faced 

(vertical) curb of concrete construction shall be used where flush curb is currently proposed.  While 

the gravel yard may be used for snow storage, in the LM (Light Manufacturing) zoning district outdoor 

storage of fleet vehicles and outdoor storage of pallets, containers, materials, or products requires 

special land use approval from the Planning Commission.  Flush curbing would further enable those 

uses in the gravel yard and therefore shall not be permitted.  (Comment outstanding.  However, a 

special land use application has been submitted to allow outdoor storage). 

 

Prior to scheduling a pre-construction meeting, the following items shall be addressed:  

 

• Provide documentation evidencing ownership of the property.  (Comment addressed.  A copy of the 

warranty deed has been provided). 

  

• Administrative site plan review and approval (completed administratively).  (Comment remains as a 

notation). 

 

• Revise and resubmit the reciprocal access easement agreement and exhibit.  (See first comment on previous 

page). 

 

• Review and approval of the retaining wall design.  (See second comment on previous page). 

 

• Provide site inspection fees (payable at the pre-construction meeting). 

o In order to calculate the required escrow deposit for site inspection fees, provide a construction cost 

estimate sealed by the design engineer or the signed construction contract for the improvements.  

(Comment addressed.  Copies of signed construction contracts have been provided). 

  

• Provide Certificates of Insurance listing DLZ and the Township as Additional Insured.  (Comment 

addressed.  Copies of Certificates of Insurance have been provided). 

o XCU (Explosion, Collapse, and Underground) coverage must be provided. 

 

• Five (5) hard copies of the final plans must be brought to the pre-construction meeting for signing/stamping.  

(Comment remains as a notation). 
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The Community Development Director or his designee may approve, approve with conditions, or deny the site 

plan.  Based on the items identified in this letter, there are still outstanding items needing to be addressed prior to 

taking action on the administrative site plan and scheduling a pre-construction meeting.  All site plan review 

submittals following the initial review shall include a response letter detailing the changes made to the plan since 

the previous submittal.  If you have any questions regarding this matter, please contact me at (248) 698-3300 ext. 

177 or by email at justinq@whitelaketwp.com. 

 

Sincerely, 

 

 
 

Justin Quagliata 

Staff Planner 

 

cc: Sean O’Neil, AICP, Community Development Director 

Hannah Micallef, Community Development 

Michael Leuffgen, DLZ 

Victoria Loemker, DLZ 
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WHITE LAKE TOWNSHIP 
ZONING BOARD OF APPEALS 

 

REPORT OF THE  
COMMUNITY DEVELOPMENT DEPARTMENT  

 
 
TO:  Zoning Board of Appeals 
 
FROM: Justin Quagliata, Staff Planner 
 
DATE: May 25, 2023 
 
 
 
Agenda item: 8f 
 
 
Appeal Date: May 25, 2023 
  
 
Applicant:  Kieft Engineering – Casey Leach, P.E. 
  
   
Address:  5852 S. Main Street, Suite 1 
   Clarkston, MI 48346 
 
   
Zoning:  LM Light Manufacturing 
 
 
Location: 10431 Highland Road 
 White Lake, MI 48386 
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Property Description   
 
The approximately 1.38-acre parcel identified as 10431 Highland Road is located on the 
south side of Highland Road, east of Teggerdine Road, and zoned LM (Light 
Manufacturing). 
 
Applicant’s Proposal 
 
Kieft Engineering – Casey Leach, P.E., the Applicant, on behalf of property owner 
CAMQ Properties, LLC, is proposing to complete site improvements. 
 
Planner’s Report 
 
The requested variances are listed in the following table. 
 

Variance # Ordinance Section Subject Standard Requested Variance Result 

1 Article 5.11.A.iv Parking setback 20 feet  
(front yard) 13 feet 7 feet 

2 Article 5.11.Q.xi 
Off-Street 

Parking Space 
Surface Standards 

Asphalt or 
concrete 

Gravel surfacing along 
the west and south 

property lines 

Gravel surfacing 
along the west 

and south 
property lines 

3 Article 5.19.B.iii.a Irrigation 
Requirements 

All required 
landscape 

areas in excess 
of 200 square 

feet 

Forgo irrigation in all 
lawn along the east 

property line 

No irrigation in 
all lawn along 

the east property 
line 

4 Article 5.12 
Fences, Walls and 
Other Protective 

Barriers 

No fencing 
within road 
right-of-way 

Construct approximately 
40 linear feet of fencing 
within the Glynn Road 

right-of-way 

Approximately 
40 linear feet of 
fencing within 

the Glynn Road 
right-of-way 

 
The variances are being processed concurrently with the administrative site plan review.  
The review letter for the administrative site plan (attached) may be referenced for a more 
complete overview of the project.  At its July 19, 2022 meeting the Township Board 
approved a Performance Guarantee Agreement, which established conditions needing to 
be met in order for Carter’s Plumbing to occupy the property.  The Township Board 
packet item regarding the Performance Guarantee Agreement is attached for reference. 
 
Variance #1: Off-street parking for nonresidential uses may be permitted in a required 
front yard setback except for the first 20 feet which must be landscaped in conformance 
with the standards of the Zoning Ordinance.  A 13-foot variance is requested to allow 
three parking spaces within the setback. 
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Variance #2: Vehicle parking and storage areas must be surfaced with asphalt or 
concrete.  Gravel surfacing is proposed along the west and south sides of the property. 
 
Variance #3: All required landscape areas in excess of 200 square feet must be irrigated.  
A variance is requested to waive installation of irrigation in all lawn along the east 
property line. 
 
Variance #4: A privacy fence along Glynn Road is proposed to be replaced.  Fencing 
cannot be installed in road right-of-way without approval by the Road Commission for 
Oakland County (RCOC) and a variance from the Zoning Board of Appeals.  The 
Applicant acknowledged if this variance request is approved it must be conditioned on 
obtaining a permit from the RCOC to allow the fence encroachment.  Approximately 40 
linear feet of fencing is proposed within the Glynn Road right-of-way. 
 
Zoning Board of Appeals Options: 
 
Approval:  I move to approve the variances requested by Kieft Engineering – Casey 
Leach, P.E. from Article 5.11.A.iv, Article 5.11.Q.xi, Article 5.19.B.iii.a, and Article 
5.12 of the Zoning Ordinance for Parcel Number 12-22-252-022, identified as 10431 
Highland Road, in order to allow parking 13 feet within the required setback from the 
front property line, gravel surfacing along the west and south property lines, no irrigation 
in all lawn along the east property line, and fence encroachment in the Glynn Road right-
of-way.  This approval will have the following conditions:  
 
• The Applicant shall obtain all necessary permits from the White Lake Township 

Building Division. 
 

• The Applicant shall receive administrative site plan approval from the Township. 
 

• Prior to the provision of parking within the required setback from the front property 
line, the Applicant shall receive a license agreement from the Michigan Department 
of Transportation (MDOT) and provide a copy of said license agreement to the 
Community Development Department. 

 
• Prior to the installation of fencing in the Glynn Road right-of-way, the Applicant shall 

obtain the required Road Commission for Oakland County (RCOC) permit and 
provide a copy of said permit to the Community Development Department. 

 
• The Glynn Road access point/driveway shall be removed and converted to lawn and 

landscaped in accordance with the site plan. 
 
• Any future modification to site access, except for modification in compliance with the 

Zoning Ordinance, shall require approval of the Zoning Board of Appeals. 
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Denial:  I move to deny the variances requested by Kieft Engineering – Casey Leach, 
P.E. for Parcel Number 12-22-252-022, identified as 10431 Highland Road, due to the 
following reason(s): 
 
 
Postpone:  I move to postpone the appeal of Kieft Engineering – Casey Leach, P.E. to 
a date certain or other triggering mechanism for Parcel Number 12-22-252-022, 
identified as 10431 Highland Road, to consider comments stated during this hearing. 
 
 
Attachments: 
 
1. Variance application dated March 3, 2023. 
2. Applicant’s written statement dated April 28, 2023. 
3. Administrative site plan review letter dated May 10, 2023. 
4. Performance Guarantee Agreement staff report and attachments dated July 15, 2022. 
5. Administrative site plan (revision date April 28, 2023). 
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WHITE LAKE TOWNSHIP 
TOWNSHIP BOARD 

 

REPORT OF THE   
COMMUNITY DEVELOPMENT DEPARTMENT  

 
TO:  Township Board 
 
FROM: Justin Quagliata, Staff Planner 
 
DATE: July 15, 2022 
 
RE:  Performance Guarantee Agreement – Carter’s Plumbing 
 

 

CAMQ Properties LLC (CAMQ) owns the property addressed as 10431 Highland Road, 

and the building and site are proposed to be occupied by Carter’s Plumbing.  In April 

2022 the Township was made aware of unpermitted construction activity within the 

building.  The Building Official, after a site visit, required Carter’s Plumbing to apply for 

the necessary permits for such work.  On June 9, 2022 the Director of Public Services 

witnessed excavation of the ground and the installation of a stormwater system.  Such 

improvements were being made without site plan review and approval by the Township, 

and without the proper agency permits.  Piping, structures, and other elements of the 

drain system were ordered removed.  The site is a registered contaminated facility and a 

Declaration of Restrictive Covenant (DRC) for a Restricted Non-Residential Corrective 

Action relating to the property is in effect.  Enforcement of the DRC is completed by the 

Michigan Department of Environment, Great Lakes, and Energy (EGLE). 

 

Any change of use/new occupancy must be reviewed and approved by the Township.  

Completion of required site improvements – including, but not limited to, parking lot 

paving, utilities, exterior lighting, landscaping, sidewalks, and fencing – is a requirement 

for a Certificate of Occupancy.  Carter’s Plumbing is requesting Township Board 

approval to occupy the building and site prior to the completion of the following: 

 

• Submission of an engineered site plan for the parking lot which includes the layout, 

design and construction including paving, stormwater drainage, wetlands protection, 

landscaping and screening and fencing (subject to approval by the Township and 

concurrence by the Michigan Department of Environment, Great Lakes, and Energy 

per applicable law). 

 

• Connection to the municipal sanitary sewer system. 

 

• Compliance with the Township’s code of ordinances and zoning ordinances, the 

DRC, and other applicable laws.  
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Carter’s Plumbing is also proposing the temporary placement of gravel (see attached 

gravel plan) to serve as a parking area on the west side of the building.  The gravel plan 

does not meet the requirements of the zoning ordinance to even be reviewed by the 

Township.   Additionally, the zoning ordinance requires the entire parking area, including 

parking spaces and maneuvering lanes, to be provided with asphalt or concrete surfacing; 

gravel parking lots are prohibited.  In the short-term, filling the trench dug on the 

property with the removed soils, disposing of the stockpiled broken pavement at a 

landfill, and covering the site in gravel is acceptable to EGLE.  The long-term solution is 

repaving with asphalt in a manner that would encapsulate the contamination/prevent it 

from migrating and manage stormwater.  When a site plan is submitted, the Township 

Engineering Consultant will have to consider whether managing parking lot runoff by 

sheet flow rather than subgrade stormwater structures is appropriate given the 

requirements of the DRC.  However, the proposed improvements must be completed in 

compliance with Township ordinances and other applicable requirements, including the 

Oakland County stormwater engineering design standards.  Although there are 

restrictions associated with the former underground storage tank regulated by EGLE, 

those restrictions do not eliminate the need for compliance with requirements from any 

other entities, nor does the DRC supersede any other entities’ authority, regardless of 

level.  EGLE’s concurrence with the proposed gravel plan and related activities is not a 

substitute for compliance with other requirements. 

 

In order to occupy the building and site prior to the completion of required site 

improvements, Carter’s Plumbing is requesting Township Board approval of a 

Performance Guarantee Agreement (attached).  As outlined in the Agreement, a $100,000 

guarantee would be deposited with the Township to ensure completion of the 

improvements.  The Agreement was prepared by the Petitioner’s legal counsel, and 

reviewed by the Township Attorney and staff.  If the Township Board approves the 

Agreement, as a condition the Board must also prescribe the period of time within 

which the improvements must be completed.  Exhibit C will also need to be updated 

with a clean certificate of insurance (photo of the certificate is unacceptable). 

 

Attachments 

1. Declaration of Restrictive Covenant for a Restricted Non-Residential Corrective 

Action (State I.D.# RC-RRD-213-10-042). 

2. Site photos taken on June 9, 2022. 

3. Performance Guarantee Agreement. 
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DECLARATION OF RESTRICTIVE COVENANT

FOR A RESTRICTED NON- RESIDENTIAL CORRECTIVE ACTION

MDEQ Reference No: RC- RRD- 213- 10- 042

This Declaration of Restrictive Covenant ( Restrictive Covenant) has been recorded with the Oakland

County Register of Deeds to protect public health, safety, and welfare, and the environment by
prohibiting or restricting activities that could result in unacceptable exposure to regulated substances
present at the Property located at 10431 Highland Road, Charter Township of White Lake, Oakland
County, Michigan and legally described in the attached Exhibit 2 ( Legal Description of the Property). 
Exhibit 3 ( Survey of Property) provides a survey of the Property that is subject to the land and/ or
resource use restrictions specified in this Restrictive Covenant. 

The Property is associated with the Former Oscar W. Larson Company Property ( Facility ID Number
00013183 for which a Closure Report (CR) was completed under Part 213, Leaking Underground
Storage Tanks, of the Natural Resources and Environmental Protection Act, 1994 PA 451, as
amended ( NREPA), MCL 324.21301 et seq. Corrective actions that were implemented to address
environmental contamination are fully described in the CR dated August 19, 2015. A copy of the CR
is available from the Michigan Department of Environmental Quality (MDEQ), Remediation and
Redevelopment Division ( RRD) District Office. f

The Property described contains regulated substances in excess of the concentrations developed as
the unrestricted residential cleanup crlte

i

ander Section 21304a( 2) of the NREPA. The MDEQ
recommends that prospective purchasers of users of this Property undertake appropriate due
diligence prior to acquiring or using this Property, and undertake appropriate actions to comply with
the requirements of Section 21304c of the NREPA. 

Part 213 requires the recording of this Restrictive Covenant with the Oakland County Register of
Deeds based upon the corrective action measures for the site to: 1) restrict unacceptable exposures

to regulated substances located on the Property; 2) assure that the use of the Property is consistent
with the exposure assumptions used to develop cleanup criteria under Section 21304a( 2) of the
NREPA; and 3) assure the exposure control measures relied upon in the CR are effective. 

The restrictions contained in this Restrictive Covenant are based upon information available at the

time the corrective action was implemented by the Oscar W. Larson Company. Failure of the
corrective action to achieve and maintain the cleanup criteria, exposure controls, and requirements
specified in the CR; future changes in the environmental condition of the Property; changes in the
cleanup criteria developed under Section 21304a( 2) of the NREPA; the discovery of environmental
conditions at the Property that were not accounted for in the CR; or use of the Property in a manner
inconsistent with the restrictions described herein may result in this Restrictive Covenant not being
protective of public health, safety, and welfare, and the environment. The adequacy of the corrective
action undertaken pursuant to the CR may not have been reviewed by the MDEQ. 

OK - ATI

DEG Environmental Assistance Center www. michigan. gov/ deq
Phone: 800- 662- 9278 EOP3854 ( 412013) 
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Definitions

For the purposes of this Restrictive Covenant, the following definitions shall apply: 

MDEQ" means the Michigan Department of Environmental Quality, its successor entities, and those
persons or entities acting on its behalf. 

Owner" means at any given time the then -current title holder of all or any portion of the Property. 

Property" means the real property as described in Exhibit 2 ( Legal Description of the Property) of
this Restrictive Covenant that is subject to the restrictions, terms and conditions described herein. 

All other terms used in this document which are defined in Part 3, Definitions, of the NREPA and Part

213 of the NREPA, shall have the same meaning in this document as in Part 3 and Part 213 of the
NREPA, as of the date this Restrictive Covenant is filed. 

Summary of Environmental Conditions and Corrective Action. 

Hazardous substances including benzene, toluene, ethyl benzene, xylenes, naphthalene and
trimethylbenzenes were released from an underground storage tank system resulting in
contamination of the Property. Soil and groundwater contamination remain present at levels that do
not allow for an unrestricted use of the Property. Specifically, concentrations of regulated
substances remain present in the groundwater in excess of the nonresidential drinking water
cleanup criteria. This potential exposure risk has been addressed by preventing the use of the
groundwater for ingestion and Irrigation. 

Residual ( or mobile) Light Nonaqueous- Phase Liquid ( LNAPL),, including gasoline were properly
characterized using a Conceptual Site Model in accordance with American Society for Testing and
Materials ( ASTM) designation E 2531- 06 E1, and will remain in place. The LNAPL exists below the

ground surface at a depth of 1. 5 to 4 feet. The location of the LNAPL in the attached Exhibit 3

Survey of the Property and Limits of Land or Resource Use Restrictions) describes and provides
the location of the institutional control and the horizontal and vertical extent of the LNAPL is shown in

Exhibit 3- 1. The restrictions provided for in this Restrictive Covenant serve to prevent unacceptable

exposure to hazardous substances as a result of the conditions created by the presence of the
LNAPL soil and/ or groundwater contaminant concentrations that exceed the unrestricted residential
criteria under Section 21304x( 2) of the NREPA. 

DEQ Environmental Assistanoe Center www.michigen. gov/deq
Phone: 800882- 9278 EOP3854 ( 4/ 2013) 
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NOW THEREFORE, 

1. Declaration of Land or Resource Use Restrictions. 

The Oscar W. Larson Company, with the express written permission of the Owner of the
Property hereby declares and covenants that the Property shall be subject to the following
restrictions and conditions: 

a. Prohibited Land Uses: The Owner shall prohibit all uses of the Property as described in
Exhibit 3 ( Survey of Property and Limits of Land or Resource Use Restrictions) that are not
compatible with or are inconsistent with the assumptions and basis for the nonresidential

cleanup criteria established pursuant to Section 21304a( 2) of the NREPA. Uses that are
compatible with nonresidential cleanup criteria are generally described in Exhibit 4
Description of Allowable Uses). At the time of recording of this Restrictive Covenant, the

Charter Township zoning code designation allowed for the following residential uses that are
not compatible with the nonresidential cleanup criteria and are therefore prohibited by this
Restrictive Covenant ( Special Land Uses - Nursery School, Group Adult and Child Care
Centers). Cleanup criteria for land -use based response activities are located in the
Government Documents Section of the State of Michigan Library. 

b. Prohibited Activities to Eliminate Unacceptable Exposures to Regulated Substances. The

Owner shall prohibit activities on the Property that may result in exposures above levels
established in the CR. These prohibited activities include

1) The construction and usQ, Qfiwells. or other devices on the Property to extract
groundwater for consumption, irrigation, or any other purpose, except as provided
below: 

a) Wells and other devices constructed for the purpose of evaluating groundwater
quality or to remediate subsurface contamination associated with a release of
regulated substances into the environment are permitted provided the construction
of the wells or devices complies with all applicable local, state, and federal laws and

regulations and does not cause or result in a new release, exacerbation of existing
contamination, or any other violation of local, state, or federal laws or regulations. 

b) Short-term dewatering for construction purpot}es is permitted provided the
dewatering, including management and disposal of the groundwater, is conducted in
accordance with all applicable local, state, and federal laws and regulations and

does not cause or result in a new release, exacerbation of existing contamination, or
any other violation of local, state, and federal environmental laws and regulations. 

2) The construction of new structures, unless such construction incorporates engineering
controls designed to eliminate the potential for subsurface vapor phase hazardous
substances to migrate into the new structure at concentrations greater than applicable

criteria; or, unless prior to construction of any structure, an evaluation of the potential for
any hazardous substance to volatilize into indoor air assures the protection o f persons
who may be present in.! g.4ttildings and is, in compliance with Section 21304c of the
NREPA. 

c. Prohibited Activities to Ensure Effectiveness and Integrity of the Corrective Action. The
Owner shall prohibit activities on the Property that may interfere with any element of the CR, 
including the performance of operation and maintenance activities, monitoring, or other
measures necessary to ensure the effectiveness and integrity of the CR. 

DEQ Environmental Assistance Center www.michigan. gov/deq
Phone: 800-662- 9278 E0123064 ( 4/ 2013) 
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2. Contaminated Soil Management. The Owner shall manage all soils, media, and/or debris located

on the Property in accordance with the applicable requirements of Sections 21304b of the NREPA; 
Part 111, Hazardous Waste Management, of the NREPA; Subtitle C of the Resource Conservation

and Recovery Act, 42 USC Section 6901 of seq.; the administrative rules promulgated thereunder; 
and all other relevant state and federal laws. 

3. Access. The Owner grants to the MDEQ and the Oscar W. Larson Company, and their
designated representatives, the right to enter the Property at reasonable times for the purpose of
determining and monitoring compliance with the CR, including the right to take samples, inspect the
operation and maintenance of the corrective action measures and inspect any records relating to
them, and to perform any actions necessary to maintain compliance with Part 213 and the CR. The
right of access provided to the Oscar W. Larson Company above is not required under Part 213 for
the corrective action to be considered approved. This provision was agreed to by the Owner at the
time the Restrictive Covenant was recorded. Accordingly, The MDEQ will not enforce the Owner' s
obligation to provide access to Oscar W':,Larson Company. 

4. Conveyance of Property Interest. A conveyance of title, easement, or other interest in the
Property shall not be consummated by the Owner without adequate and complete provision for
compliance with the terms of the CR, and this Restrictive Covenant. A copy of this Restrictive
Covenant shall be provided to all future owners, heirs, successors, lessees, easement holders, 

assigns, and transferees by the person transferring the interest in accordance with Section
21310a( 2)( c) of the NREPA. 

5. Audits Pursuant to Section 21315 of the NREPA. This Restrictive Covenant is subject to audits in

accordance with the provisions of Section 21315 of the NREPA,. and such an audit may result in a
finding by the MDEQ that this Restrictive Covenant is not protective of the public health, safety, and
welfare, and the environment. 

6. Term of Restrictive Covenant. This Restrictive Covenant shall run with the Property and is binding
on the Owner; future owners; and their successors and assigns, lessees, easement holders, and any
authorized agents, employees, or persons acting under their direction and control. This Restrictive
Covenant shall continue in effect until it is determined that the regulated substances no longer

present an unacceptable risk to the public health, safety, or welfare, or the environment. Improper
modification or rescission of any restriction necessary to prevent unacceptable exposure to
regulated substances may result in the need to perform additional corrective actions by those parties
responsible for performing corrective action at the Property or to comply with Section 21304c of the
NREPA. ' N ,.i ., 

7. Enforcement of Restrictive Covenant. The State of Michigan, through the MDEQ, and the Oscar

W. Larson Company may individually enforce the restrictions set forth in this Restrictive Covenant by
legal action in a court of competent jurisdiction

B. Severability. If any provision of this Restrictive Covenant is held to be invalid by any court of
competent jurisdiction, the invalidity of that provision shall not affect the validity of any other
provision of this Restrictive Covenant, which shall continue unimpaired and in full force and effect. 

DEQ Environmental Assistance Center www. michigan. gov/ deq
Phone: 800. 662- 9278 EOP3864 ( 411013) 
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9. Authority to Execute Restrictive Covenant. The undersigned person executing this
Restrictive Covenant is the Owner, or has the express written permission of the Owner
Amcomm Telecommunications, and represents and certifies that he or she is duly authorized
and has been empowered to execute and record this Restrictive Covenant. 

IN WITNESS WHEREOF, the Oscar W. Larson Company has caused this Restrictive Covenant, 
RC- RRD- 213- 10- 042, to be executed on this 17 1 h day of August, 2015. 

Oscar W. Larson Company

By: 
igZature 

i
Name:, J-,i An es C, f .. 

Print or Type Name

Its: E
Title

STATE OF MICHIGAN
COUNTY OF OAKLAND

The foregoing instrum nt was acknowledged before me this date, August / 1 , 2015 by Mr. 
James Lintol, L V T of the Oscar W. Larson Company, a corporation within the
State of Michigan, on behalf of the corporation. 

Lta 4&' 
Notary ` blic Signature

r = Printed Name

STACY ANNE ROBERTS

Notary Public, Oakland County, Michigan
My Commission Expires Oct. 12, 2016

Prepared by: 
Jerome Meyer - Senior Project Scientist - Innovative Environmental Solutions, Inc. 

When recorded return to: 

Jerome Meyer - Innovative Environmental Solutions, Inc. - 510 Brighton Rd, Howell, MI 48843

DEQ Environmental Assistance Center
www.michigen. gov/deq

Phone: 800- 662- 9278
EQP3854 ( 4/ 2013) 
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EXHIBIT 1

CONSENT OF OWNER

I, John Ramonaitis, Member of High -Five Investments, LLC, the current and legal Owner of the
Property, do hereby consent to the recording of this Restrictive Covenant, RC- RRD- 213- 10- 042, 
and authorize the Oscar W. Larson Company to file the Restrictive Covenant with the Oakland
County Register of Deeds for recording. 

High -Five Investments, LLC

By: _ a,_ ___;7Z_=> 
Si ure

Name: .% 0V%X-,1

Print or Type Name

Its: V 1 L(- Qt'S'& VCV

Title

STATE OF MICHIGAN
COUNTY OF OAKLAND

The foregoing instrume t was acknowledged before me this date, August tj , 2015 by Mr. John Ramonaitis V - of High -Five Investments, LLC, a Limited Liability Corporation within
the State of Michigan, on behalf of the corporation. 

JESSICA PAYNTER^ C% -- 

Notary Public - Michigan Not ry Public Signature
Oakland County SS', ', n4<, v' Printed Name

My Commission Expires Apr 5, 2018
Acting in the County of ( DO, 1L C

DEQ Environmental Assistance Center
vA•Av michigan gov/ deqPhone 800662- 9278

LOP3654 j4 20t3y
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EXHIBIT 2

LEGAL DECRIPTION OF PROPERTY

DEQ Environmental Assistance Center www. michigan. gov/ deq
Phone: 800-882-9278 EOP3854 (412013) 
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LEGAL DESCRIPTION FOR THE

AMCOMM TELECOMMUNICATION, INC. PROPERTY

10431 HIGHLAND ROAD, WHITE LAKE, MICHIGAN

The legal description of the property is as follows: 

T3N, R8E, SEC 22 LARSON ACRES LOTS 3, 4 & 5, ALSO LOTS 13 & 14, ALSO PART OF

LOT 15 BEG AT SW LOT COR, TH E 3. 70 FT, TH N 07- 35- 41 W 30. 41 FT, TH S 31. 20 FT

TO BEG 6- 7- 01 FR003, 004, 005, 012& 013

The parcel identification number for the property, according to the White Lake Township
Assessor' s Office, is as follows: 12- 22- 252022. 
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EXHIBIT 3

SURVEY OF THE PROPERTY

OR

SURVEY OF THE PROPERTY

AND LIMITS OF LAND OR RESOURCE USE RESTRICTIONS

DEQ Environmental Assistance Center www. michigen. gov/ deq
Phone: 8tm-682-9278 EOP3854 ( 4/ 2013) 
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CERTIFICATE OF SURVEY

Thomas M. Smith PI LONE 625. 3276
7559 Olde Sturbridge
Clarkston, MI 46016

SURVEY FOR
OSCAR 11. LARSON Co. DATE

9- 4- 9) 

ADDRESS DIXIE HIOIINAY JOB NO. 97- 0904

NG1<IL40 TNP., KI
AEv. 9- 14- Wh66 51.dge1

sPXi
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EXHIBIT 4

DESCRIPTION OF ALLOWABLE USES

Nonresidential Land Use: This land use is characterized by any use which is not residential in
nature and is primarily characterized by industrial and commercial uses. Industrial uses
typically involve manufacturing operations engaged in processing and manufacturing of
materials or products. Other examples of industrial uses are utility companies, industrial
research and development, and petroleum bulk storage. Commercial uses include any
business or income- producing use such as commercial warehouses, lumber yards, retail gas
stations, auto dealerships and service stations, as well as office buildings, banks, and

medical/ dental offices ( not including hospitals). Commercial uses also include retail businesses

whose principal activity is the sale of food or merchandise within an enclosed building and
personal service establishments which perform services indoors such as health clubs, 

barber/ beauty salons, photographic studios, etc. 

Any residential use is specifically prohibited from the non-residential land use category. This
would include the primary use of the property for human habitation and includes structures such
as single family dwellings, multiple family structures, mobile homes, condominiums, and
apartment buildings. Residential use is also characterized by any use which is intended to
house, educate, or provide care for children, the elderly, the infirm, or other sensitive
populations, and therefore could include day care centers, educational facilities, hospitals, elder
care facilities, and nursing homes. The use of any accessory building or portion of an existing
building as a dwelling unit permitted for a proprietor or storekeeper and their families, located in
the same building as their place of occupation, or for a watchman or caretaker is also prohbited. 
Any authority that allows for residential use of the Property as a legal non -conforming is also
restrcited per the prohibitiions contained in this restrictive covenant. 

DEQ Environmental Assistance Center www. michigan. gov/deq
Phone: 800-662- 9278 EOP3854 (412013) 
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DEQMICHIGAN DEPARTMENT OF ENVIRONMENTAL QUALITY

REMEDIATION AND REDEVELOPMENT DIVISION

PO BOX 30426, LANSING, MI 48909- 7926, Phone 517- 284- 5087, Fax 517- 241- 9581

NOTICE TO LOCAL UNIT( S) OF GOVERNMENT OF LAND USE RESTRICTIONS
ThIs inkmWion and Corm is required under Sections 21310a( 5) and 21316 of Part 213, Leaking Underground Storage Tanks, of the Natural
Resources and Environmental Protection Act, 1994 PA 451, as amended. 

INSTRUCTIONS: A person that implements corrective action activities that relies on land use restrictions shall provide notice of the
land use restrictions that are part of the corrective action plan to the local unit of government in which the site is located within 30

days of ling of the land use restrictions with the county register of deeds. 
1) Use this form to provide notice of land use restrictions that are part of the corrective action pian to the Local Unit( s) of

Government ( LUG). 

2) Send the notice to the city, village, or township cleric. Provide a copy to the County/ District Health Department if groundwater
exceeds Tier 1 residential screening levels. 
3) Submit a copy of the notice and proof of providing the notice with the Closure Report ( EQP4452) to the appropriate RRD District

Office. See www. michiaan. gov/ rrdof6cemao for a complete list of RRD District and Field Offices. 

This notice does not constitute a warranty or representation of any kind by the Stale of Michigan that the corrective actions
performed in accordance with this notice will result in the achievement of the remedial criteria established by law, or that the property
Is suitable for any particular use. 

Dtilalso-zii) co-- wW Y mAa_ u 4wlso"J
Name of Local Unit of Government Name of Local Unit of Government Name of Local Unit of Government

Notice to the Local Unit of Government Receiving this Form: 
A corrective action plan for the site named below has been developed as a result,of a release of regulated substances from an

underground storage tank. This form and the attachments are to provide the keel units) of government notice of the land use

restrictions that are part of the corrective action plan. A copy of the institutional control mechanism(s) in the form of a Corrective
Action Notice to Register of Deeds, and/ or Restrictive Covenant, and/ or alternate mechanism is/ are attached. The attached

institutional control mechanism(s) describes the land use restrictions and the land where the restrictions apply. 

Facility ID: p O O It 1: 511
Owner or Operator: it1. N 1FL%f L, tv CMF ( 5

r
iy _. G

Site Name: T-c3Zmf9- S01'. C-DPJ?braK P OPect!z t̀

Site Address: 1 o Llys k Rt" Lhw &"' 9--OAb City: W CCS. LAVE' LuW State: MI Zip: 

Contact Person y\ Nt'(V Sa-kv"( Z. 

Phone Number: agZ--4ccL'B? a6& mail: M5CE1 Lr Z4? MCorJrJ. 0 M

Mailing Address: 1 bc131 t-lWMVAAoib P-DA,b

City: t, 1ek LCE l A(-£ ' UAjP State M,1 Zip: 3 $ 

Qualified Underground Storage Tank Consultant: <, N Nov a sty £ Qo N NL NTA..I_ vo vttD 3)1s C, 

Address: SLC 611-LOCQI, ft -06A

City: E- tvc-ONLLk- State Zip: L($ g 3

Contact Person • ci fJLDKf- M ìXfP- 

PhoneNumber: Sl' i-S l- 1 rt3 email:, n tckf 4fS-> au lta r[ a. l

I hereby attest to the accuracy of the statements in this document and all attachments. I further certify that the
language on this form has not been modified. 

sit- l t5

Owner or Operat gnature Gate

EQP4023 (Rev 1219/ 2013) 
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PERFORMANCE GUARANTEE AGREEMENT 

 

 

THIS PERFORMANCE GUARANTEE AGREEMENT (this “Guarantee”) is made as 

of the 20thth day of July 2022 (the “Effective Date”) by and between the Charter Township of 

White Lake (the “Township”), whose address is 7525 Highland Road, White Lake, Michigan 

48383 and CAMQ Properties LLC, a Michigan limited liability company, whose address is 10431 

Highland Road, White Lake, Michigan 48386 (“CAMQ”) (collectively referred to as the 

“Parties”). 

 

RECITALS 

 WHEREAS CAMQ owns certain commercial property commonly known as 10431 

Highland Road, White Lake, Michigan 48386 (the “Property”), as more particularly described on 

attached Exhibit A, which will be occupied by Carter’s Plumbing LLC (“Carter”) and has applied 

for various permits from the Township; and 

 

 WHEREAS CAMQ has contracted with Carter’s Plumbing LLC to make certain 

improvements to the Property as provided herein; and 

 

  WHEREAS CAMQ through Carter has applied for various permits to improve the 

Property, passed all inspections related to the main building and is seeking a temporary certificate 

of occupancy; and 

 

 WHEREAS CAMQ through Carter has hired KIEFT Engineering to prepare an engineered 

site plan for improvements to the Property; and 

 

 WHEREAS the parties acknowledge the existence of a Declaration of Restrictive 

Covenant for a Restricted Non-Residential Corrective Action relating to the Property which has 

been recorded with the Oakland County Register of Deeds on August 18, 2015 in Liber 48510 

Page 245 (the “DRC”); and 

 

 WHEREAS the Township requires this Guarantee and a One Hundred Thousand Dollar 

($100,000.00) Cash Deposit to be delivered into escrow with the Township (the “Deposit”), before 

the issuance of a temporary certificate of occupancy, to ensure CAMQ completes the following 

improvements:  1) temporary placement of gravel in the parking area, if approved by the Township 

Board; 2) obtains an engineered site plan for the parking lot layout, design and construction, 

including paving, stormwater drainage, wetlands protection, landscaping and screening and 

fencing;  3) connects to the municipal sanitary sewer system; and 4) complies with the Township 

code of ordinances and zoning ordinances and other applicable law applicable to the improvements 

required under this Agreement; and 

 

 WHEREAS the Township has issued a Temporary Certificate of Occupancy to CAMQ 

for the Property on July____, 2022 conditioned upon the execution of this Guarantee by the Parties 

and delivery of the Deposit to the Township.  

 

NOW THEREFORE, in consideration of the foregoing recitals and the mutual obligations 

of the Parties hereto, each of them does hereby covenant and agree as follows: 
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AGREEMENT 

 

1. Obligations.  CAMQ shall comply with the provisions of and perform and discharge 

the obligations contained in or arising from this Guarantee, as supplemented and amended from 

time to time by agreement of the Parties, including without limitation: 1) depositing in escrow with 

the Township the sum of One Hundred Thousand Dollars ($100,000.00) via certified or cashier’s 

check or their equivalent; 2) if approved by the Township Board, the temporary placement of 

gravel in the parking area as more fully described in attached Exhibit C (Temporary Gravel Plan); 

3) submission of an engineered site plan for the Property’s parking lot which includes the layout, 

design and construction including paving, stormwater drainage, wetlands protection, landscaping 

and screening and fencing (subject to approval by the Township and concurrence by the Michigan 

Department of Environment, Great Lakes, and Energy per applicable law); 4) connection to the 

municipal sanitary sewer system; and 5) compliance with the Township’s code of ordinances and 

zoning ordinances, the DRC and other applicable laws.  CAMQ shall complete all work identified 

in this Paragraph 1 within the time period established by the Township Board. 

 

2. 2. Default; Right to Cure.  If CAMQ defaults in the performance of its 

obligations under this Guarantee, the Township shall notify CAMQ in writing that it is in default, 

provided such notice details the specific reasons for the default and is delivered to CAMQ in 

accordance with the notice provisions contained in this Guarantee.  If CAMQ fails to cure such 

claimed default or provide proof that it is not in default within thirty (30) days of receipt of such 

notice, then the Township shall have the right to pursue all legal or equitable remedies available 

to it, including but not limited to,  the use of the Deposit to complete the improvements through 

contracts with third parties in accordance with applicable law, including specifically the right to 

enter upon the Property to make the improvements. In the event the Township uses the Guarantee 

to complete the required improvements, any amounts remaining after completion of the 

improvement(s) shall be applied first to the Township’s administrative costs in completing the 

work.  Any balance remaining after the cost of the improvement(s) and the Township’s 

administrative costs, along with any interest earned on the Guarantee, shall be refunded to CAMQ.  

In the event of a default and the Guarantee is not sufficient to cover the cost of the incomplete 

improvement(s), CAMQ shall be required to pay to the Township the difference between the 

Guarantee and the cost of the completing the improvement(s) plus an administrative fee.  An 

invoice shall be sent by the Township to CAMQ outlining the deficiency, and CAMQ shall pay to 

the Township the full balance within 30 days of receipt of such invoice. 

 

3. Force Majeure.  No party shall be liable or responsible to the other party, nor be 

deemed to have defaulted under or breached this Guarantee, for any failure or delay in fulfilling 

or performing any term of this Guarantee when and to the extent such failure or delay is caused by 

or results from acts beyond the affected party’s reasonable control, including, without limitation: 

(1) acts of God; (2) flood, fire, earthquake, or explosion; (3) war, invasion, hostilities (whether war 

is declared or not), terrorist threats or acts, riot, or other civil unrest; (4) government order or law 

other than one related to enforcement of this Guarantee; (5) actions, embargoes, or blockades in 

effect on or after the date of this Guarantee; (6) action by any federal, state or county governmental 

authority; (7) national or regional emergency; (8) strikes, labor stoppages or slowdowns, or other 

industrial disturbances; and (9) pandemic, disease, or viral outbreak. 

 

49

Item A.



 

3 
4889-7131-5241_4 

4. Indemnification. CAMQ agrees to indemnify, defend and hold harmless the 

Township including its trustees, directors, officials, agents and employees from and against any 

third party claims or damages involving bodily injury or property damage to the extent caused by 

CAMQ’s negligent acts or omissions relating to performance of any work required by this 

Guarantee. 

 

5. Insurance.  CAMQ’s contractor shall maintain the insurance specified in its 

Certificate of Insurance, which is attached as Exhibit D, and is required to name the Township as 

an additional insured on an endorsement to the policy of commercial general liability insurance.  

The Parties also agree to waive any rights of subrogation with respect to workers compensation, 

employer’s liability and commercial general liability insurance. Insurance as required in this 

Guarantee shall be maintained by CAMQ until a Final Certificate of Occupancy is obtained for 

the improvements covered by this Guarantee.   

 

6. Other Rights.  This Guarantee shall be in addition to, and not in substitution for, 

any rights or remedies that the Township may have relating to CAMQ arising under this Guarantee 

or otherwise, and CAMQ shall not be released from the obligations hereunder by reason of any 

time or forbearance granted by the Township.  

 

7. Authority.  The authorized representative executing this Guarantee on behalf of 

CAMQ hereby represents that s/he has full power and authority to bind CAMQ and acknowledges 

that s/he is making this representation with the understanding that the Township is relying on the 

representation.  

 

8. Notice. Any notices or demands, consents required or allowed under this 

Agreement shall be in writing and shall be addressed as follows, or at such other address as CAMQ 

or Township may specify hereafter in writing by notice to the other party: 

 

NOTICE TO THE TOWNSHIP 

 

Sean O’Neil, AICP  

Community Development Director 

White Lake Township  

7525 Highland Rd 

White Lake, MI 48383  

Phone: (248) 698 3300 x 172 

Email: soneil@whitelaketwp.com 

 

With a copy to: 

 

Lisa J. Hamameh, Esq. 

Rosati Schultz Joppich & Amtsbuechler 

27555 Executive Drive Suite 250 

Farmington Hills, MI 48331 

Main Phone: 248.489.4100 

Direct Dial: 248-482-8777 

Fax: 248.489.1726 

Email: Lhamameh@rsjalaw.com 
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NOTICE TO CAMQ 

 

CAMQ Properties LLC 

c/o Jessica Carter/Matthew Carter 

6146 Windstone Lane 

Clarkston, MI 48346 

jessicac@callcartersplumbing.com 

(248)376-0801 

 

With a copy to: 

 

Harvey W. Berman, Esq. 

Bodman PLC 

201 South Division Street 

Suite 400 

Ann Arbor, MI 48104 

hberman@bodmanlaw.com 

Direct Phone: (734) 930-2493 

Fax: (734) 930-2494 

 

Such notice or other communication may be (i) mailed by United States registered or certified 

mail, postage and charges prepaid, and may be deposited in a United States Post Office or a 

depository for the receipt of mail regularly maintained by the post office, (ii) sent by electronic 

mail i.e. email; or sent by national overnight delivery service like Federal Express.  For purposes 

of this Guarantee, notices shall be deemed to have been “given” or “delivered” (a) upon personal 

delivery thereof or the third (3rd) Business Day after having been deposited in the United States 

mails or with a national overnight carrier as provided herein, or (b) if sent by electronic mail, on 

the next date following the transmission date so long as followed up with one of the other methods 

of notice. 

 

9. Miscellaneous.  This Guarantee shall be governed by the laws of the State of 

Michigan. This Guarantee constitutes the full, final and entire understanding of the parties and 

supersedes any oral statements or agreements to the contrary. This Guarantee shall not be modified 

unless agreed upon by the parties in a separate writing executed subsequent to this Agreement and 

may only be modified in a writing signed by the Parties. This Guarantee may be executed in 

multiple counterparts, each of which shall constitute an original agreement, but all of which shall 

constitute only one agreement. The signatures may be electronic and/or facsimiles rather than 

originals and shall be fully as effective as though all signatures were originals on the same copy. 

In the event any or a portion of the provisions of this Guarantee shall be held invalid, illegal or 

otherwise unenforceable by a Court, the remaining provisions of this Guarantee shall remain in 

full force and effect as if the invalid provision were not in existence.   
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IN WITNESS WHEREOF, the undersigned hereby execute this Agreement as of the Effective 

Date set forth above. 

 

CAMQ, LLC, a Michigan limited liability company, 

 

_____________________________ 

Name: Matthew Carter 

Its: Authorized Representative 

 

Charter Township of White Lake 

 

________________________________ 

Name: Rik Kowall 

Its: Township Supervisor 

 

Approved: 

 

      

Lisa Hamameh, Township Attorney 
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EXHIBIT A 

 

LEGAL DESCRIPTION OF PROPERTY 

 

 

Land situated in the Township of White Lake, County of Oakland, State of Michigan, described 

as follows: 

 

Lots 3, 4 and 5, ALSO Lots 13 and 14, ALSO part of Lot 15 of LARSON ACRES according to 

the plat thereof recorded in Liber 58 of Plats, page 12 of Oakland County Records: Beginning at 

the Southwest Lot corner, thence East 3.70 feet, thence North 07 degrees 35 minutes 41 seconds 

West 30.41 feet, thence South 31.20 feet to the Point of Beginning. 

 

Tax Parcel Number: 12-22-252-022 
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EXHIBIT B 

 

GRAVEL PLAN 

 

(SEE ATTACHED) 
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EXHIBIT C 

CERTIFICATE OF INSURANCE 

 

(SEE ATTACHED) 
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General Note
1.  SEE DRAWING FOR LUMINAIRE MOUNTING HEIGHT.
2.  CALCULATIONS ARE SHOWN IN FOOTCANDLES AT: 5' - 0"
3.  LIGHTING ALTERNATES REQUIRE NEW PHOTOMETRIC CALCULATION AND RESUBMISSION TO CITY FOR APPROVAL.

THE ENGINEER AND/OR ARCHITECT MUST DETERMINE APPLICABILITY OF THE LAYOUT TO EXISTING / FUTURE FIELD CONDITIONS.  THIS
LIGHTING LAYOUT REPRESENTS ILLUMINATION LEVELS CALCULATED FROM LABORATORY DATA TAKEN UNDER CONTROLLED CONDITIONS IN
ACCORDANCE WITH ILLUMINATING ENGINEERING SOCIETY APPROVED METHODS.  ACTUAL PERFORMANCE OF ANY MANUFACTURER'S
LUMINAIRE MAY VARY DUE TO VARIATION IN ELECTRICAL VOLTAGE, TOLERANCE IN LAMPS, AND OTHER VARIABLE FIELD CONDITIONS.
MOUNTING HEIGHTS INDICATED ARE FROM GRADE AND/OR FLOOR UP.

THESE LIGHTING CALCULATIONS ARE NOT A SUBSTITUTE FOR INDEPENDENT ENGINEERING ANALYSIS OF LIGHTING SYSTEM SUITABILITY
AND SAFETY.  THE ENGINEER AND/OR ARCHITECT IS RESPONSIBLE TO REVIEW FOR MICHIGAN ENERGY CODE AND LIGHTING QUALITY
COMPLIANCE.

UNLESS EXEMPT, PROJECT MUST COMPLY WITH LIGHTING CONTROLS REQUIRMENTS DEFINED IN ASHRAE 90.1 2013. FOR SPECIFIC
INFORMATION CONTACT GBA CONTROLS GROUP AT ASG@GASSERBUSH.COM OR 734-266-6705.

FOR ORDERING INQUIRIES CONTACT GASSER BUSH AT QUOTES@GASSERBUSH.COM OR 734-266-6705.

THIS DRAWING WAS GENERATED FROM AN ELECTRONIC IMAGE FOR ESTIMATION PURPOSE ONLY. LAYOUT TO BE VERIFIED IN FIELD BY
OTHERS.

MOUNTING HEIGHT IS MEASURED FROM GRADE TO FACE OF FIXTURE. POLE HEIGHT SHOULD BE CALCULATED AS THE MOUNTING HEIGHT
LESS BASE HEIGHT.

Schedule

Symbol Label Quantity Manufacturer Catalog Number Description Light Loss
Factor Wattage

7 Lithonia
Lighting

DSX0 LED P1 40K
70CRI TFTM

D-Series Size 0 Area Luminaire P1 Performance
Package 4000K CCT 70 CRI Forward Throw

0.9 33.21

2 Lithonia
Lighting

DSX0 LED P1 40K
70CRI T1S

D-Series Size 0 Area Luminaire P1 Performance
Package 4000K CCT 70 CRI Type 1 Short

0.9 33.21

1 Lithonia
Lighting

DSX0 LED P1 40K
70CRI LCCO

D-Series Size 0 Area Luminaire P1 Performance
Package 4000K CCT 70 CRI Left Corner Cutoff
Extreme Backlight Control

0.9 33.21

1 Lithonia
Lighting

DSX0 LED P5 40K
70CRI TFTM

D-Series Size 0 Area Luminaire P5 Performance
Package 4000K CCT 70 CRI Forward Throw

0.9 90.12

Description Symbol Avg Max Min Avg/Min Max/Min

North Building 0.5 fc 5.5 fc 0.0 fc N/A N/A
North Building 0.3 fc 2.5 fc 0.0 fc N/A N/A
North Building 0.2 fc 1.2 fc 0.0 fc N/A N/A
Overall 0.5 fc 17.2 fc 0.0 fc N/A N/A
Parking 0.8 fc 4.9 fc 0.0 fc N/A N/A
Property Line 0.0 fc 0.3 fc 0.0 fc N/A N/A
Residential Property
Line 0.0 fc 0.0 fc 0.0 fc N/A N/A

South Building 0.1 fc 0.6 fc 0.0 fc N/A N/A
West Building 0.3 fc 1.0 fc 0.0 fc N/A N/A
West Building 0.2 fc 0.6 fc 0.0 fc N/A N/A
West Building 0.0 fc 0.1 fc 0.0 fc N/A N/A
West Building 0.1 fc 0.6 fc 0.0 fc N/A N/A
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4494 Elizabeth Lake Road

Waterford, Michigan 48328

tel (248) 681-7800  fax (248) 681-2660

1060 W. Norton Avenue, Suite 7

Muskegon, Michigan 49441

tel (231) 780-3100  fax (231) 780-3115

3910 Lapeer Road

Port Huron, Michigan 48060

tel (810) 987-7820  fax (810) 987-7895
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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: September 11, 2023 
 
RE:  Oakland Harvesters final site plan/special land use extensions 
 

 

Kieft Engineering, on behalf of Oakland Harvesters LLC, submitted a letter dated August 

25, 2023 requesting extensions of the final site plan and special land use approvals for 

Oakland Harvesters.  The Zoning Ordinance states the Planning Commission may grant 

an extension of special land use approvals for good cause, and the Zoning Ordinance 

allows the Applicant of a final site plan to request an extension in writing prior to the 

expiration date.  The Oakland Harvesters property (Parcel Number 12-01-127-001) is 

located on the north side of White Lake Road, west of old White Lake Road and would 

contain a single-story 9,000 square foot building and outdoor storage.  

 

On July 15, 2021 the Planning Commission granted special land use approvals for 

Oakland Harvesters, and on May 5, 2022 granted final site plan approval.  The special 

land use approvals granted in 2021 expired on July 15, 2022.  The Applicant submitted a 

new special land use application and received subsequent approvals on September 1, 

2022.  Approvals were subject to the Applicant obtaining a building permit and 

commencing construction by May 5, 2023.  On April 6, 2023 the Planning Commission 

granted additional extensions of five months for both the final site plan and special land 

uses.  Currently both the final site plan and special land use approvals expire on October 

5, 2023.  The Applicant is now requesting additional extensions for the project. 

 

The Zoning Ordinance violations which prompted the Applicant’s development requests 

date back to 2019 when the site began being utilized without development approvals and 

a Certificate of Occupancy.  In the submitted letter requesting extensions, the reasons 

stated are to allow the Applicant time to coordinate a shared driveway with the property 

to the west, which received notice of Zoning Ordinance violations in August 2022 and 

remain uncorrected (outdoor storage without site plan and special land use review and 

approval).  The Township should not have to wait months for the adjacent undeveloped 

property in violation to have a preliminary site plan prepared, submitted for review, and 

approved in order for Oakland Harvesters to commence construction on its project, which 

is needed to prevent its prior Zoning Ordinance violations from reoccurring on the site. 
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Oakland Harvesters 

Final Site Plan/Special Land Use Extensions 

Page 2 

 

Planning Commission Options / Recommendation 

 

The Planning Commission has the option to approve, approve with conditions, or deny 

the extension requests.  If the extensions are denied, the Applicant must resubmit the final 

site plan and special land uses for Planning Commission consideration.  As the project 

previously received approval, re-approval following expiration, and an extension 

totaling 26 months since the initial special land use approvals, staff recommends a 

final four-month extension of both the final site plan and special land uses.  If four-

month extensions are approved, the new expiration date would be February 5, 2024. 

 

Attachment: 

1. Letter from Kieft Engineering requesting extensions, dated August 25, 2023. 
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KIEFT ENGINEERING 

CIVIL ENGINEERS & 
LAND SURVEYORS 

     

       

 

 

 

 

     
                                              5852 S. Main Street, Ste. 1 
                                                             Clarkston, Michigan 48346 

 
                                                                               Tel: 248-625-5251 
                                                                              Fax: 248-625-7110 
                                                                                                                                                          www.kiefteng.com 

 

                   

 

August 25, 2023 

 

To: Justin Quagliata 

 Community Development Department 

 Charter Township of White Lake 

 7525 Highland Road 

 White Lake, Michigan 48383 

 

Re:    Oakland Harvesters – SPA & SLU Extension Request 

 

Dear Mr. Quagliata, 

 

Thank you for your ongoing assistance with the subject project. We understand that the Site Plan Approval (SPA) 

and Special Land Use (SLU) for this project are due to expire in early October. As you know Kieft Engineering has 

been retained for professional services by Mr. Nicolas Hopson of Lansing Impressions Landscaping (LIL), Oakland 

Harvesters’ (OH) neighbor to the west. OH and LIL have come to an agreement, and have previously recorded 

easements to develop a shared drive on their shared property line. We recently completed our topographic 

survey of LIL parcel, and will soon begin work on a preliminary design for that development. We need to 

complete our preliminary design on LIL in order to finalize the shared drive for OH. Due to this new design 

direction, the time it took for our survey, and the time it will take for the preliminary design we have not been 

able to finalize the OH project. We kindly request that we be placed on the Planning Commission agenda in 

order to request an extension for the SPA and SLU for the OH project.  

 

Thank you for your attention in this matter.  

 

Sincerely, 

 

 
Casey Leach, P.E. 

Project Manager 

Kieft Engineering, Inc. 

cleach@kiefteng.com 

248.884.8224 

 

cc: Sean O’Neil – White Lake Township 

Ty Nuottila – Oakland Harvesters 
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7. ECONOMIC DEVELOPMENT 
REGIONAL CONTEXT  

Economies are a web of relationships that span local, national, and global geographies. While 
municipalities have influence over economic development, they are beholden to laws, policies, and 
trends outside of their control that can have a negative or positive impact on local success. Due to its 
dependence on a larger system, economic development strategies are best conceived of and 
implemented with partners to strengthen the network and opportunities in which they operate.  

Southeast Michigan is comprised of seven counties, including Oakland County. The Southeast 
Michigan Council of Governments, or SEMCOG, created a Comprehensive Economic Development 
Strategy for the region to reach economic success through strategies that emphasize collaboration, 
current conditions, and opportunities for growth and development. 1 By focusing on the three pillars 
of economic development (place, business, and talent), SEMCOG and the region endeavor to meet 
a vision of economic prosperity by ensuring communities have access to the following: 

• Unique places that offer various housing choices for a large and diverse population; 
• An educated and trained workforce that supports a multi-sector economy and provides 

opportunities for all; 
• Healthy and clean lakes, streams, and air, as well as connected systems of trails, parks, and 

natural areas that support recreational and cultural amenities; 
• Safe, efficient, and coordinated infrastructure systems that embrace advances in technology 

and focus on access for all; and 
• Effective local government and engaged citizenry. 

In local government, economic development is correlated to developing its land to accommodate its 
“highest and best use.” When land is used according to the analysis conducted in this Master Plan, 
the region’s need for housing, commercial, recreational, or industrial uses can be optimized for job 
creation, housing that is affordable for the workforce, or creating tourist destinations. This section 
will explore the region’s major employment sectors, partnerships, and opportunities for 
development/redevelopment. 

 

 

 

 

 
1 Increasing Shared Prosperity for a Resilient Economy (semcog.org)  

85

Item B.

https://maps.semcog.org/sharedprosperity/


EMPLOYMENT INVENTORY  

White Lake Township’s rate of labor participation is reflective of employment patterns. Of the 
Township’s population aged 16 years and older, 64.7% participate in the labor force. While Oakland 
County’s rate of labor force participation is slightly higher at 66.2%, White Lake exceeds workforce 
participation in Michigan and the United States. As seen in the table below titled “Labor Force 
Participation, 2020,” White Lake Township has experienced a lower unemployment rate than 
Oakland County, Michigan, and the United States; conversely, the Township has the highest 
percentage of households collect social security income (39.3%) compared to other scales of 
observation. White Lake Township also has the highest rate of self-employment when compared to 
the County and State. 

Table XX: Labor Force Participation, 2020 

 White Lake 
Township 

Oakland 
County 

Michigan United States 

Labor Force 
Participation 

64.7% 66.2% 61.5% 63.4% 

Self-Employment 
Rate 

5.6% 4.8% 5.0% 5.9% 

Social Security 
Income 

39.3% 30.9% 34.9% 31.4% 

Unemployment 
Rate 

4.6% 4.7% 6.0% 5.4% 

Source: ACS 2020 5-Year Estimates, DP03  

For residents of White Like that are employed, the Census records the sectors of employment that 
residents participate in, regardless of where Township residents go to work. With the rise of remote 
work options, it is possible for residents of White Lake to work in sectors headquartered outside of 
the region; it is also possible for residents of White Lake to commute to places of work located 
outside of the township or county on a hybrid or daily basis.  

The most prominent sectors of employment for White Lake residents in 2020 (not necessarily located 
within the Township) include: manufacturing (20%); educational services, health care, and social 
assistance (17.4%); and professional, scientific, administrative, and waste management services 
(15%). These sectors represent a little over half of all employers for residents of the Township. From 
2010 to 2020, these three sectors have largely maintained the same prominence within White Lake 
they hold now. In 2010, retail trade included 12.2% of all White Lake workers, surpassing past levels 
of employment for those working in professional, scientific, administrative, and waste management 
services which was 10.8% that year. In 2020, workforce participation in retail services dropped 
slightly to 10.6% of the Township’s working population, representing the fourth most prominent 
sector of employment. 
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Table XX: Industry Employment Over Time, 2010 and 2020 

 

Source: ACS 2010 and 2020 5-Year Estimates, DP03  

Median annual earnings vary across industries of employment, especially when distinguishing 
between all workers (including seasonal and part-time employment) and full-time, year-round 
participation in the workforce. In 2020, the median annual income for all workers in the Township 
was $42,948, nearly $20,000 less than the median income of full-time workers who are employed 
on a year-round basis and earn an average of $60,794 annually.  

Median incomes in the manufacturing sector did not vary greatly between different types of 
employment, likely indicating most employees in the industry work on a full-time basis. Additionally, 
manufacturing incomes come to approximately $80,000 annually, the highest for “all workers” and 
the third greatest for “full-time, year-round workers,” which bodes well for the Township as the 
greatest portion of residents are employed in this sector. The two other most prevalent sectors of 
employment have median annual incomes notably less than manufacturing. Full-time, year-round 
employees of “educational services, health care, and social assistance” and “professional, scientific, 
administrative, and waste management services” earn $51,952 and $59,271, respectively.  
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Table XX: Median Annual Earnings by Industry, 2020 

 

Source: ACS 2020 5-Year Estimates, S2413 and S2414 

SECTOR ANALYSIS  

With nearly 96% of all Township residents commuting to places of employment located out of White 
Lake, relevant industry trend analyses are most appropriate when conducted at the county level While 
commuter patterns and the prevalence of employment outside of White Lake render the township a 
“bedroom community,” employment opportunities across Oakland County are relevant to Township 
residents in terms of current and future employment prospects. Subsequent patterns of growth, 
decline, and the extent of an industry’s presence at the county-level offer important information for 
residents of the Township. For these reasons, the following section of various sector analyses will 
center around Oakland County. 
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Figure XX: Commute Patterns, White Lake Township, 2019 

 

Source: OnTheMap, United States Census Bureau 

 

Products often go through multiple stages of 
manufacturing, processing, distribution, and 
sales before they get to the consumer. All of 
these stages are important economic links and 
form the broader economy. IMPLAN, an input-
output economic modeling tool, was used to 
illustrate interdependence between industries 
and sectors in Oakland County. IMPLAN data is 
sourced from various governmental agencies 
including the Bureau of Economic Analysis, 
Census Bureau, and Internal Revenue Service. 
IMPLAN models upstream economic activity, or 
the activities and labor that take place on the 
supply side of production. This includes the 
resources, supply, and manufacturing of goods and services. IMPLAN does not model sales, use, and 
disposal activity, also known as downstream economic activity. IMPLAN models several elements of 
economic output, including labor income, intermediate output, and value added. The elements 
discussed in this section are described below.  

• “Value Added” represents the contribution to the gross domestic product. 

• “Total Economic Output” is the combined value of labor income, value added, and 
intermediate outputs.  

The analysis was performed at a County scale to capture a regional economy while staying relevant 
to White Lake. Of the 546 industries modeled by IMPLAN, 433 are active in Oakland County. By 
looking at each industries’ change in economic output, size of economic output, and concentration 
in the County between 2014 and 2019, the industries are each categorized as mature, growing, 
emerging, or declining. These categorizations are determined by the industry’s location quotient, a 
statistical metric that measures a region’s industrial specialization compared to a larger geography, 
typically the state or nation. Location quotients (or LQs) greater than one indicate that industry 

 

3,678 

681 

14,956 
White Lake 
Township 

Commute in for 
employment 

Commute out for 
employment 

Employed and Live in White 
Lake Township 

Declining: industries that have a small 
presence and declining economic activity; 
negative change  

Emerging: industries that are expanding but 
have yet to establish a strong presence; 
trending towards positive change 

Growing: industries with a strong regional 
presence that are expanding; positive change 

Mature: industries that have been a specialty 
for the region but are now declining; trending 
towards negative change  
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contributes to a greater share of that community’s economic activity. The table titled “Economic 
Base” shows how industries are categorized based on their location quotient and change in economic 
output.  

Table XX: Economic Base 

Industry 
Categorization 

Description Location Quotient 
2014 – 2019 

Economic Output 

Growth Industry 

Industries that have a 
strong presence in the 
region and are 
expanding. 

LQ >1 Positive Change 

Emerging Industry 

Industries that are 
expanding but have 
yet to establish a 
strong presence. 

LQ < 1 Positive Change 

Mature Industry 

Industries that have 
been a specialty for 
the region but are 
declining. 

LQ > 1 Negative Change 

Declining Industry 

Industries with a small 
presence and 
declining economic 
activity. 

LQ < 1 Negative Change 

 

The table titled “Growth and Decline Spectrum” provides an overview of the County’s economy 
based on trends in industry presence and growth. In Oakland County, positive change has exceeded 
negative change. Emerging and growing industries have outperformed declining and mature 
industries in terms of the total numbers of businesses, dollars of economic output, and percentage 
of workers across employment sectors. 

• 86.4% of workers in Oakland County are in growth or emerging industries 
• Growth and emerging industries produce about six times the amount of economic input 

compared to mature or declining industries  
• Almost 60% of all businesses have seen positive change in economic output between 2014 

and 2019 

Table XX: Growth and Decline Spectrum 

Stage 
Industry 
Count 

Economic Output Employment 

 Number Dollars Percent of Total Count Percent of Total 

Declining 133 $11,173,508,723 5.75% 49,207 5.1% 

Emerging 141 $53,146,244,804 27.36% 287,657 29.7% 

Growth 115 $113,452,604,314 58.40% 549,193 56.7% 
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Mature 44 $16,494,517,420 8.49% 82,632 8.5% 

Total 433 $194,266,875,261 100% 968,689 100% 

Source: IMPLAN, 2019 

Regardless of an industry’s classification as growth, emerging, mature, or declining, economic 
contributions take place at all stages of development. The table titled “Top Industry Trends” compiles 
the top five industries under each stage based on their economic output for 2019. Notably, Oakland 
County’s growth industries have made the greatest economic contributions to the SEMCOG area, 
indicating promise and stability among the drivers of the regional economy. The County’s highest 
producing growth industries follow themes of real estate, housing, and the design and engineering 
of spaces as well as insurance provision and company management. The top five emerging industries 
similarly exhibit high totals of economic activity – while these areas are not yet regional specialties, 
the extent of their productivity provides an indication the County should invest in these areas to 
solidify their position within the region. 

Both mature and declining industries exhibit trends in terms of the sectors that have experienced 
declines in production despite their current contributions to the County’s economy. Oakland 
County’s most productive declining industries are dominated by manufacturing specific to 
automobile production, illustrating Michigan-specific trends relating to the exodus of mass car 
production. The County’s top mature industries share characteristics in terms of wholesale products 
and technical activities related to financial investments, computer services, and wireless 
telecommunications. While the presence of these industries is more prevalent in Oakland County 
than in the State and Country, their contributions are diminishing. 
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Table XX: Top Industry Trends 

Top Industries 
Growth 

Industries 
Emerging 
Industries 

Mature 
Industries 

Declining 
Industries 

#1 Real Estate 

$11,699.65M 

Owner-occupied 
dwellings 

$7,353.44M 

Wholesale – 
Professional and 
commercial 
equipment and 
supplies 

$1,960.48M 

Automobile 
manufacturing  

$1,914.44M  

#2 Architectural, 
engineering, and 
related services 

$9,746.54M  

Hospitals 

$6,578.91M 

Wholesale – 
Drugs and 
druggists 
sundries 
(pharamcies) 

$1,771.59M 

Motor vehicle 
transmission and 
power train parts 
manufacturing 

$1,358.63M 

#3 Insurance 
carriers, except 
direct life 

$6,351.68M 

Scientific 
research and 
development 
services  

$2,183.40M  

Other financial 
investment 
activities 

$1,585.70M  

Retail – general 
merchandise 
stores 

$1,019.16M  

#4 Tenant-occupied 
housing 

$5,326.29M  

Other motor 
vehicle parts 
manufacturing 

$1,962.76M  

Computer 
systems design 
services 

$1,511.07M  

Motor vehicle 
seating and 
interior trim 
manufacturing 

$851.82M  

#5 Management of 
companies and 
enterprises 

$5,026.89M 

Electric power 
transmission and 
distribution 

$1,641.77M 

Wireless 
telecoms carriers, 
except satellite  

$1,411.87M  

Motor vehicle 
metal stamping 

$833.11M  

Source: IMPLAN, 2019 
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LARGEST SECTORS  

This section analyzes industries by their regional advantage, economic output, and number of 
employees to inventory the County’s strengths and areas for improvement. 

Industries: Regional Advantage  

A base sector analysis was performed to identify industries in Oakland County that are the largest 
exporters of goods and services as well as the industries that typically import goods and services. 
Exporting industries are important to identify because they inform the “base” of a municipality’s 
economy. Exporting sectors draw money into the region across a broad geographical area, indicating 
which industries provide a competitive advantage for the region. The location quotient is used to 
pinpoint the County’s major exporters in comparison to the presence of each industry in a broader 
geographic setting – location quotients greater than one indicate the presence of an exporting 
industry. The greater the location quotient, the more that industry exports and/or specializes in goods 
and services compared to a broader, national context.  

As shown in the table titled “Top Five Export Industries in Oakland County, 2019,“ manufacturing 
industries remain a regional specialty for Oakland County; 19 of the top 20 export industries in 
Oakland County are in the manufacturing sector. However, the top 20 export industries only account 
for 4% of Oakland County’s total economic activity, indicating regional specialties are not as 
productive as other industries. Of the top five export industries, all but “photographic and 
photocopying equipment manufacturing” showed positive growth between 2014 and 2019. 
“Photographic and photocopying equipment manufacturing” did not show growth nor decline over 
these five years, placing it in the “mature” stage. 

Table XX: Top Five Export Industries in Oakland County, 2019 

Export Industry 
Location 
Quotient 

Total Economic 
Output 

Employment Stage 

Propulsion units and 
parts for space vehicles 
and guided missiles 
manufacturing 

4.87 $180,701,821 473 Growth 

Nonferrous metal 
smelting and refining 

4.19 $18,832,477 13 Growth 

Broadwoven fabric 
mills 

4.05 $13,344,963 36 Growth 

Communications 
equipment 
manufacturing 

3.91 $80,511,164 207 Growth 

Photographic and 
photocopying 
equipment 
manufacturing 

3.71 $8,358,414 20 Mature 

Source: IMPLAN, 2019 
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Biggest Employers  

The biggest employers in Oakland County are determined by the number of employees in each 
industry. In 2019, the County’s most prominent sectors of employment spanned a variety of sectors; 
interestingly, none of the County’s top employers were categorized in a manufacturing profession, 
likely a function of the fact the County is home to 254 separate manufacturing sub-industries. The 
table titled “Top Five Employers in Oakland County, 2019” details the most prevalent employers of 
the County. These employers comprise 20.9% of the County’s total employment.  

Table XX: Top Five Employers in Oakland County, 2019  

Industry Employment 
Economic 
Output 

(millions) 

Average 
Employee 

Compensation 
Stage 

Architectural, engineering, 
and related services 

52,468 $9,746.54 $120,638.49 Growth 

Real estate 50,696 $11,699.65 $74,848.87 Growth 
Employment services 37,143 $3,755.64 $62,789.31 Growth 
Hospitals 35,354 $6,578.91 $83,404.84 Emerging 
Full-service restaurants 26,436 $1,681.40 $26,529.35 Emerging 

Source: IMPLAN, 2019 

In 2019, the average employee compensation for two of the five industries, by employment, is greater 
than Oakland County’s average annual income ($79,698) for the same year. Beyond the region’s 
average annual income, the Asset Limited, Income Constrained, and Employed (ALICE) suggested 
survival and stability budgets provide greater context for whether these compensation figures are 
appropriate for employees in these sectors. A “survival budget” accounts for all necessary 
expenditures related to housing, food, transportation, childcare, etc. A “stability budget” estimates 
expenditures in these same essential categories while also incorporating a savings category and 
accounting for higher costs that contribute to greater financial stability over time.  

About four out of the County’s five largest employers provide average employee compensation 
fulfilling suggested survival budgets for the three selected household sizes, with the average 
compensation for the employment services industry just below the survival budget for a family of 
four. Additionally, four out of five of these industries fulfill the stability budget suggestion for a single 
adult in Oakland County. However, full-service restaurant employee compensation does not satisfy 
any suggested budgeting parameters – while a greater portion of employees in this industry may be 
employed on a seasonal and/or part-time basis, compensation in this industry is not sufficient to 
support even a single adult. Moreover, positions with predominantly part-time or seasonal employers 
are unlikely to include benefits, putting employees in a precarious situation should they have an 
accident and are not covered by an employer’s insurance plan. 

Table XX: ALICE Budget 

 Single Adult Two Adults 
Two Adults, Two 

Children 
ALICE Survival Budget $31,344 $45,588 $66,252 
ALICE Stability Budget $54,792 $76,836 $133,872 

Source: ALICE United, 2021 
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Greatest Economic Output  

The table titled “Top Five Largest Industries in Oakland County by Economic Output” highlights the 
five industries with the largest economic output in 2019. Real estate, which includes leasing, appraisal 
services, and financing, has the highest economic output in Oakland County, totaling over $11 billion. 
One third of Michigan’s total economic output from the real estate industry originates from Oakland 
County.2 The real estate industry employs the second most individuals in the county behind the 
architecture, engineering, and related services industry which employs roughly 52,000 people.  

Table XX: Top Five Largest Industries in Oakland County by Economic Output 

Industry 

Total 
Economic 
Output 

(millions) 

Intermediate 
Outputs 

(millions) 

Value 
Added 

(millions) 

Labor 
Income 

(millions) 
Employment 

Real Estate $11,700 $5,957 $5,742 $2,341 50,696 
Architecture, 
Engineering, and 
related services 

$9,747 $3,551 $6,196 $5,768 52,468 

Hospitals $6,579 $3,144 $3,435 $2,960 35,344 
Insurance 
Carriers 

$6,352 $3,265 $3,087 $1,015 10,429 

Management of 
Companies and 
Enterprises 

$5,027 $1,936 $3,091 $2,741 21,241 

Source: IMPLAN, 2019 

COVID IMPACTS 

While Oakland County has shown signs of bouncing back from the economic impacts of COVID-19, 
the pandemic has had a lasting effect on the County’s overall economy. Using a similar economic 
base analysis for the years 2019 and 2021, the IMPLAN model helps explain the recovery process for 
the County’s industries in comparison to industry activity across all of Michigan. In 2021, the County’s 
economic output was about $187 billion dollars less than its output prior to the pandemic 
($201,588,679,429.64 in 2021 vs. $388,533,750,520.74 in 2019).  

The table titled “COVID Impacts” details the distribution of industry growth between 2019 and 2021, 
stating how industries have grown or declined over this period of time and to what extent these 
changes have taken place in comparison to Michigan. The total number of industries whose output 
has declined or increased over these two years is nearly the same – in total, 216 industries experienced 
a decrease in their total economic output while 217 experienced an increase in economic activity. 
However, the greatest portion of industries (40.2%) fall in the category of “decline and 
underperform,” meaning the economic activity of these industries in Oakland County declined over 
these two years and to a greater extent than they did across the rest of the State. The second most 

 
2 IMPLAN, 2019 
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prominent category of industries are those in the category of “increase and outperform,” meaning 
economic activity increased between 2019 and 2021, and to a greater extent than the State. 

Table XX: COVID Impacts 

Industry 
Status 

Description 
# of 

Industries 
% of Total Example Sector 

Decline and 
Underperform 

Industry declined after 
COVID to a greater 
extent than it did 
across Michigan 

174 40.2% 

Automobile 
manufacturing; custom 
computer programming 
services; overhead cranes, 
hoists, and monorail 
systems manufacturing; 
turbine and turbine 
generator set units 
manufacturing 

Decline but 
Outperform 

Industry declined after 
COVID but to a lesser 

extent than it did 
across Michigan 

42 9.7% 

Breweries; plastics 
material and resin 
manufacturing; cutting 
tool and machine tool 
accessory manufacturing; 
tenant-occupied housing 

Increase and 
Outperform 

Industry increased after 
COVID to a greater 
extent than it did 
across Michigan 

150 34.6% 

Air conditioning, 
refrigeration, and warm 
air heating equipment 
manufacturing; custom 
architectural woodwork 
and millwork; satellite, 
telecommunications 
resellers, and all other 
telecommunications; 
upholstered household 
furniture manufacturing 

Increase but 
Underperform 

Industry increased after 
COVID but to a lesser 

extent than it did 
across Michigan 

67 15.5% 

Curtain and linen mills; 
natural gas distribution; 
retail - food and beverage 
stores; women's and girls' 
cut and sew apparel 
manufacturing 

Source: IMPLAN, 2019 and 2021 
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DEVELOPMENT OPPORTUNITIES 

Analysis of the Township’s economic position, prominent industries, employment patterns, and 
barriers to growth can be considered alongside community engagement results to determine the 
“highest and best” use of available land. Determining the highest and best use of parcels prime for 
development or redevelopment matches these spaces with the land uses and businesses in highest 
demand within the community. However, due to the size, shape, and surroundings of each parcel, 
sites may not be suitable for the most requested types of uses. 

Community Insights 

The White Lake Township community survey assessed resident perceptions of the local economy, 
including their preferences regarding commercial developments and how their economic needs fit in 
with other Township goals and priorities such as the preservation of natural and open spaces. It is 
worth emphasizing “undesirable commercial development” ranked fourth out of 11 options for 
respondents to identify the top three challenges facing the Township over the next decade. To 
address the prospect of appropriate commercial development, respondents overwhelmingly 
supported approaching commercial development through the revitalization of former commercial 
buildings that have become vacant and/or retrofitting strip malls to support new commercial 
activities. The preference for these approaches aligns with respondent concerns about the potential 
loss of open and/or natural spaces as new commercial areas are developed – revitalizing vacant spaces 
presents the opportunity to utilize existing sites instead of developing new ones. Increased traffic was 
also a prominent concern in the discussion of additional commercial development. 

When asked about the types of retail establishments respondents would like to see in the Township, 
food and beverage stores and restaurant and drinking establishments received the greatest support 
as uses that respondents would visit on a daily or weekly basis. Respondents specifically expressed 
support for the Township’s development of additional restaurants and bars, farm-to-table eating 
establishments, family-friendly restaurants, cafes, and breweries, with each eating and drinking 
option receiving support from 50% or more of all survey takers. 
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Redevelopment Sites  

On August 17, 2023 the Planning Commission hosted a workshop to gather public input on five sites 
of possible redevelopment. The workshop was held between 5pm and 7pm in the Township Annex, 
and approximately 100 members of the public attended. 

The central aim of the workshop was to begin a conversation among residents about the potential 
of five sites selected for consideration by the Planning Commission. Though some sites identified for 
this workshop are currently vacant, two sites were part of the Township’s Master Plan update in 
2012. Concepts for future development and use at both sites were developed during the last 
planning process, and both concepts were presented again during the workshop. The other three 
sites provided blank slates for residents to share their ideas based on the site surroundings as well as 
general desires for development in the area. The full results from the workshop can be found in the 
appendix. The Planning Commission picked three of the sites as prime redevelopment opportunities 
for evaluation in this Master Plan. 

Pontiac Lake Gateway  

The Pontiac Lake Gateway concept plan was developed during the 2012 update to the Master Plan. 
Pontiac Lake Gateway offers an opportunity to showcase White Lake Township at its only major entry 
from the east by enhancing lake views, removing blighted structures, and improving connectivity for 
pedestrians. The 2012 concept proposed retail and service uses, multi-family residential, plazas and 
spaces for public art, a hotel and/or conference center, and a pedestrian walkway. Workshop 
participants resoundingly rejected the 2012 concept; 66% said it did not fit with their vision of the 
area.  

Comments, suggestions, and concerns about this concept were provided by attendees on sticky notes 
and are summarized below. While just 6% of all comments suggested this concept should be 
rethought in its entirety, all other suggestions coalesce around a few themes that should be the focus 
of any revisions to the existing concept to align with the vision of the community.  

• Support for the concept as a way to utilize the lake setting, create a community space, and 
remove deteriorating structures. 

• Support for the pedestrian walkway. Respondents shared they would support a 
biking/walking path around Pontiac Lake. 

• Support for the development of restaurants/bars along the waterfront. Attendees 
specified they would like to see a nice, affordable restaurant in the area and also suggested 
boat docks be provided. 

• Opposition to multi-family residences. This was the most common takeaway from the 
concept with about 37% of all comments sharing this sentiment. 

• Opposition to the hotel and conference center. While there is evidence of some support 
for this development, attendees expressed they would prefer uses specific to the wellbeing 
and use of permanent residents rather than visitors. 

• Some opposition to retail. While some respondents expressed their support for retail and 
shopping as a compliment to restaurants, bars, and other dining areas, others shared 
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concerns about M-59 traffic as a challenge to utilizing these retail spaces, as well as a 
preference to keep the Township’s retail in the M-59 and Elizabeth Lake Road area. 

The following concept envisions the area as a key and welcoming gateway into the community. At 
the northern intersection of Pontiac Lake Rd and Highland Rd/M-59 is a two-story mixed-use concept 
with frontage along the roads and the lake, with parking located in the middle. The mixed-use 
concept includes restaurants, retail, and residential on the second floor. This area is intended to be 
walkable and integrated into the shoreline of Pontiac Lake. People can access this area via foot, bike, 
car, or boat. Boaters can dock along the boardwalk and walk to restaurants or shops. Along Highland 
Rd/M-59 is traditional commercial development but an emphasis is placed on fronting buildings on 
M-59 and locating parking in the rear. There are limited curb cuts and the properties are served by 
access roads at the rear. At the western edge of the gateway is a cluster of townhomes tucked. The 
southern end of the gateway is maintained as undeveloped open space. This area is not intended to 
be initially used for recreation but could be developed with walking trails in the future. However, as 
this is intended to be privately owned open space doing so would require easements or other 
dedications.  

Table XX: Sample Images 

Mixed-Use 

 
Commercial  
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Townhomes 

 
 

Figure XX: Pontiac Lake Gateway Redevelopment Concept 
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Cedar Island and Bogie Lake Rd 

This redevelopment site is located in the southern part of the Township and is in close proximity to 
three primary/secondary schools (Lakewood Elementary School, White Lake Middle School, and 
Lakeland High School) as well as the Brentwood Golf Club and Banquet Center. This site’s location 
on Bogie Lake Road provides a direct connection to M-59, making it accessible from across the 
Township. 

The two most common responses supporting the development of single-family homes and a 
community gathering space/pavilion complement each other and provide a vision for development 
that aligns with the area’s current landscape of schools and neighborhoods. Developing homes near 
the schools presents a wise pattern of development that enables access for families with school aged 
children. This alongside a community space, park, and/or outdoor pavilion presents an opportunity 
for utilization by a wide range of users, such as students, families, and nearby residents. While less 
aligned with the two most popular choices, the support for mixed-used development in this area also 
provides a complimentary use to nearby schools as the activity in the area is likely to support new 
businesses. 

The redevelopment concept envisions this area as a community anchor in the southwest section of 
the Township. The main entrance to the site is along Cedar Island Road, near the intersection of 
Bogie Lake Road. This entrance is flanked by two-story mixed-use development which leads to the 
central greenspace at the heart of the site. The greenspace is envisioned as a place for active 
recreation (soccer, pickleball, etc.) with nearby shops and restaurants. Parking is located between the 
mixed-use developments and the roads. Traditional single-family residential units are located at the 
rear of the site with frontage on the internal circulation streets. Access to garages is provided via 
alleys so the main face of the residential blocks is unbroken by driveways.  

 Table XX: Sample Images 

Mixed-Use 

 
Traditional 
Residential 
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Figure XX: Cedar Island and Bogie Lake Road Redevelopment Concept 
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Lakes Town Center 
This redevelopment site is located in the center of the Township at the southwest corner of Highland 
Road (M-59) and Elizabeth Lake Road, which contributes to its accessibility from across White Lake. 
The lot is just yards away from the proposed Civic Center and across Elizabeth Lake Road from Village 
Lakes. Amid this access to public institutions, shopping, and dining, recreational spaces like Hawley 
Park and Stanley Park are in close proximity. 

The two most popular uses for this site (restaurant/shopping district and mixed-use) complement 
each other well. Developing a restaurant and shopping district to support community entertainment 
and commercial interests is compatible with mixed-use developments that incorporate residential 
units in commercial buildings. The site’s location across from Lakes Village provides a natural 
expansion with similar uses that emphasize leisure and entertainment.  

This redevelopment concept envisions a mixed-use/commercial district that focuses on entertainment 
with restaurants, retail, and other destination venues. The district is intended to build on the Civic 
Center and connect that development to M-59. This mixed-use development is fronted on both an 
internal street and greenspace. The courtyard created around the greenspace creates a social 
environment where people can patronize an individual business but be in a collective space. The 
concept envisions the businesses in the mixed-use development using the greenspace for outdoor 
dining and entertainment.  

Table XX: Sample Images 

Mixed-Use 

 
Commercial 
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Green Space 

 
 

Figure XX: Lakes Town Center Redevelopment Concept 
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Placemaking 

Building a sense of place starts with defining borders, a core, hubs of activity, and landmarks in the 
public realm so that passers-by understand where the district begins and ends. Place, by definition, 
should be distinct enough for people to immediately distinguish it from other neighborhoods or 
districts.  

Placemaking’s main charge is to create desirable places with a focus on physical improvements. As 
so much of the economy is impacted by activity that takes place outside of the Township, the focus 
on investing in beauty through landscaping, amenities, art, and events helps to create a 
distinguishable “place” that entices residents and tourists to visit. Public investment signals to 
developers the Township is ready and willing to support business establishments, simultaneously 
setting the tone for how they should fit in. It takes the coordination of public and private dollars to 
create a place that people want to be. Placemaking’s connection to economic development is 
straightforward. One study found “people are 50% more likely to spend time in spaces with creative 
placemaking.”3 Related to this, people will also be more likely to recommend this place and spend 
more money there. 

Within White Lake Township, the majority of placemaking efforts prioritize natural features, parks, 
and recreational spaces as a testament to the Township’s commitment to natural space preservation.  

Stanley Park  

Located on Elizabeth Lake Road just southeast of the Civic Center, Stanley Park provides beach access 
to Brendel Lake as well as a system of trails. Stanley Park and its placemaking efforts are unique in 
that the Township’s 5-Year Recreation Plan for 2023-2027 focused on redevelopment plans for the 
park to improve facilities while also maintaining and preserving its natural features. 

Corridor Improvement Authority  

The White Lake Township Corridor Improvement Authority (CIA) aims to promote private 
development and redevelopment, highlighting the Township’s position as a “Four Seasons 
Playground” and offering world-class recreational opportunities for residents and visitors alike. The 
Authority’s focus is on the Highland Road corridor with the intention to promote the area’s natural 
amenities, non-motorized connectivity, and nodes of retail, dining, entertainment, and lodging to 
round out the corridor experience. 

In 2023, the CIA recommended the Township Board adopt a development plan and tax increment 
financing (TIF) plan. The plan outlines a TIF funding mechanism which captures increases in tax 
revenue from a portion of properties in the CIA which are not taxed at a higher rate; the TIF diverts 
future revenues to the CIA. Between 2024 and 2043, the TIF is estimated to capture $12,273,133.  

For CIA programs and projects, redevelopment encompasses the physical, economic, and social 
elements of place. Projects  the CIA has proposed include branding and marketing efforts, wayfinding 

 
3 Real Estate News. “New Research Reveals the Impact of Creative Placemaking.” November 2016. https://storeys.com/new-research-reveals-
the-impact-of-creative-placemaking/  
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signage, streetscape improvements (including beautification efforts and area branding), and various 
improvements to traffic flow, non-motorized connections, and transit-oriented development.4 

Table XX: Proposed CIA Projects 

Project Description Timeline 
Branding A branding process creates a distinct identity to be 

established for the District and the Township. The CIA will 
promote the area as a community center and area of 
regional appeal and business attraction. Branding the 
district will also set the themes of other visual 
improvements, gateway signage, marketing, and 
wayfinding.  

2024 – 2025  

Entryway and 
Wayfinding Signage 

Include wayfinding that would direct visitors within the 
district to the Town Center, Gateway District, parks, 
community buildings, and other points of interest.  

2027 – 2029  

Streetscape 
Improvements 

Includes enhancements to the streetscaping, landscaping, 
public art, seasonal displays, and other design elements. 
Provide a visual connection between M-59 and other 
corridors. 

2030 – 2032 

Pathway Extensions 
and Improvements 

Improve non-motorized transportation throughout the 
District. Connect M-59 with residential, commercial, and 
recreational areas. Complete the Township Triangle Trail to 
connect Town Center and Library to M-59 and Teggerdine 
Road. 

2028 – 2035  

Traffic Safety 
Improvements 

Build intersection capacity and additional safety 
improvements throughout the District. Add safe pedestrian 
and non-motorized crossings.  

2025 – 2035  

Enhanced Transit 
Stops and Transit-
Oriented 
Development 

In conjuction with the expansion of WOTA along M-59, 
enhance transit stops with cover and seating. Promote 
transit-oriented development.  

2028 – 2035  

Sewer Extensions Expand sanitary sewer to underserved and unserved areas 
of the District. 

2028 – 2034  

Water Extension / 
System 
Improvement 

Expand water service to underserved and unserved areas 
of the District. 

2028 – 2034  

Property/Easement 
Acquisition 

Potentially acquire property through fee simple or by 
easement. 

2025 – 2035  

ECONOMIC DEVELOPMENT PARTNERSHIPS 

As forces both inside and outside of White Lake play a role in the Township’s overall economic health, 
the Township itself is not solely responsible for its continued development and economic prosperity. 
As a part of a network, White Lake will have to cooperate with agencies and organizations that have 
a larger scope of operation and connections to resources such as funding, expertise, talent, and 

 
4 MEET-Packet-197320c748a24e679194674cc23a15f8.pdf (usgovcloudapi.net)  
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program management. Economic partnerships could include cross promotion, regularly scheduled 
meetings, joint projects, and other opportunities for mutual support as needed. Below is an inventory 
of local and regional partners to support the Township’s economic development. 

Table XX: Economic Development Partners 

Organization Focus Area/Expertise 

Advantage Oakland 

Oakland County’s economic development department, 
connecting jurisdictions across the County to resources to 
support businesses with capital acquisition, workforce 
development, entrepreneurial endeavors, and more.5 

Community Foundation for 
Southeast Michigan – New 

Economy Initiative 

The New Economy Initiative is a special project of the Community 
Foundation for Southeast Michigan committed to regional 
economic development to encourage further investment. The 
initiative focuses on supporting service providers by providing 
technical assistance through business planning, providing capital 
to new and growing businesses, and connecting businesses to 
each other and their community. 6 

Oakland Chamber Network 

Oakland Chamber Network seeks to cultivate a collaborative 
business environment across the region where member chambers 
can access resources that support each individual chamber's 
mission. 

Lakes Area Chamber of 
Commerce 

The regional chamber for western Oakland County that serves 
the communities of Commerce, Walled Lake, Waterford, White 
Lake, Wixom, Wolverine Lake, and the Union Lake Business 
District since 1950. With approximately 400 members, the 
Chamber represents a diversified group of businesses, drives 
economic progress, and facilitates valuable connections through 
networking and other initiatives.7 

Southeast Michigan Council 
of Governments 

The Southeast Michigan Council of Governments (SEMCOG) 
supports local planning by providing technical services, data 
analysis, and intergovernmental resources. SEMCOG’s technical 
assistance in the region’s economic development covers many 
facets, including a recently published report titled Increasing 
Shared Prosperity for a Resilient Economy (semcog.org). 

 

 
5 Business Development | Oakland County, MI (oakgov.com) 
6 New Economy Initiative • CFSEM  
7 Lakes Area Chamber of Commerce 
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9. Goals and Implementation  
Good planning uses data and community preferences to shape a preferred course of action. In this 
section, findings from previous chapters of the Master Plan and series of community engagements 
are used to build an Action Plan of strategies. This Action Plan is intended to advance White Lake 
Township towards its goals by providing guidance for future planning efforts.  

The following vision from the 2012 Master Plan was shared through the community survey at the 
start of the master planning process:  

“Strive for a sustainable White Lake Township that balances the community’s economic, 
environmental, and social needs. Promote the identity of White Lake Township as a small country 
town with big city amenities by protecting and preserving natural features, encouraging 
redevelopment of obsolete properties, and directing growth and development to a central 
community core.” 

When asked if this vision still aligned with their vision of white lake, 77% of respondents stated 
that it did. The 2012 vision is carried forward with this Master Plan. In addition to the 2012 vision, 
the following 10 goals were identified and shared through the community survey at the start of the 
master planning process. The survey asked respondents to select their top three goals, the results 
are detailed in the table titled “Goal Survey Results.” 

Table XX: Goal Survey Results 

Goal 
All Survey 

Respondents 
White Lake Residents 

Preserve and protect natural features including 
wetlands, floodplains, lakes, woodlands, and 
other natural features 

69% 69% 

Maintain the small-town rural character of 
existing single family residential areas 

49% 49% 

Provide adequate infrastructure that preserves 
and protects White Lake Township’s natural 
features 

46% 46% 

Address the community’s needs for efficient 
and safe multi-modal access (walking, biking, 
auto) 

31% 32% 

Enhance the quality of life and make the 
community more appealing by providing a 
variety of recreational facilities 

26% 26% 

Provide goods and services that meet the 
current and future needs of Township 
residents 

22% 22% 

Address the community’s needs for sewer and 
water systems 

20% 20% 
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Provide efficient public services that 
adequately and safely support the existing and 
future population of White Lake Township 

17% 17% 

Encourage high tech, research, and light 
industrial developments to improve the tax 
base and provide job opportunities 

7% 7% 

Provide a variety of housing opportunities 3% 3% 
 

Based on community feedback, the goals were revised to the following: 

a. Invest in infrastructure and implement appropriate regulations and policy measures to 
preserve and protect natural features, including wetlands, floodplains, lakes, woodlands, 
and other natural features. 

b. Enhance the quality of life and make the community more appealing by providing a variety 
of recreational facilities. 

c. Maintain the small-town rural character of existing single-family residential areas while 
pursuing opportunities to meet the Township’s housing needs.  

d. Address the community’s needs for efficient and safe multi-modal access (walking, biking, 
automobile, etc). 

e. Provide goods, services, infrastructural upgrades, and public services systems to meet the 
current and future needs of Township residents. 

f. Improve the Township’s tax base and provide job opportunities by encouraging beneficial 
development/redevelopment projects. 

Table XX: Action Plan 

Action Item Applicable Goal(s) Timeframe 

Retain residents between the ages of 25 and 
34 by responding to demand for more housing 
units, including affordable housing options. 

E Medium term 

Support an increasing senior population by 
assessing and responding to the demand for 
additional assisted living facilities, nursing 
homes, and appropriate healthcare facilities. 

C, E Medium term 

Accommodate the needs of the Township’s 
disabled population by enforcing ADA 
compliant design. 

E Ongoing 

Recognize the economic hardship that faces 
households earning below the ALICE threshold 
by encouraging affordable housing and 
economic opportunities. 

E, F Short term 

Encourage protection of wetlands and 
installation of green infrastructure along FEMA 
zones to mitigate harm caused by flooding.  

A Short term 

Designate areas around floodplain as 
conservation areas to limit development and 
impervious surfaces. 

A, B Short term 
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Regulate lakefront development by mandating 
greenbelts with native vegetation in a buffer 
zone between the setback and the water’s 
edge to reduce flooding impacts. 

A Medium term 

Provide information about voluntary 
conservation easements to residents, especially 
those living in the environmentally sensitive 
designated areas. 

A Short term 

Encourage green infrastructure placement 
during the site plan review process and/or 
planned development process.   

A Ongoing 

Preserve natural and open spaces by pursuing 
commercial development in formerly vacant, 
revitalized commercial buildings and/or 
retrofitting strip malls to support new 
commercial activities. 

A, B Medium term 

Increase housing supply to meet demand for 
residence in the Township. 

C Medium term 

Ensure aging housing stock receives 
appropriate maintenance and renovation to 
promote its habitability to the greatest extent 
and to avoid deterioration and demolition. 

C, E Medium term 

Address increasing housing costs and the 
limited availability of starter homes valued 
between $150k and $250k by increasing the 
Township’s supply of housing to match the 
demand. 

C Medium term 

Accommodate future community housing 
preferences by matching the size and types of 
housing construction to needs. For example, 
while single-family homes remain the most 
prominent preference for Township residents, 
support attached single-family structures (such 
as duplexes). 

C Short term 

Pursue CDBG funds to support the 
revitalization of housing units that are 
deteriorating and/or uninhabitable in order to 
put them back into the housing market. 

C, E Ongoing 

Rezone commercial districts and corridors to 
allow for mixed-use developments. 

C, F Ongoing 

Support commercial development by 
revitalizing buildings that have become vacant 
and/or retrofitting strip malls to support new 
commercial activities. 

F Medium term 

Ensure redevelopment plans align with 
community-guided ideas at Pontiac Lake 
Gateway, Cedar Island and Bogie Lake, and 
around Lakes Town Center. 

F Long term 
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Support efforts of White Lake Corridor 
Improvement Authority to promote a sense of 
place, connectivity, and various activities in 
commercial corridors across the Township. 

E, F Ongoing 

Implement traffic calming techniques along 
Cooley Lake Road and M-59 (east of 
Teggerdine Road) to ease commuter 
congestion in route to outside communities.  

D Ongoing 

Address the volume of crashes that take place 
at intersections along M-59 by improving road 
safety measures and implementing biking and 
pedestrian infrastructure. 

D Ongoing 

Educate and share information with Township 
residents about implementation plans for non-
motorized infrastructure that includes a signed 
bicycle route, bicycle lanes, and shared-use 
paths. 

D Ongoing 

Educate and share information with Township 
residents about public transportation options, 
including upcoming changes in operation. 

D, E Ongoing 

 

 

  

111

Item B.



Future Land Use 
The Future Land Use Map (FLUM) identifies preferred future land uses in the Township. It is a 
general framework, a land-use visualization of intended future uses, that guide land use and policy 
decisions within the Township over the next 10-20 years. It should drive changes to the Zoning 
Ordinance and inform development review decisions. In the FLUM, preferred locations for future 
development types are displayed, allowing the community to identify where certain land uses 
should expand or contract without committing to it by law.  

Future Land 
Use 

Description Examples of 
Use* 

Residential 
Density 
(DU/Acre) 

Corresponding 
Zoning 
District(s) 

Recreation / 
Open Space 

Large recreation spaces including 
the Highland State Recreation 
Area, White Lakes Oaks Golf 
Course, Pontiac Lake State 

Recreation Area, and Township 
parks. 

Parks, golf 
courses, ski 
resorts, 
conservation 
areas 

n/a ROS 

Agriculture / 
Rural 
Residential 

Maintains agricultural land and 
rural living through large lots and 
limited residential development. 

Subdivision residential 
development is discouraged. 

Large-lot single 
family, 
agriculture, 
farm-stands, 
cider mills 

0.2 AG, SF 

Suburban 
Residential 

Provides large lot, low density 
residences with open space 
preservation in residential 

subdivisions. Residential lots tend 
to be smaller than those in the 

agriculture / rural residential future 
land use classification.  

Large-lot single 
family, parks, 
churches, public 
facilities or 
institutions (e.g., 
schools) 

0.5 – 3.0 R1-A, R1-B 

Neighborhood 
Residential 

Maintains existing neighborhoods 
and provides for denser residential 
development in places where there 

is infrastructure to support the 
density and ensuring density is 

within context of the surrounding 
neighborhood. 

Small-lot single 
family, duplexes, 
multi-family, 
parks, 
convalescent or 
nursing homes 

2.0 – 8.0 
R1-C, R1-D, 

RM-1, RM-2, PD 

Manufactured 
Residential 

Includes existing manufactured 
housing developments.  

Manufactured 
housing 

3.0 – 6.0 MHP 

Neighborhood 
Commercial 

Provides neighborhood scale 
commercial establishments that 
have daily goods and services for 

residents. Creates centers of 
neighborhood life, encouraging a 
mix of compatible retail, service, 
office, and residential uses in a 

walkable environment. 

Professional 
services/office, 
personal care, 
restaurants, 
mixed-use 

Varies based 
on 

development 

LB, RB, NB-O, 
NMU 

Commercial 
Corridor 

Provides regional goods and 
services to residents and non-

residents. Includes large box stores 
and drive throughs. 

Large grocery, 
outlet, mixed-
use, restaurants 

Varies based 
on 

development 

PB, GB, LB, PD, 
TC, NMU 
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Pontiac Lake 
Gateway 

Creates a welcoming gateway 
offering a mix of local and regional 

goods and services. Uniform 
development and design standards 

create a defined sense of place. 

Professional 
services, multi-
family, personal 
care, restaurants, 
entertainment 

Varies based 
on 

development 

PG, GB, PB, 
RM-1, RM-2 

Production / 
Technology 

Serve community’s need for 
research facilities and light 

industrial opportunities. 

Light 
manufacturing 

n/a LM, ROP 

*Not an exhaustive list 
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Figure XX: Future Land Use 
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