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

(FORMER WHITE LAKE LIBRARY) 
THURSDAY, MAY 19, 2022 – 7:00 PM 

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

AGENDA 
1. CALL TO ORDER 

2. ROLL CALL 

3. PLEDGE OF ALLEGIANCE 

4. APPROVAL OF AGENDA 

5. APPROVAL OF MINUTES 

A. Minutes of May 5, 2022 

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

7. PUBLIC HEARING 
A. 1392 S. Williams Lake 

Property described as parcel number 12-36-476-002 (1392 S. Willams Lake Road) 
located on the west side of Williams Lake Road, north of Cooley Lake Road and 
contains approximately 386.60 feet of frontage on Williams Lake Road. Consisting of 
approximately 2.50 acres. 
Request: Applicant requests to rezone the parcel from  from AG (Agricultural) to 
RM-1 (Attached Single-Family).  
Applicant: Justin Jundy  
1392 S. Williams Lake Road  
White Lake, MI 48386 
 

B. VCA 

Property described as parcel number 12-21-276-023 (7755 Highland Road) located on 
the north side of Highland Road, west of Elizabeth Lake Road. Consisting of 
approximately 1.27 acres. 
Request: 1) Amended final site plan 
2) Special land use to establish and operate a veterinary clinic 
Applicant: VCA Animal Hospitals, Inc 
12401 West Olympic Blvd 
Los Angeles, CA 90064 
 

8. CONTINUING BUSINESS 
A. Comfort Care White Lake 

Property described as parcel number 12-36-176-002, located on the west side of Union 
Lake Road, between Hutchins Road and Cooley Lake Road, consisting of approximately 
8.7 acres. 
Request: 
i) Rezoning (from (LB) Local Business to Planned Development (PD)) 
ii) Preliminary site plan approval 
Applicant: Comfort Care, LLC 
4180 Tittabawassee Road 
Saginaw, MI 48604 
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AGENDA 

 

WHITE LAKE TOWNSHIP 
PAGE 2 PLANNING COMMISSION MEETING 
 MAY 19, 2022 

 
 

9. NEW BUSINESS 

10. OTHER BUSINESS 

11. LIAISON'S REPORT 

12. DIRECTOR'S REPORT 

13. COMMUNICATIONS 

14. NEXT MEETING DATE: June 2, 2022 & June 16, 2022 

15. ADJOURNMENT 

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

reasonable accommodations. 
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Charter Township of White Lake  Page 1 of 3 
Planning Commission Regular Meeting 
Minutes of May 5, 2022 
 
 
 

WHITE LAKE TOWNSHIP 
PLANNING COMMISSION 

Township Annex, 7527 Highland Road 
White Lake, MI  48383 

May 5, 2022 @ 7:00 PM 
CALL TO ORDER 
 
Commissioner Seward called the meeting to order at 7:05 PM and led the Pledge of Allegiance. Roll 
was called. 
 
ROLL CALL 

Debby Dehart 
Scott Ruggles  
Mark Fine 
Robert Seeley 
T. Joseph Seward 

Absent:   Steve Anderson  
Merrie Carlock 
Pete Meagher 
Matt Slicker 

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

Visitors:  3 members of the public were present  

APPROVAL OF AGENDA 
 
Commissioner Seeley moved to approve the agenda of the May 5, 2022 Planning Commission 
Meeting.  
Commissioner Fine supported and the MOTION CARRIED with a voice vote: 5 yes votes. 
 
APPROVAL OF MINUTES 
 

a. Regular meeting minutes of April 21, 2022 
b. Commissioner Seward had 2 corrections to the April 21, 2022 minutes.   

 
Commissioner Seeley moved to approve the Minutes of April 21, 2022 with the 2 corrections. 
Commissioner Fine supported and the MOTION CARRIED with a voice vote: 5 yes votes.  
 
CALL TO THE PUBLIC (FOR ITEMS NOT ON THE AGENDA) 

 
None  
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Charter Township of White Lake  Page 2 of 3 
Planning Commission Regular Meeting 
Minutes of May 5, 2022 
 
 
 
 
PUBLIC HEARING 
 

A. Oakland Harvesters  
Location: located on the north side of White Lake Road, west of Old  
White Lake Road. Identified as parcel 12-01-127-001, consisting of 2 acres.  
Currently zoned (LM) Light Manufacturing.  
Request: Final site plan approval  
Applicant: Oakland Harvesters  
840 Sherbrooke St  
Commerce Township, MI 48382 
 
Applicant Present:  Ty Nyottilla of Oakland Harvesters at 840 Sherbrooke St., Commerce 

 
Director O’Neil presented the project that was previously approved by the Township board for 
preliminary site plan and special land use. The plan is significantly deficient on landscaping, the greenbelt 
landscaping requirement is non-negotiable so perhaps they can plant more trees than required but less 
shrubs to meet the intent of the ordinance. Other deficiencies of the plans include irrigation of the 
landscaping, screening of the mechanical units, lighting, stripping of the parking lot, and curbing. A 
sidewalk deferral agreement would need to be requested. 
 
Mr. Leuffgen presented the engineering report from DLZ dated April 28, 2022. Curbing is a condition of 
approval and a sidewalk deferral would need to be requested. There was a previous water supply 
agreement at this site but this site is proposing a well because water is not available. If water becomes 
available in the future the well should be abandoned and water should be connected. The plans 
demonstrate engineering feasibility and the detention basin is adequate.  
 
Commissioner Dehart inquired why they have 2 entrances to White Lake Road. 
 
Mr. Nyottilla stated it is for the ease of the large sized equipment to enter and exit the property. 
 
Mr. Nyottilla has no problems with any of the staff comments or engineering comments. Agreeable to 
increasing the landscaping and the greenbelt landscaping was an oversight that will be corrected.  
 
Commissioner Seward asked the applicant to explain his what his business does. 
 
Commissioner Fine inquired about what the equipment looks like. 
 
Mr. Nyottilla described a weed harvester. 
 
Commissioner Seeley inquired what the exchange of trees to shrubs to meet the requirement of the 
landscaping ordinance and if the screening of the machinery was covered. 
 
Director O’Neil stated it would be approximately 5 to 1 exchange of trees to shrubs. 
 
Mr. Nyottilla agreed to add landscaping as stated and to meet all other conditions described. 
 
Discussion occurred about the number of trees and shrubs to meet the intent of the ordinance. 
 
Mary Early of 5925 Pine Ridge Court is concerned about the number of bathrooms on the plan. 
 
Mr. Nyottilla stated that cost constrains limited the ability to add a second bathroom.  
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Charter Township of White Lake  Page 3 of 3 
Planning Commission Regular Meeting 
Minutes of May 5, 2022 
 
 
 
 
Director O’Neil noted that this is a building code requirement so it would not be something that the 
Planning Commission would remark on. He suggested considering a different layout that would 
accommodate a second bathroom. 
 
Commissioner Seeley moved to approve the final site plan subject to all staff and consultants’ 
review comments being addressed with the understanding that they will work with Staff to add the 
Greenbelt landscaping, appropriate interior landscaping of 5 to 1 trees to shrubs, mechanical 
units are adequately screened, outdoor lighting is appropriately shielded, the parking lot has 
double stripping, a sidewalk deferral will be filed with the Township and that the bathroom is 
redesigned for unisex use as agreed upon by the applicant after receiving public comment, 
for the property described as parcel number 12-01-127-001, consisting of 2 acres. Currently zoned 
(LM) Light Manufacturing 
Commissioner Dehart supported, and the MOTION CARRIED with a roll call vote (5 yes votes): 
(Dehart/yes, Fine/yes, Seeley/yes, Seward/yes, Ruggles/yes) 
 
CONTINUING BUSINESS 
 
None 
 
NEW BUSINESS 
 
None 
 
OTHER BUSINESS 
 
None 
 
LIAISON'S REPORT 
 
None 

 
DIRECTOR'S REPORT 
 
None 
 
COMMUNICATIONS 
 
NEXT MEETING DATES:  May 19, 2022 
    June 2, 2022 
 
ADJOURNMENT 
 
Commissioner Seeley moved to adjourn the meeting at 7:40 PM  
Commissioner Fine supported and the MOTION CARRIED with a voice vote: 5 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 

Community 
Development 

Director 

☐ ☐ ☒ ☐ Based on comments from the Staff 
Planner 

Justin 
Quagliata 

Staff Planner ☐ ☐ ☒ ☐ See letter dated 
4/14/2022 

Project Name: 1392 S Williams Lake 

Description:  Rezoning 

Date on Agenda this packet pertains to: May 19th , 2022 
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WHITE LAKE TOWNSHIP 
PLANNING COMMISSION 

 

REPORT OF THE  
COMMUNITY DEVELOPMENT DEPARTMENT  

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

Justin Quagliata, Staff Planner 
 
DATE: April 14, 2021 
 
RE:  1392 S. Williams Lake Road (Parcel Number 12-36-476-002)  
  Rezoning – Review #1 
 

 
Justin Jundy has requested the rezoning of approximately 2.50 acres located at 1392 S. Williams 

Lake Road from AG (Agricultural) to RM-1 (Attached Single-Family).  The site is located on the 

west side of Williams Lake Road, north of Cooley Lake Road and contains approximately 

386.60 feet of frontage on Williams Lake Road. 

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

Family category.  This category may be characterized by owner‐occupied duplexes, townhomes, 

stacked ranches, and flats, as well as traditional multi‐family rental apartments.  Densities are 

expected to range between 6.0 and 10.0 units per acre, based upon the product type, zoning 

classification, and approved development plan. 

 

FUTURE LAND USE MAP 
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1392 S. Williams Lake Road 

Rezoning – Review #1 

Page 2  

 

Zoning 

 

The subject site is currently zoned AG, which requires a minimum of 300 feet of lot width and 

five (5) acres of lot area.  The requested RM-1 zoning district requires a minimum of 100 feet of 

lot width, 10,000 square feet of lot area for the first unit with each additional unit requiring 

additional lot area (as promulgated by Article 3, Section 1.8.E of the zoning ordinance).  With 

approximately 386.60 feet of lot width on Williams Lake Road and 2.50 acres of lot area, the site 

does not comply with the lot area requirement of the AG district.  However, the site meets the 

minimum standards for both lot area and lot width of the proposed RM-1 zoning district.  The 

following table illustrates the lot width and lot area standards for the existing AG and proposed 

RM-1 zoning districts: 

 

ZONING DISTRICT LOT WIDTH  LOT AREA 

AG 300 feet 5 acres 

RM-1 100 feet 

10,000 square feet, plus 

additional area based on the 

number of units 

 

ZONING MAP 

 

 
 

Physical Features 

 

A single-family house occupies the center portion of the parcel, and topography of the site is 

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

Wetland Map and the Federal Emergency Management Agency (FEMA) Flood Insurance Rate 

Map indicate neither wetlands nor floodplain are present on or near the site. 
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1392 S. Williams Lake Road 

Rezoning – Review #1 

Page 3  

 

Access 

 

The site fronts on Williams Lake Road, which along the subject property is a three-lane (center 

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

Functional Classification System (NFCS) utilized by the Road Commission for Oakland County 

(RCOC).  The most recent (2016) traffic count information from the Southeast Michigan Council 

of Governments (SEMCOG) Regional Traffic Count Database for Williams Lake Road, from 

Cooley Lake Road to Elizabeth Lake Road, showed a total of 16,400 vehicles in a 24-hour 

period.   

 

Utilities 

 

Municipal water and sanitary sewer are available to serve the site.  The location and capacity of 

utilities for any proposed development will be reviewed in detail by the Township Engineering 

Consultant at the time of a development submittal. 

 

Staff Analysis 

 

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

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

ordinance in making its findings, recommendations, and decision: 

 

A. Consistency with the goals, policies and future land use map of the White Lake Township 

Master Plan, including any subarea or corridor studies.  If conditions have changed since 

the Master Plan was adopted, the consistency with recent development trends in the area.  

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

Family category, which aligns with the proposed RM-1 zoning district. 

 

B. Compatibility of the site's physical, geological, hydrological and other environmental 

features with the host of uses permitted in the proposed zoning district.  If the property is 

rezoned to RM-1, it would not directly or indirectly have a substantial adverse impact on the 

natural resources of the Township. 

 

C. Evidence the applicant cannot receive a reasonable return on investment through developing 

the property with one (1) of the uses permitted under the current zoning.  No such evidence 

has been submitted. 

 

D. The compatibility of all the potential uses allowed in the proposed zoning district with 

surrounding uses and zoning in terms of land suitability, impacts on the environment, 

density, nature of use, traffic impacts, aesthetics, infrastructure and potential influence on 

property values.  The majority of the permitted and special land uses in the RM-1 district are 

compatible with the surrounding uses and the nature of the uses anticipated in the Township 

Master Plan.  Only the Township Assessor may provide comment on property values.  
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1392 S. Williams Lake Road 

Rezoning – Review #1 

Page 4  

 

E. The capacity of Township utilities and services sufficient to accommodate the uses permitted 

in the requested district without compromising the "health, safety and welfare" of the 

Township.  The site is in an area intended to be serviced by public water and sanitary sewer.  

The Community Development Department defers to the Director of Public Services and 

Township Engineering Consultant on this matter.   

 

F. The capability of the street system to safely and efficiently accommodate the expected traffic 

generated by uses permitted in the requested zoning district.  A revised rezoning traffic 

study shall be prepared as described in Article 6, Section 3 of the zoning ordinance.  

 

G. The apparent demand for the types of uses permitted in the requested zoning district in 

relation to the amount of land in the township currently zoned and available to accommodate 

the demand.  Evidence of the demand in the Township for additional multiple-family rental 

units has not been submitted.  However, the location is appropriate for owner-occupied 

attached single-family, given the traffic, residential units, and general density in the area. 
 

H. The boundaries of the requested rezoning district are reasonable in relationship to its 

surroundings, and construction on the site will be able to meet the dimensional regulations 

for the zoning district listed in the Schedule of Regulations.  The subject property is adjacent 

to RM-1 zoned property on all sides.  The applicant provided a concept plan showing one, 

16-unit building (two bedrooms per unit) on the east side of the site.  Parking is shown on the 

west side of the building, with two driveways accessing Williams Lake Road at the north and 

south ends of the site.  The applicant did not volunteer conditions on the rezoning related to 

the concept plan.  Site plan review and approval would be required from the Planning 

Commission and Township Board to construct the building.  The concept plan is not under 

consideration by the Township, and it was not reviewed for compliance with applicable 

zoning ordinance requirements.  Other factors that may impact future development of the 

site, such as, but not limited to, soils, topography, site layout, stormwater/drainage, and 

utilities would be considered at the time of a development proposal.  

 

I. The requested zoning district is considered to be more appropriate from the township's 

perspective than another zoning district.  The uses allowed in the RM-1 district are 

appropriate for the site.  

 

J. If the request is for a specific use, is rezoning the land more appropriate than amending the 

list of permitted or special land uses in the current zoning district to allow the use?  

Rezoning would be the most appropriate way to allow for the proposed use.  Amending the 

AG zoning district to allow attached single-family would not be advised. 

 

K. The requested rezoning will not create an isolated and unplanned spot zone.  The site is 

entirely surrounded by RM-1 zoning. 
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1392 S. Williams Lake Road 

Rezoning – Review #1 

Page 5  

 

L. The request has not previously been submitted within the past one (1) year, unless conditions 

have changed or new information has been provided.  This request is a new application.  The 

applicant previously proposed rezoning the subject property to RM-2 (Multiple Family).  

After consultation with staff and consultants, the applicant amended their application to 

request RM-1 zoning.   

 

M. An offer of conditions submitted as part of a conditional rezoning request shall bear a 

reasonable and rational relationship to the property for which rezoning is requested.  This 

standard is not applicable.   

 

N. Other factors deemed appropriate by the Planning Commission and Township Board.  The 

Planning Commission and Township Board could also consider other factors which may be 

relevant to the rezoning request.  

 

Rezoning the property from AG to RM-1 will render the current single-family use of the 

property nonconforming, as detached single-family dwellings are not permitted in the RM-1 

district.  Nonconforming uses of land and nonconforming structures cannot be altered, 

enlarged/increased, or extended.  If a nonconforming structure or portion of a structure 

containing a nonconforming use becomes physically unsafe or unlawful due to lack of repairs 

and maintenance, and is declared by the Building Official to be unsafe or unlawful by reason of 

physical condition, it may be structurally altered as permitted by the Building Official to restore 

it to a safe condition provided the cost of such work does not exceed 50 percent of the State 

Equalized Valuation of such building or structure at the time such work is done. 

 

Planning Commission Options 

 

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

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

Board.  Staff recommends approval of the rezoning from AG to RM-1.  Prior to scheduling 

a public hearing on the request, a revised rezoning traffic study shall be prepared as 

described in Article 6, Section 3 of the zoning ordinance. 
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ZONING CHANGE

PROPOSED

FOR MORE INFORMATION CALL:

CHARTER TOWNSHIP OF WHITE LAKE

COMMUNITY DEVELOPMENT DEPARTMENT

(248) 698-3300, EXT. 163
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SCALE:

NOTES:

1. 

J & A  ARCHITECTURAL

 ENGINEERING

3250 W. BIG BEAVER RD.

SUITE 510

TROY, MI 48084

P. 248.282.6475

F. 248.590.0257

azhermatty@gmail.com

ISSUED FOR DATE

Statement of Intellectual Property

The ideas, concepts, drawings and thoughts conveyed

herein are the intellectual property of

J & A ARCHITECTURAL ENGINEERING

3250 W. Big Beaver Road

Troy, MI   48084.

 This set of drawings, in whole or in part, may not be

reproduced, without the written consent of

J & A ARCHITECTURAL ENGINEERING.

This information is protected under U.S. Copyright Law, all

rights reserved.

©Copyright 2021
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SHEET NAME:
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21-171

RE-ZONING 03-08-2022

REZONING

SIGNAGE

AS SHOWN

DESIGNER OF RECORD:

3250 W. Big Beaver

Suite 510

Troy,  MI 48084

248.282.6475

J & A ARCHITECTURAL ENGINEERING

LOCATION MAP                                                                                                                          N.T.S.

1392 S WILLIAMS LAKE RD

WHITE LAKE, MI 48386

RS

4X4 PT POST

BLACK LETTERS

ON WHITE BACKGROUND,

BOTH SIDES

3/4" EXTERIOR PLYWOOD,

BOTH SIDES

*
LOCATION OF SIGN

AT MIDPOINT OF

PROPERTY WIDTH

SIGN SPECIFICATIONS:

-Black letters on a white background

-Size of sign - 4 ft. (vertical) by 10 ft. (horizontal)

-Sign face shall be exterior plywood

-Wording shall be as follows:

ZONING CHANGE PROPOSED (8" high letters)

FOR MORE INFORMATION CALL: (3" high letters)

CHARTER TOWNSHIP OF WHITE LAKE

COMMUNITY DEVELOPMENT DEPARTMENT (4" high letters)

(248) 698-3300, EXT. 163 (4" high letters)

-Sign shall be installed 42" above the ground
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SCALE: 1/2"=1'-0"

ZONING

CURRENT ZONING: AG AGRICULTURAL

PROPOSED ZONING: RM-1          ATTACHED SINGLE FAMILY RESIDENTIAL
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NOTES:

1. 

J & A  ARCHITECTURAL

 ENGINEERING

3250 W. BIG BEAVER RD.

SUITE 510

TROY, MI 48084

P. 248.282.6475

F. 248.590.0257

azhermatty@gmail.com

ISSUED FOR DATE

Statement of Intellectual Property

The ideas, concepts, drawings and thoughts conveyed

herein are the intellectual property of

J & A ARCHITECTURAL ENGINEERING

3250 W. Big Beaver Road

Troy, MI   48084.

 This set of drawings, in whole or in part, may not be

reproduced, without the written consent of

J & A ARCHITECTURAL ENGINEERING.

This information is protected under U.S. Copyright Law, all

rights reserved.

©Copyright 2021
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21-171

RE-ZONING 03-08-2022

ARCHITECTURAL

SITE PLAN

AS SHOWN

A1.0

CODE SUMMARY

GOVERNING CODES

2015 MICHIGAN BUILDING CODE (MBC)

2015 MICHIGAN MECHANICAL CODE (MMC)

2015 MICHIGAN PLUMBING CODE (MPC)

2015 MICHIGAN UNIFORM ENERGY CODE (MUEC)

2017 NATIONAL ELECTRICAL CODE (NEC)

ACCESSIBILITY

MICHIGAN BARRIER FREE DESIGN LAW

P.A. 1966 AS AMENDED

2009 ICC / ANSI A117.1 STANDARD AS REFERENCED FROM

CHAPTER 11 OF THE MICHIGAN BUILDING CODE

PROPOSED USE:  APARTMENTS

OCCUPANCY GROUP : R-2

TYPE OF CONSTRUCTION : VB

FIRE SUPPRESSION: : NFPA 13R

TYPE 'B' DWELLING UNITS: ALL FIRST FLOOR D.U. EXCLUDING TYPE 'A'

TYPE 'A' DWELLING UNITS: 2% OF 16 D.U. = 1 D.U.

(1) 2 BEDROOM DWELLING UNIT

PROPOSED No. OF DWELLING UNITS: 16 D.U.

PROPOSED REZONING: RM-1 ATTACHED SINGLE FAMILY DISTRICT

LEGAL DESCRIPTION:  T3N, R8E, SEC 36 PART OF E 1/2 OF SE 1/4 BEG AT

PT DIST N 877.40 FT FROM SE SEC COR, TH N 386.60 FT, TH S

89-32-00 W 282 FT, TH S 386.60 FT, TH N 89-32-00 E 282FT TO BEG

2.50 A Y558B-2  

PARCEL NUMBER:  1236476002

ACREAGE: 2.5 ACRES (109,134 S.F.)

DEVELOPMENT STANDARDS

MINIMUM LOT AREA:

FIRST UNIT: 10,000 SQUARE FEET

EACH ADDITIONAL UNIT

EFFICIENCY UNIT: 4,000 SQUARE FEET

ONE BEDROOM UNIT: 5,500 SQUARE FEET

TWO BEDROOM UNIT: 6,000 SQUARE FEET

THREE BEDROOM UNIT: 6,500 SQUARE FEET

FOUR BEDROOM UNIT: 7,500 SQUARE FEET

EACH ADDITIONAL ROOM: 300 SQUARE FEET

MINIMUM LOT WIDTH: 100 FEET

MAXIMUM LOT COVERAGE: 20%

SETBACKS

MINIMUM FRONT YARD SETBACK: 40 FEET

MINIMUM REAR YARD SETBACK: 40 FEET

MINIMUM SIDE YARD SETBACK: 25 FEET ONE SIDE

50 FEET TOTAL OF TWO SIDES

MAXIMUM BUILDING HEIGHT: 35 FEET OR 2 STORIES,

WHICHEVER IS LESS

MINIMUM FLOOR AREA PER DWELLING UNIT

TWO BEDROOMS 800 SQUARE FEET

PARKING

MINIMUM OF 2 PER DWELLING UNIT + DWELLING UNIT PLUS 1/4 OF A

SPACE PER BEDROOM FOR GUEST PARKING IN COMMON AREAS

16 DWELLING UNITS = 16 PARKING SPACES

32 BEDROOMS * 0.25 = 8 PARKING SPACES

TOTAL REQUIRED = 24 PARKING SPACES

REQUIRED:

(1) BARRIER FREE PARKING SPACES

(23) STANDARD PARKING SPACES

PROVIDED:

(2)BARRIER FREE PARKING SPACES

(29) STANDARD PARKING SPACES

BEDROOM DWELLING UNITS

(16) 2 BEDROOM DWELLING UNITS

SITE PLAN 

SCALE: 1" = 20'-0"

1

A0.1
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PATIO

PATIO

LIVING ROOM

14'-4"x 11'-4"

LIVING ROOM

14'-4"x 12'-6"

BEDROOM #1

11'-1"x 13'-0"

BEDROOM #2

11'-2"x 10'-6"

BATH #1

BATH #1

LAUN.

6'-4"x 6'-5"

LAUN.

6'-6"x 6'-5"

W.I.C.

W.I.C.

KITCHEN

12'-0"x 9'-5"

KITCHEN

9'-6"x 9'-5"

DINING

11'-0"x 6'-0"

DINING

7'-0"x 6'-0"

BATH #2

BATH #2

BEDROOM #1
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WHITE LAKE TOWNSHIP 
NOTICE OF PUBLIC HEARING 

 
Notice is hereby given of a public hearing by the White Lake Township Planning 
Commission on Thursday, May 19, 2022 at 7:00 P.M. at the Township Annex, 7527 
Highland Road, White Lake, Michigan 48383, to consider the following changes to the 
zoning map: 
 
Property described as 1392 S. Williams Lake Road, identified as parcel number 12-36-
476-002, located on the west side of Williams Lake Road, north of Cooley Lake Road, 
consisting of approximately 2.50 acres. 
 
Applicant requests to rezone the property from (AG) Agricultural to (RM-1) Attached 
Single-Family or any other appropriate zoning district. 
 
Persons interested are requested to be present.  Pertinent information relative to this 
rezoning request is on file at the Community Development Department and may be 
examined at any time during regular business hours of 8:00 a.m. to 5:00 p.m. Persons 
interested may visit the Community Development Department, contact the Community 
Development Department by telephone at 248-698-3300, ext. 5, or attend the Public 
Hearing on the date specified.  Written comments are also welcome at 7525 Highland 
Road, White Lake, MI 48383.  Individuals with disabilities requiring auxiliary aids or 
services should contact the Clerk's Office at least 5 days before the hearing.     
    
Sean O’Neil, AICP 
Community Development Director 
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TRAFFIC STUDY 
FOR PROPOSED MULTIFAMILY RESIDENTIAL 

DEVELOPMENT LOCATED AT 1392 S 
WILLIAMS LAKE RD 

WHITE LAKE TOWNSHIP, MICHIGAN 48386 
 

 

 

 

 

Prepared for 

WHITE LAKE TOWNSHIP  

PLANNING DEPARTMENT 

 

By 

Ahmad M Fawaz, P.E. 

Revised April 2022 
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INTRODUCTION 

This study examines the potential traffic impacts on the adjacent streets of a proposed 

multifamily residential development located at 1392 S Williams Lake Rd between Elizabeth Lake 

Rd and Cooley Lake Rd in White Lake Township, Michigan. The development includes four 

multifamily residential buildings. The intent of this report is to present traffic volumes likely 

generated by the proposed development and consider potential impacts to the adjacent roadway 

network. In addition to this introductory paragraph, the report includes the following sections: 

• A Site Description and Access 

• Road Network 

• Existing Traffic Volume 

• Vehicle Trip Generation 

• Adjustments To Trip Generation Rates 

• Trip Generation Distribution And Assignment 

• Development Impacts 

• Conclusion 

SITE DESCRIPTION AND ACCESS 

Land for the development has currently one ranch house which will be demolished to construct 

the four buildings. The site of proposed development is approximately 2.47 acres, and it is 

surrounded by residential subdivisions. It will include eighty-one parking spaces while the 

required are seventy-seven parking spaces. The residential development consists of 56 dwelling 

units distributed on four buildings: 

Building ‘A’ is two stories and has an area of 7,996 square feet per each floor. It consists of eight 

(1) bedroom units and eight (2) bedroom units. 

Building ‘B’ is two stories and has an area of 4,605 square feet per each floor. It consists of eight 

(2) bedroom units. 
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Figure 1: General site plan and access location point  
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Building ‘C’ is two stories and has an area of 6,802 square feet per each floor. It consists of sixteen 

(1) bedroom units. 

Building ‘D’ is two stories and has an area of 8,000 square feet per each floor. It consists of eight 

(1) bedroom units and eight (2) bedroom units. 

Development site traffic is accommodated by two full movement access points from S Williams 

Lake Rd. The proposed driveways are 24 ft wide, and they operate as stop-controlled 

intersections. The adjacent driveways are access roads for residential subdivisions and single 

houses. 

ROAD NETWORK 

According to SEMCOG database, all the streets leading to the development are under Oakland 

County jurisdiction. S Williams Lake Rd is classified as a principal arterial. It is a three lanes road, 

one travel lane in each direction and a center left turn lane. It has a posted speed limit of 50 mph 

and an annual average daily traffic (AADT) of 16,180 vpd as per traffic volume data collected in 

2016. Cooley Lake Rd is classified as a principal arterial located around 1000 feet south of the 

development. It is a three lanes road, one travel lane in each direction and a center left turn lane. 

It has a posted speed limit of 40 mph and an annual average daily traffic (AADT) of 20,321 vpd as 

per traffic volume data collected in 2021. Elizabeth Lake Rd is classified as a minor arterial located 

around 1.82 mile north of the development. It is a two lanes road, one travel lane in each 

direction. It has a posted speed limit of 45 mph and an annual average daily traffic (AADT) of 

7,310 vpd as per traffic volume data collected in 2015. 

The intersection of S Williams Lake Rd and Cooley Lake Rd is controlled by box span-wire traffic 

signal with a protected left turn phase for eastbound direction. The intersection between S 

Williams Lake Rd and Elizabeth Lake Rd is controlled by two diagonal span wire traffic signals. 
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EXISTING TRAFFIC VOLUME 

The source of the traffic volumes used in this report is from SEMCOG database and it is adjusted 

in this report by applying the recommended SEMCOG annual growth rate. 

The most up to date traffic counts reported on SEMCOG traffic count database system were for 

data collected on December 8 and 9, 2021 by Oakland County Sydney Coordinated Adaptive 

Traffic System (SCATS) and they are presented in table 1. The southbound traffic volume was 

obtained from SCATS system at the intersection between Cooley Lake Rd and S Williams Lake Rd 

and the northbound traffic volume was obtained from SCATS system at the intersection between 

Elizabeth Lake Rd and S Williams Lake Rd. The data was compared to traffic volume collected by 

tube traffic volume counter on July 08, 2021. It was found that there is no major difference in the 

results. There was no need to apply an annual growth rate to the collected traffic volume data 

because it is up to date. The hourly traffic volume counts presented in table 1 show that the AM 

peak hour is between 8:00 am and 9:00 am and the PM peak hour is between 4:00 pm and 5:00 

pm. 

VEHICLE TRIP GENERATION 

Standard traffic generation characteristics compiled by the Institute of Transportation Engineers 

(ITE) in their report entitled Trip Generation, 10th Edition, were applied to the proposed land use 

in order to estimate the average daily traffic (ADT) and peak hour vehicle trips. A vehicle trip is 

defined as a one-way vehicle movement from point of origin to point of destination. 

Table 2 presents average trip generation rates for the proposed development. Use of average 

trip generation rates presents a conservative analysis. ITE land use code 220 Multifamily Housing 

(Low-Rise) was used for analysis because of its best fit to the proposed land use. 

Table 3 summarizes the projected average daily traffic (ADT) and peak hour traffic volumes likely 

generated by the proposed land use. As Table 3 shows, the proposed development area has the 

potential to generate approximately 410 daily trips with 26 of those occurring during the morning 

peak hour and 32 during the afternoon peak hour. 
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Table 1: Hourly Traffic Volume Counts from SEMCOG Database for Williams Lake Rd 

 

SB Hourly NB Hourly Two Way

Count Count Hourly Count

0:00-1:00 42 64 106

1:00-2:00 18 25 43

2:00-3:00 31 44 75

3:00-4:00 69 32 101

4:00-5:00 124 134 258

5:00-6:00 296 419 715

6:00-7:00 408 318 726

7:00-8:00 417 525 942

8:00-9:00 506 561 1067

9:00-10:00 432 533 965

10:00-11:00 428 546 974

11:00-12:00 408 583 991

12:00-13:00 364 568 932

13:00-14:00 352 574 926

14:00-15:00 379 644 1023

15:00-16:00 440 812 1252

16:00-17:00 438 874 1312

17:00-18:00 407 896 1303

18:00-19:00 290 768 1058

19:00-20:00 210 493 703

20:00-21:00 194 392 586

21:00-22:00 181 315 496

22:00-23:00 112 208 320

23:00-24:00 70 121 191

Total 6,616 10,449 17,065

Time

WILLIAMS LAKE TRAFFIC COUNT BETWEEN COOLEY LAKE AND ELIZABETH LAKE

INTERVAL:60-MIN (Wed 12/8/2021 and Thu 12/9/2021)
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Table 2: Trip Generation Rates 

ITE Code Land Use Unit 24 
Hour 

AM Peak Hour PM Peak Hour 

Enter Exit Total Enter Exit Total 

220 
Multifamily 
Housing 

(Low-Rise) 
DU 7.32 0.11 

(23%) 
0.35 

(77%) 0.46 0.35 
(63%) 

0.21 
(37%) 0.56 

Key : DU = Dwelling Unit 

Table 3: Trip Generation Summary 

ITE Code Land Use Unit 24 
Hour 

AM Peak Hour PM Peak Hour 

Enter Exit Total Enter Exit Total 

220 
Multifamily 
Housing 

(Low-Rise) 
56 DU 410 6 20 26 20 12 32 

 

Adjustments to Trip Generation Rates  

A development of this type is not likely to attract trips from within area land uses nor pass-by or 

diverted link trips from the adjacent roadway system, therefore no trip reduction/adjustment 

was taken in this analysis. 

Trip Generation Distribution and Assignment 

Overall directional distribution of site-generated traffic was determined by examining current 

traffic patterns in the study area and assessing how well those patterns can be expected to 

represent the new site traffic, subject to the site access plan and professional judgment. Site-

generated traffic is anticipated to be distributed through the access points along S Williams Lake 

Road. Traffic assignment is how the site-generated and distributed trips are expected to be 

loaded on the roadway network. For this development, the existing traffic volumes were used to 

develop a trip distribution model for the AM and PM peak hours for traffic generated by the 

proposed development. The trips were assigned to northbound and southbound S Williams Lake 

Road. Figure 2 through 5 in the next pages present the distribution of the site traffic in the AM 
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and PM peak hours. They also present the total projected traffic volumes at the main access 

points of the development. 
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Warrant Study for Turn Lanes  

The section of Williams Lake Rd has a center left turn lane where the development is located. The 

maximum peak hour right turns are 10 vph and they are divided on two driveways. Around 5 right 

turns per hour per driveway. According to the Road Commission for Oakland County (RCOC) 

permit rules, specifications and guidelines, warrant for right turn deceleration lane or taper is 

presented in Figure 6-3 of the guidelines. Because, the peak hour right turns are less than 10 vph 

per driveway and the two-way traffic volume is 17,065 vpd, adding taper or right turn 

lane/deceleration lane are not warranted. The driveway will be designed according to table 6-3 

of the guidelines which is presented below: 

 

Comparison of Trip Generation Between Existing and Proposed Developments 

The current zoning of the parcel is agricultural (AG). The parcel currently has a one ranch style 

home (1,551 sq ft) on a 2.5 acres land.  ITE land use code 210 Single-family Housing was used for 

analysis because of its best fit to the existing land use. The proposed zoning is attached single 

family residential (RM-1). ITE land use code 220 Multifamily Housing (Low-Rise) was used for 
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analysis because of its best fit to the proposed land use. Table 4 presents average trip generation 

rates for the existing and proposed developments. Table 5 presents a comparison of trip 

generation between the existing and proposed developments. 

 

Table 4: Trip Generation Rates 

ITE Code Land Use Unit 24 
Hour 

AM Peak Hour PM Peak Hour 

Enter Exit Total Enter Exit Total 

210 

Existing 
Development 
Single-Family 

Detached 
Housing  

DU 9.44 
0.19 0.55 

0.74 
0.63 0.37 

0.99 
25% 75% 63% 37% 

220 

Proposed 
Development 

Multifamily 
Housing 

(Low-Rise) 

DU 7.32 
0.11 0.35 

0.46 
0.35 0.21 

0.56 
23% 77% 63% 37% 

Key : DU = Dwelling Unit 

 

Table 5: Comparison of Trip Generation Between Existing and Proposed Developments  

ITE Code Land Use Unit 24 
Hour 

AM Peak Hour PM Peak Hour 

Enter Exit Total Enter Exit Total 

210 
Single-Family 

Detached 
Housing  

1 DU 9.4 0.1 0.6 0.7 0.6 0.4 1 

220 
Multifamily 
Housing 

(Low-Rise) 
56 DU 409.9 5.9 19.8 25.8 19.8 11.6 31.4 

Difference of Trip Generation 
Between Existing and Proposed 

Developments  
400 6 19 25 19 11 30 
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Development Impacts 

According to White Lake Township Zoning Ordinance, a Traffic Impact Assessment (TIA) is required 

if the proposed use(s) would generate 500-749 driveway trips per day, or 50-99 peak-hour, peak-direction 

driveway trips. A Traffic Impact Statement (TIS) is required if the proposed use(s) would generate 750 or 

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

generated by the development are less than the threshold for TIA or TIS requirements. As Figures 

2 through 5 show, there is an increase in peak hour traffic volumes anticipated from the proposed 

development, but they are considered minor. These minor volumes are not likely to negatively 

impact traffic operations in the area. The level of service and the delay of the nearby intersections 

will have unnoticeable change. 

 

CONCLUSION 

This analysis assessed traffic generation for the proposed multifamily residential development 

located at 1392 S Williams Lake Rd and potential impacts to the adjacent roadway network. It is 

our professional opinion that the proposed site-generated traffic is expected to create no 

negative impact to traffic operations for the surrounding roadway network. Analysis of site-

generated traffic concludes that proposed development traffic volumes are minor. We trust that 

our findings will assist in the planning and approval of this proposed development.  
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APPENDICES 

 

Hourly

1st 2nd 3rd 4th Count

0:00-1:00 12 15 3 12 42

1:00-2:00 8 6 3 1 18

2:00-3:00 9 7 6 9 31

3:00-4:00 14 13 33 9 69

4:00-5:00 29 28 32 35 124

5:00-6:00 61 80 76 79 296

6:00-7:00 109 112 96 91 408

7:00-8:00 92 90 117 118 417

8:00-9:00 126 130 135 115 506

9:00-10:00 98 111 113 110 432

10:00-11:00 89 127 111 101 428

11:00-12:00 98 95 109 106 408

12:00-13:00 111 72 78 103 364

13:00-14:00 56 89 106 101 352

14:00-15:00 101 91 94 93 379

15:00-16:00 115 102 96 127 440

16:00-17:00 109 101 120 108 438

17:00-18:00 114 96 111 86 407

18:00-19:00 77 80 82 51 290

19:00-20:00 58 55 48 49 210

20:00-21:00 39 37 59 59 194

21:00-22:00 45 44 43 49 181

22:00-23:00 34 25 30 23 112

23:00-24:00 19 17 26 8 70

Total 6,616

WILLIAMS LAKE SB TRAFFIC COUNT NORTH OF COOLEY LAKE

INTERVAL:15-MIN (Wed 12/8/2021 and Thu 12/9/2021)

Time

15-min Interval
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Hourly

1st 2nd 3rd 4th Count

0:00-1:00 18 17 15 14 64

1:00-2:00 7 5 10 3 25

2:00-3:00 3 8 19 14 44

3:00-4:00 6 6 3 17 32

4:00-5:00 11 23 27 73 134

5:00-6:00 110 115 121 73 419

6:00-7:00 58 84 76 100 318

7:00-8:00 105 149 130 141 525

8:00-9:00 119 125 158 159 561

9:00-10:00 121 160 125 127 533

10:00-11:00 146 123 132 145 546

11:00-12:00 138 131 147 167 583

12:00-13:00 140 129 165 134 568

13:00-14:00 168 131 147 128 574

14:00-15:00 167 139 165 173 644

15:00-16:00 195 196 204 217 812

16:00-17:00 209 198 246 221 874

17:00-18:00 244 220 210 222 896

18:00-19:00 210 222 183 153 768

19:00-20:00 132 134 114 113 493

20:00-21:00 120 113 90 69 392

21:00-22:00 80 78 94 63 315

22:00-23:00 81 48 37 42 208

23:00-24:00 38 39 16 28 121

Total 10,449

WILLIAMS LAKE NB TRAFFIC COUNT SOUTH ELIZABETH LAKE

INTERVAL:15-MIN (Wed 12/8/2021 and Thu 12/9/2021)

Time

15-min Interval
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4494 Elizabeth Lake Rd, Waterford Township, MI 48328 OFFICE   248.681.7800 ONLINE   WWW.DLZ.COM 

 

 
Akron    Bellefontaine    Bridgeville    Burns Harbor    Chicago    Cincinnati    Cleveland    Columbus    Detroit    Fort Wayne    Grand Rapids    Indianapolis    Joliet    

Kalamazoo    Lansing    Lexington    Logan    Louisville    Madison    Maumee    Melvindale    Merrillville    Munster    Muskegon    Port Huron    Saint Joseph    San 

José    South Bend    Waterford 

April 22, 2022 

 

Sean O’Neil, Director 

Community Development Department 

Charter Township of White Lake 

7525 Highland Road 

White Lake, Michigan 48383 

 

Re: 1392 Williams Lake Road 

              Traffic Study Review  

 

Ref: DLZ File No. 2245-7382-01 

                                           

Date of Study:  4/2022                   Design Professional:  Ahmad M Fawaz, PE

                        

The applicant has submitted a revised Traffic Study for P.I. 12-36-476-002, located along the west side of S. 

Williams Lake Road opposite Allan Court and approximately 1,000 feet north of Cooley Lake Road. The 

proposed development in the study is a multi-family development with 56 proposed dwelling units. The study 

utilized a combination of the SEMCOG traffic count database, using the Oakland County Sydney Coordinated 

Adaptive Traffic System (SCATS), and a tube traffic volume counter to evaluate the existing traffic volumes 

along S. Williams Lake Road, Cooley Lake Road, and Elizabeth Lake Road. The latest traffic counts present in 

the SEMCOG database were from 2015-2021, the SCATS data was collected on December 8 and 9, 2021. The 

tube traffic volume counter collected data on July 8, 2021. The study also calculated the anticipated quantity 

of additional traffic generated by the site and compared it with potential traffic generated by the site, should 

it remain zoned agricultural (AG).     

We have reviewed the analysis; the methodology is in line with standard practices, and the findings are 

supported by the data provided. Based on data from the Multi-Family (Low Rise) section of the 10th edition of 

the “ITE Trip Generation Manual”, the additional daily trips are 400 trips per day. Additionally, 26 AM Peak 

Hour trips per day and 32 PM Peak Hour trips per day are anticipated to be added to the existing traffic 

volumes. Based on the White Lake Zoning Ordinance, the number of daily trips generated by the site falls below 

the minimum thresholds for requiring either a Traffic Impact Assessment (500-750 daily trips) or a Traffic 

Impact Study (750+ daily trips). Therefore, the study asserts that the development will have no negative impact 

to traffic operations on the surrounding roadway network.   

The study also evaluated the need for turn lanes or tapers at the proposed site drive. Due to the existing center 

left turn lane on Williams Lake Road, it was determined a passing lane on the east side of Williams Lake Road 

is not warranted. Based on the volume of traffic on Williams Lake Road and the low number of anticipated 

right turns into the development, it was determined that a right turn deceleration lane or taper is also not 

44

Item A.



 
 

 

1392 S. Williams Lake Road

Traffic Impact Analysis Review

Page 2 of 2

   

 

 

 

warranted. However, the Road Commission for Oakland County (RCOC) often requires right turn tapers on 

developments of this nature along their roadways. An RCOC permit will be required prior to construction. 

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

Respectfully, 

DLZ, Inc.  

 

 

Leigh Merrill, P.E. 

Project Manager 

 

Cc: Michael Leuffgen, P.E., DLZ via email 

 Justin Quagliata, Community Development via e-mail 

 Hannah Micallef, Community Development via e-mail 
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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 

☐ ☐ ☒ ☐ Based on comments from the Staff 
Planner. 

Justin 
Quagliata 

Staff Planner ☐ ☐ ☒ ☐ See letter dated 
04/26/2022 

Project Name: VCA 

Description:  Amended final site plan & special land use approvals 

Date on Agenda this packet pertains to:  May 19th, 2022 
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WHITE LAKE TOWNSHIP 
PLANNING COMMISSION 

 

REPORT OF THE  
COMMUNITY DEVELOPMENT DEPARTMENT  

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

Justin Quagliata, Staff Planner 
 
DATE: April 26, 2022 
 
RE:  VCA Animal Hospital  
  Amended final site plan and special land use approval – Review #1 
 

 
VCA Animal Hospitals, Inc. (VCA) has requested special land use approval to operate an animal 

hospital at 7755 Highland Road (Parcel Number 12-21-276-023), located on the north side of 

Highland Road, west of Elizabeth Lake Road.  The approximately 1.27-acre subject site is zoned 

LB (Local Business) and currently occupied by an 11,400 square foot untenanted commercial 

building known as Centerpointe Plaza.  The proposed animal hospital would occupy 5,533 

square feet of the existing building.  Preliminary site plan approval for development of the site 

was granted by the Township Board on March 12, 2019 and the final site plan was approved by 

the Planning Commission on July 18, 2019.  Since that time the building shell was constructed 

and site work completed; the interior build-out is pending tenant leasing. 

 

At its meeting on January 18, 2022 the Township Board adopted amendments to the zoning 

ordinance (Amendment 22-01).  Animal Care Facilities (Veterinary Clinics and Hospitals) were 

added as a special land use in the LB zoning district.  This particular zoning amendment was 

precipitated by a request from the owner of Centerpointe Plaza and VCA to operate an animal 

hospital on the subject site.  As animal hospitals are allowed with special land use approval in the 

RB (Restricted Business) and GB (General Business) zoning districts, it was appropriate to add 

the use as eligible for consideration in the LB district.   

 
Master Plan 

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

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

densities and multiple product types, in a setting that may occasionally include a limited number 

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

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

Amended final site plan and special land use approval – Review #1 

Page 2  

 

FUTURE LAND USE MAP 

 

 
 

Zoning 

 

Animal Care Facilities (Veterinary Clinics and Hospitals) are permitted with special land use 

approval in the LB zoning district, which requires a minimum lot area of one acre and 120 feet of 

lot width.  The subject site contains 165 feet of frontage along Highland Road and approximately 

1.27 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 is installed along the property frontage.  No 

improvements to site access are required to serve the animal hospital. 

 

Utilities 

 

Municipal water and sanitary sewer serve the site. 

 

Staff Analysis 

 

Special land uses for Animal Care Facilities (Veterinary Clinics and Hospitals) are evaluated 

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

ordinance and the following specific standards for Animal Care Facilities (Veterinary Clinics and 

Hospitals) found in Article 4, Section 6 of the zoning ordinance: 

 

• The site shall abut at least a major arterial as designated on the Township's adopted Master 

Plan.  The site fronts on Highland Road, which is designated a Principal Arterial by MDOT. 
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• All breeding areas shall be within a completely enclosed building.  The applicant indicated 

no breeding is proposed at the animal hospital. 

 

• All animals shall be adequately housed, fenced and maintained so as not to be or become a 

public or private nuisance.  The premises shall be maintained in such a manner so as not to 

be harmful to surrounding properties, or create any hazard or detriment to public health, 

safety or general welfare.  Two fenced outdoor “pet yards” are proposed on the east side of 

the building.  The northerly pet yard (turf) is 20 feet by 8 feet (160 square feet) and the 

southerly pet yard (iso turf) is 10 feet by 8 feet (80 square feet).  Six-foot-tall white vinyl 

fencing is proposed around the pet yards; the upper two-feet of the fencing incorporates a 

lattice design.   The site plan notes various protocols for turf yard use and maintenance, 

including: 
 

1. Only one pet allowed in each yard at a time. 

 

2. Any pet utilizing the yard is to be leashed. 

 

3. No unattended pets at any time. 

 

4. Attendant to appropriately dispose of any pet waste immediately. 

 

5. Each yard to be kept from of pet waste and any debris, and cleaned on a daily basis.  

(The word “from” shall be replaced with the word “free”). 

 

6. Each yard to be watered daily to flush any fluid wastes through the natural substrate 

(turf-based yards). 

 

• In addition to the screening and landscaping requirements specified in Section 5.19, the 

Planning Commission may require additional screening where the Planning Commission 

determines such screening is necessary to reduce the impact of the proposed facility on 

adjacent properties or rights of way.  The site currently has adequate screening, and the 

proposed pet yards would be fenced as previously described. 

 

• The building shall be adequately soundproofed and constructed so that there will be no 

emission of odor or noise detrimental to surrounding properties.  The interior build-out of 

the tenant space shall be completed in accordance with this requirement.   

 

• Boarding of small animals shall be permitted as an accessory use, except all boarding shall 

be conducted within a wholly enclosed building and incidental to such care of an animal.  

VCA has acknowledged in its application any boarding services or overnight care shall be 

incidental to the clinical work of the hospital. 

 

• Any use permitted by the Township under this section shall terminate immediately when the 

lot area requirements herein set forth are decreased in any manner or the provisions of this 

ordinance violated.  The subject site exceeds the minimum lot area requirement of the LB 

zoning district.  Furthermore, VCA will comply with the provisions of the zoning ordinance. 
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Planning Commission Options 

 

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

(to allow the animal hospital) and amended final site plan (to allow the outdoor “pet yards”).  

Staff recommends approval of the amended final site plan and special land use, subject to 

the following hours of operation proposed by the applicant being adhered to by the animal 

hospital: 

• Monday through Friday: 9:00 a.m. to 5:00 p.m. 

• Saturday:   9:00 a.m. to 1:00 p.m. 

• Sunday:   Closed 
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 3/16" = 1'-0"A0.6
5 EXTERIOR FENCING & GROUND COVER PLAN

N

1

2

GC TO INSTALL TIGER TURF ON 6" DEEP DECOMPOSED GRANITE BASE (COLOR: GRAY).

3

4 NEW 4" CONCRETE STOOP TO BE INSTALLED, PROVIDE SMOOTH, FLUSH TRANSITION TO EXISTING 
SIDEWALK.

NEW 3'-0" WIDE X 6'-0" HIGH WHITE PVC GATE W/ ADA COMPLIANT HARDWARE, (MFR: LOCKEY USA, 
SERIES: PS-11 EDGE VALUE PANIC BAR KITS FOR GATES, FINISH: BLACK) ON PUSH SIDE. 

EXTERIOR FENCING PLAN KEYNOTES

•
•
•
•
•

NEW 6'-0" HIGH VINYL TOP LATTICE PANEL WITH SOLID VINYL PANEL FENCING BELOW, 
COLOR: WHITE. FENCING WITH:

1-1/2" X 5-1/2" TOP AND BOTTOM RAILS
BOTTOM RAIL TO HAVE ALUMINUM CHANNEL INSIDE.
5" X 5" POSTS TO BE CORE DRILLED IN EXISTING CONCRETE.
2" HIGH (MAX) BOTTOM GAP
PROVIDE FENCING SHOP DRAWINGS TO ARCHITECT FOR APPROVAL. 

(EXAMPLE) NEW WHITE PVC FENCING 
WITH LATTICE ABOVE

FENCING GENERAL NOTES
1.
2.
3.
4.
5.
6.
7.
8.

9.

1-1/2" X 5-1/2" TOP & BOTTOM RAILS WITH SLANTED TOPS.
3/4" X 6" VERTICAL TONGUE & GROOVE BOARDS.
4" X 4" POSTS SET IN CONCRETE.
1-7/8" COATED ALUMINUM NAILS AT PICKETS.
3" COATED ALUMINUM NAILS AT RAILS.
2" BOTTOM GAP.
PROVIDE ADA COMPLIANT PANIC HARDWARE AT GATE
PROVIDE SHOP DRAWINGS OF FINAL LAYOUT AND COORDINATION WITH 
ADJACENT AREAS TO ARCHITECT FOR APPROVAL.
G.C. TO PROVIDE & INSTALL NEW SOD AROUND THE EXTERIOR PERIMETER OF 
THE NEW PVC FENCING (FOR CLEAN, FINISHED APPEARANCE).

TURF GENERAL NOTES

•
•
•
•

NEW PET TURF TO BE INSTALLED. MFR: TIGER TURF, CONTACT VIC WATTERSON (WATERLESS 
TURF CO.) (PHONE): (949) 923-0923 (VIC HAS DONE VCA PROJECTS IN THE PAST)

G.C. TO VERIFY POSITIVE DRAINAGE TOWARDS NEW TRENCH DRAINS. NOTIFY ARCHITECT 
IMMEDIATLY IF ANY WATER WOULD PUDDLE OR RUN TOWARDS THE BUILDING IN THE AREA OF 
THE PROPOSED TURF AREA.

(FENCING INFO)

BORDER OF 1/2"x 4" POLY BENDER BOARD (LYING FLAT AS A PERIMETER).
LEAVE OPEN SLOTS EVERY FOOT OR SO WITH BENDER BOARD FOR LIQUID TO DRAIN.
INSIDE THAT FRAME, INSTALL THE 1/2"H. DRAINAGE MEMBRANE.
LAY THE TURF ON TOP OF THE MEMBRANE & ATTACH IT TO PERIMETER POLYBOARD WITH 
STAINLESS SCREWS ALONG THE ENITRE PERIMETER, AND WRAP IT OVER THE EDGE.
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1 SLAB DETAIL- TYPICAL SECTION ON GRADE
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 3/8" = 1'-0"A0.6
4 ELEVATION - LATTICE VIYNL FENCE

 1" = 1'-0"A0.6
3 DETAIL - EXT. FENCE AT BUILDING

 3" = 1'-0"A0.6
2 DETAIL - EXTERIOR FENCE @  GROUND LEVEL
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KIEFT ENGINEERING, INC.

Parcel is Zoned LB
Local Business:
SETBACKS:
FRONT - 25 FEET
SIDE - 10 FEET ONE SIDE, TOTAL OF TWO - 30 FEET
REAR - 20 FEET

Notes:
1. ALL EXISTING UTILITIES SHOWN ON THIS TOPOGRAPHIC

SURVEY HAVE BEEN TAKEN FROM VISUAL OBSERVATION, AND
RECORD MAPPING, WHERE AVAILABLE.  NO GUARANTEE IS
MADE, OR SHOULD BE ASSUMED, AS TO THE COMPLETENESS
OR ACCURACY OF THE UTILITIES SHOWN ON THIS DRAWING.
PARTIES UTILIZING THIS INFORMATION SHALL FIELD VERIFY
THE ACCURACY AND COMPLETENESS OF OVERHEAD AND
UNDERGROUND UTILITIES PRIOR TO CONSTRUCTION
ACTIVITIES.

2. ARCHITECT / BUILDER IS RESPONSIBLE FOR CONFIRMING
BUILDING SETBACKS.

BM #1
EX HYDRANT ARROW
959.00 NAVD '88

BM #2
EX STORM MH RIM
955.73 NAVD '88

Parcel 12-21-276-023:
THE SOUTH 150 FT OF EAST 65 FT OF THE WEST 165 OF THE SE 1/4 OF THE NE 14, EXCEPTING M-59 HIGHWAY,
ALSO PART OF THE SE 1/4 OF THE NE 1/4 OF SECTION 21, T3N, R8E, WHITE LAKE TOWNSHIP, OAKLAND COUNTY,
MICHIGAN, DESCRIBED AS BEGINNING AT A POINT LOCATED N 87-05-20 W 1164.60 FT & N 01-38-17 E 150 FT
FROM THE E 1/4 CORNER, SECTION 21, T3N, R8E; TH N 87-05-20 W 65.00 FT; TH S 01-38-17 W 75 FT; TH
N 87-05-20 W 100.00 FT; TH N 01-38-17 E 365.40 FT; TH S 87-05-20 E 165 FT; TH S 01-38-17 W 290.40 FT TO THE
POINT OF BEGINNING.  CONTAINING 1.49 ACRES.  SUBJECT TO EASEMENTS & RESTRICTIONS OF RECORD, IF
ANY.
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WHITE LAKE TOWNSHIP 
NOTICE OF PUBLIC HEARING 

 
 
Notice is hereby given of a public hearing by the White Lake Township Planning 
Commission on Thursday, May 19, 2022 at 7:00 P.M. at the Township Annex, 7527 
Highland Road, White Lake, Michigan, 48383, to consider the following request for 
Special Land Use Approval, under Zoning Ordinance No. 58 – Article 4, Section 6, 
Animal Care Facilities. 
 
Property described as parcel number 12-21-276-023 (7755 Highland Road), located on 
the north side of Highland Road, west of Elizabeth Lake Road, consisting of 
approximately 1.27 acres. 
 
Applicant is requesting to establish and operate an animal hospital.  
 
Persons interested are requested to be present. Pertinent information relative to this 
matter is on file at the White Lake Township Community Development Department and 
may be examined at any time during regular business hours of 8 a.m. to 5 p.m.   Persons 
interested may visit the White Lake Community Development Department, contact the 
White Lake Community Development Department by telephone at 248-698-3300, ext. 5, 
or attend the Public Hearing on the date specified.  Written comments are also welcome 
at 7525 Highland Road, White Lake, MI 48383.  Individuals with disabilities requiring 
auxiliary aids or services should contact the Clerk's Office at least 5 days before the 
hearing.     
 
Sean O’Neil, AICP 
Community Development Director 
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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 

☐ ☐ ☒ ☐ Based on comments from staff and 
consultants 

DLZ Engineering 
Consultant 

☐ ☐ ☒ ☐ See letter dated 
5/12/2022 

Justin 
Quagliata 

Staff Planner ☐ ☐ ☒ ☐ See letter dated 
5/11/2022 

Jason 
Hanifen 

WLT Fire 
Marshal 

☒ ☐ ☒ ☐ See letter dated 05/11/2022 

Jeanine 
Smith 

Assessor ☐ ☐ ☐ ☒ See memo dated 4/27/2022 

Project Name: Comfort Care White Lake 

Description:  Rezoning & Preliminary Site Plan Approval 

Date on Agenda this packet pertains to: May 19th, 2022 
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May 12, 2022 

 

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

RE:  Comfort Care Assisted Living- Preliminary Site Plan Review – 4th Review 

Ref: DLZ No. 2145-7233-19    Design Professional: Griggs Quaderer Inc. 

 

Dear Mr. O’ Neil, 

Our office has performed the above mentioned Preliminary Site Plan review of the revised plan dated April 
12, 2022.  The plans were reviewed for feasibility based on general conformance with the Township 
Engineering Design Standards. 

General Site Information 

This site is located on the west side of Union Lake Road between Hutchins and Cooley Lake Roads.  The 
property abuts the existing Preserve at Hidden Lake residential development just to the north and the future 
West Valley residential development to the southwest.  Total site acreage is approximately 8.6977 acres.    

Site Improvement Information: 

 Construction of a (1) one story assisted living and memory care building totaling 57,443 square feet. 
 Associated paved and curbed parking including ADA accessible parking spaces and maneuvering 

aisles.    
 Site to be serviced by watermain and sanitary sewer. 
 Storm water runoff is proposed to be detained in a proposed detention basin located on the south 

side of the parcel.  Discharge is proposed to the future West Valley development’s storm sewer 
located to the southwest. 
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Comments from our previous review letter dated January 27, 2022 are in italics.  Responses to those 
comments are in bold.  New comments are in standard typeface. 

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

a) The plan proposes a future emergency access drive with connection to the emergency access drive 
stub for the West Valley development.  DLZ notes the West Valley development is not constructed, 
thus rendering the proposed stub with no connection should the West Valley site not move forward. 
In addition, the proposed location of the Comfort Care stub as shown on the plan does not align with 
the proposed stub location shown on the previously approved West Valley Final Engineering Plan 
which would require modification of the West Valley plans and easement documents. We request a 
turning radius profile be provided for this proposed access route utilizing a 40-foot vehicle to 
demonstrate feasibility.  Comment outstanding.  While a turnaround radius profile for a 40’ vehicle 
has been provided for the emergency access route, the design engineer still proposes the emergency 
access drive in a location that does not align with the stub shown on the approved West Valley 
engineering plan. Revisions to the West Valley plans/easements will be required for use of this access 
route.  Comment addressed.  The design engineer in their response letter has stated that they are 
working with the designer of West Valley; West Valley is flexible on the final location of the 
emergency access drive.  We find this acceptable at the Preliminary Site Plan level of review.  
However, final details shall be required at the time of Final Site Plan/Final Engineering Plan 
submittal. We also note that consideration of the emergency access drive location proposed on the 
West Valley site should be evaluated to determine if there are any setback requirements relative 
to the proposed adjacent residential structure. 
 

b) Should the proposed plan not be able to achieve emergency access to the future West Valley 
development, a means of secondary access to the proposed facility should be considered due to the 
nature of the use of the facility. In addition, there is the concern that only one means of access to the 
site could pose access issues for the existing residence that would also utilize the sole entrance to 
Comfort Care.  Should this entrance become blocked, the existing residence would have no other 
means of egress from their property.  We also question whether the language for the existing 60’ 
access easement allows for multiple users of this easement for access.  An alternate emergency 
access drive is now shown on the plans with connection to Union Lake Road, presumably in the event 
the West Valley Development is not available for connection.  Details regarding proposed alternate 
emergency access drive width and turning radius profile for a 40’ emergency vehicle shall be 
provided.  Provide details on whether this access drive would also be utilized for site access and if not, 

64

Item A.



 

WLT-Comfort Care Assisted Living- PSP Review.04

May 12, 2022

Page 3 of 7

   
 

 
 

how would the drive be blocked off from use. Note also that the existing and proposed steep grades in 
the area of the alternate drive may pose a difficulty in placement of such drive with respect to 
emergency vehicle access.  Provide details to demonstrate the angle of approach will not pose an 
issue for fire trucks.  Comment partially addressed.  The design engineer has stated that either 
emergency access through West Valley or off Union Lake Road will be provided.  Drive width and a 
turning radius profile for a 40’ emergency vehicle has been provided for the proposed emergency 
access drive off Union Lake Road.  The access drive would be gated with a Knox Box provided for 
emergency vehicle access only.  The concern regarding the existing and proposed steep grades for this 
drive has not been addressed but can be further clarified at the time of Final Site Plan.   Comment 
rescinded.  The applicant is no longer pursuing an emergency access off Union Lake Road and the 
secondary access is entirely dependent upon West Valley being developed. 
 

c) Developer for Comfort Care will need to ensure that a means of access to the existing house to the 
west is maintained at all times during construction, especially during construction of the proposed 
drive and drive approach.  A separate construction entrance for construction vehicles is 
recommended.  Comment addressed and remains as a notation.  A separate construction entrance is 
proposed.  DLZ notes the existing grades in this area are steep and additional details will be required 
at the time of Final Site Plan/Final Engineering Plan submittal to demonstrate temporary grading.  
Comment addressed.  A separate construction entrance is now shown in an area of less steep 
grades.  Additional details can be provided at the time of Final Site Plan/Final Engineering Plan.     
 

d) It will need to be clarified as to how the proposed retaining wall adjacent to the three existing trees 
on the residential property to the west shall be installed without damage (particularly root damage) 
to these trees.  The proposed wall location is extremely close to these trees.  Plans do not appear to 
address this concern; it should be noted by the Planning Department and Planning Commission that 
damage/loss of these trees is likely. Comment addressed at this level of review and remains as a 
notation.  Design engineer has stated that wall has been moved back toward the curb to line up 
with back of curb, which will provide an additional 3’ of separation for a total of 12’ of separation 
between the wall and the existing trees.  A note indicating that any existing damaged trees shall be 
replaced by the responsible party shall be added to the Final Site/Final Engineering Plan. 
 

e) There is a concern regarding the proximity of the proposed storm sewer along the southwestern side 
of the site relative to the proposed retaining wall; the storm sewer will need to be located outside of 
the influence of the wall (at a minimum of 10’ horizontal separation) with respect to lateral and 
vertical stresses.  The storm sewer location has been adjusted slightly.  There is still a concern near 
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the south building corner where the proposed storm sewer is shown approximately 3’ off of the 
decorative retaining wall.  The proposed wall has been moved further west and away from the 
proposed storm sewer.  Note that off-site grading easements from the property to the west and 
from West Valley may be required for construction of the retaining wall as the proposed retaining 
wall is now shown 3’ from the west property line.  This item can be considered addressed for this 
level of review; however further revisions may be required at the time of Final Site/Final 
Engineering Plan review. 
 

f) The design for the detention basin proposes discharge into the future West Valley storm sewer. The 
existing West valley storm system will need to be redesigned to accommodate this additional 
discharge as the proposed West Valley system was at hydraulic capacity prior to accounting for these 
discharges. This additional discharge will require modification to the West Valley storm water 
discharge permit.  Design engineer has stated the following in their response letter dated January 11, 
2022: “West Valley will revise their storm water system to incorporate the additional runoff from this site.  Should West 
Valley not be able to incorporate the additional runoff, we will revise the storm water management utilizing a retention 
basin.  The soils for this site are sandy and suitable for a retention basin based on initial conversation with the geotechnical 

consultant.  We will have the final soils report during final site plan review.”  DLZ notes that the change from 
detention to retention will require additional pond area and relocation of proposed landscaping. We 
defer to the Township as to whether such a change with respect to stormwater management on the 
Final Site/ Final Engineering Plan would require a revised Preliminary Site Plan to be submitted for 
administrative review.  Comment remains as a notation.  Design engineer has stated in their April 
11, 2022 response letter that West Valley will revise their storm sewer system and incorporate the 
restricted runoff from the Comfort Care detention basin. 
 

g) The layout for the water main proposes a second connection to the watermain stub to the southwest 
provided by the future West Valley development.  Note that West Valley has not been constructed so 
a second connection point for the watermain will not be feasible until West Valley has been 
constructed.  This would result in a dead end main >600’ in length which is not allowable per WLT 
Engineering and Design Standards.  Note watermain easements are required to be 20’ wide; plan 
currently proposes 15’ wide easements. Wording on plan should also be revised on the Site Utility 
Plan from existing West Valley stub to proposed stub.  Comment partially addressed.  The proposed 
watermain is now shown in a 20’ wide easement.  The remaining portion of this comment remains 
outstanding. If the West Valley development is not available for connection, the proposed watermain 
extension would be a dead end of approximately 1,000 feet with the last 400 feet being stagnant, 
which is undesirable from a water quality standpoint. An alternate layout may need to be considered 
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in the event West Valley is not constructed. An alternate route has been provided showing a 
secondary water main connection to the existing water main along Union Lake Road in the event that 
connection to the West Valley water main is not feasible. Further analysis will be required at the time 
of Final Site Plan submittal to determine pressure reducing valve requirements if the connection to 
West Valley is not feasible. The applicant needs to be prepared for the need for a second pressure 
reducing valve and vault at the second watermain connection.   Comment addressed.  The design 
engineer has indicated that this site will tie into West Valley’s watermain system as a secondary 
watermain connection. 

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

Final Site Plan/Final Engineering Plan Comments- 

General 

1. Plan shall contain notes per White Lake Township Engineering Design Standards Section A. 8. a.-d.  
Comment outstanding. 

 
Paving/Grading  

1. ADA accessible ramps will be required on sidewalk adjacent to ADA parking spaces.  Ramp slopes 
shall meet ADA requirements.  Comment remains as a notation.  A ramp detail shall be required on 
the Final Site Plan/Final Engineering Plan. 

2. Structural wall calculations, that have been signed and sealed by a Registered Structural Engineer, 
verifying the wall integrity and the ability to support lateral and vertical stresses will need to be 
provided for retaining walls over 30” tall.  Comment outstanding.  

3. A retaining wall may be required in the greenspace area between the proposed sidewalk along Union 
Lake Road and the southeast corner of the building; the grades will need to be verified in this area to 
ensure they do not exceed 33%.  Comment outstanding. 

Watermain 

1. We defer to the Fire Department regarding items related to fire suppression and hydrant coverage. 
Comment remains as a notation.   

2. Remove all references to Genesse County on the water main notes on Sheet C400- Site Utility Plan.    
Note that all notes regarding proposed utilities shall be per White Lake Township standards.   
Comment addressed. 
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Sanitary Sewer 

1. Additional details regarding the sanitary lead and connection will be required; a monitoring manhole 
shall be provided as well as a wye in the lead line which will bypass the oil and grease separator.  The 
line with the oil and grease separator shall be directly connected only and to all kitchen/food prep 
areas.  Comment partially addressed.  The monitoring manhole shall be located downstream of the 
proposed oil and grease separator. 

Stormwater Management 

1. The design engineer will need to demonstrate that the proposed storm sewer material (ADS HD) will 
maintain its integrity when located under proposed pavement, otherwise use CLIV Reinforced 
Concrete pipe within pavement influence.   Comment outstanding. 

2. Sheet C300 – Site Grading Plan indicates a 15’ wide storm sewer easement for West Valley; easement 
width is 12’.  Comment addressed.  Easement now shown as 12’ wide. 

3. Clarify on the Soil Erosion Plan as to why the OCS structure in the basin is to be temporary.  Comment 
outstanding. 

4. Clarify reference to South Pond on OCS#2 detail on Site Details sheet. Comment addressed.   

Landscape Plan 

1. Landscaping shall be revised such that proposed trees are located a minimum of 10’ horizontal 
separation from all watermain, sanitary sewer, and storm sewer.  Note that proposed trees appear 
too close to storm sewer along the western property line.  Comment outstanding. 

 
Recommendation 
 
Engineering feasibility for the proposed site is entirely dependent on the West Valley development being 
modified and constructed before the Comfort Care development in order to have utility access and 
secondary emergency access. DLZ recommends approval contingent upon successful modification to the 
West Valley plans and completion of the West Valley Watermain, Storm Sewer, and roads for beneficial use 
of the Comfort Care development.    
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Please feel free to contact our office should you have any questions. 

Sincerely, 

DLZ Michigan        

 

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

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

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

 

X:\Projects\2021\2145\723319 WLT Comfort Care A\PSP- Review.04\Review.04.docx 
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WHITE LAKE TOWNSHIP 
PLANNING COMMISSION 

 

REPORT OF THE  
COMMUNITY DEVELOPMENT DEPARTMENT  

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

Justin Quagliata, Staff Planner 
 
DATE: May 11, 2022 
 
RE:  Comfort Care 
  Rezoning and Preliminary Site Plan – Review #4 
 

 

Staff reviewed the revised site plan prepared by Griggs Quaderer Inc. (revision date April 12, 

2022).  At its February 3, 2022 meeting the Planning Commission tabled the rezoning and 

preliminary site plan (PSP) applications to provide the Developer an opportunity to address 

issues raised with the prior proposal.  Comfort Care has requested rezoning to PD (Planned 

Development) and PSP approval to construct an independent living, assisted living, and memory 

care facility at Parcel Number 12-36-176-002, located on the west side of Union Lake Road, 

south of Preserve at Hidden Lake.  The subject site is approximately 7.49-acres in size (net area) 

and currently zoned LB (Local Business). 

 

The building was reduced in size from 66,842 square feet and 70 units to 57,443 square feet and 

60 units (9,399 square foot and 10-unit reduction).  With the reduction of area, the building 

width was reduced from 497’–8” to 420’–8” (77-foot reduction).  Overall, there would 40 

assisted living units consisting of 10 studio units, 10 one-bedroom units, four two-bedroom units, 

16 memory care studio units and 20 independent living units (apartments) consisting of two, 918 

square foot studio units, ten, 685 square foot one-bedroom units, and eight, 1,038 square foot 

two-bedroom units.  Each apartment unit would contain a porch (if at the exterior of the 

building) or a patio (for interior (courtyard facing) units).  Apartments accessed from the exterior 

of the building would also have a door provided to a common hallway circulating through the 

wing of the building.  Near the center of the building, the conceptual floor plan shows a theater 

and salon.  Common areas would be provided for each section of the building, with dining areas 

centrally located within the assisted living and memory care areas. 
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Access 

 

The previously proposed alternate emergency access onto Union Lake Road is no longer shown 

on the site plan.  A 20-foot-wide asphalt emergency access drive is proposed to connect to the 

adjacent parcel to the south, which was previously granted site plan approval for a 69-unit ranch-

style apartment complex known as West Valley, which has not yet commenced construction.  

The curb and gutter across the north end of the emergency access drive shall be removed.  

Additionally, curb and gutter shall be installed on each side of the secondary access drive.  

Furthermore, staff recommends the Planning Commission require the posting of ‘No 

Parking’ signs within the drive (designation of fire lane). 

 

Community / Public Benefit 

 

A public benefit must be provided, in part, to offset the impact(s) of development on the 

Township.  When Comfort Care was last before the Planning Commission, the Developer 

verbally offered $5,000 to the Parks and Recreation Fund as a community/public benefit.  

Commissioners expressed the amount of the proposed contribution was not adequate and 

suggested adding a zero to the contribution amount initially proposed.  The Developer previously 

indicated this was an approximately $12,000,000 project.  If Comfort Care offered $50,000 as 

suggested by the Planning Commission, close to 0.5% of the overall project cost would be 

provided as a public benefit.  Without a community/public benefit to justify allowing a Planned 

Development (PD), staff would not recommend rezoning the property to PD, but rather RM-1 

(Attached Single Family) or RM-2 (Multiple Family).  If the property is not rezoned to PD but 

rather RM-1 or RM-2, then there would be no public benefit required and the Developer could 

request variances from the Zoning Board of Appeals to deviate from the ordinance.  Staff 

supports the suggestion of the Planning Commission; if the proposed public benefit is materially 

different, staff recommends RM-1 or RM-2 zoning for this property. 

 

Density 

 

Per the Master Plan, in Planned Neighborhood net residential densities are anticipated to range 

between 2.0 and 8.0 units per acre.  As requested by the Planning Commission, the number of 

units was reduced by ten (10), from 70 to 60.  With 60 total units on approximately 7.49-acres, 

density of the proposed project is eight (8) dwelling units per acre (du/a). 

 

Building Architecture and Design 

 

Starting with the first PSP review, staff recommended the front facade of the building be divided 

vertically into segments no greater than 60 feet wide and relief of the facade be achieved by 

utilizing varying high-quality building materials, with each of the articulated segments 

recessed/off-set (change in the building plane) at least two and no more than five feet across the 

front facade.  The conceptual floor plan and exterior elevations incorporate the above-mentioned 

design features.  The public entrance to the building (where the porte cochere projects outward) 

is 55’–8” wide, with said segment off-set seven (7) feet from the main plane of the front facade.  

There are also two, 47’–4” wide building segments, located east and west of the public entrance 

to the building, which off-sets 2’–6” from the main plane of the front facade.   
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Landscape and Screening 

 

A 20-foot greenbelt is now proposed along the future Union Lake Road right-of-way; therefore, 

the previously requested waiver from the minimum greenbelt width is no longer necessary.  A 

retaining/screen wall is now proposed along the drive aisle/maneuvering lane parallel to the rear 

property line.  The zoning ordinance requires a screen wall be six feet in height, eight inches in 

width (faced with a decorative masonry product), with a five-foot greenbelt adjacent to the 

screen wall for its entire length planted with one large deciduous or evergreen tree and eight 

shrubs for every 30 linear feet.  The masonry wall cross sections on Sheet C600 show the wall is 

8-inch split-face block (color to match building) with 2-inch high, 1’–4” wide precast concrete or 

sandstone cap.  The wall detail said the height varies; the detail shall be revised to indicate a 

minimum six-foot wall height. 

 

Other initial landscape plan comments include: 

 

• The 980 square foot landscape area is not considered parking lot landscaping and shall be 

removed from said calculation.  Revise accordingly. 

 

• Trees shall not be planted closer than four feet to a property line.  Add note to landscape 

plan at final site plan. 

 

• All required landscape areas in excess of 200 square feet shall be irrigated to assist in 

maintaining a healthy condition for all plantings and lawn areas.  An irrigation plan shall be 

provided at final site plan.  

 

• All required site irrigation systems shall include a rain sensor or similar measure to ensure 

irrigation does not occur during or shortly after precipitation events.  All site plans shall note 

installation of required irrigation.  Add note to plans at final site plan.  

 

• Note 9 on the landscape plan mentions mulch.  Sheet C500 also contains a mulch and edging 

detail.  The zoning ordinance states the mulch product itself shall be at least doubled-

shredded quality.  Revise accordingly. 

 

• The Planting Requirements table on Sheet C500 shall be revised to indicate the screen wall 

requirements for the ‘Residential Buffer (west side)’ minimum requirement. 

 

• Trees identified for protection during construction and the means of protection shall be 

identified at final site plan.  No construction shall occur until tree protection has been 

installed and approved by the Community Development Director. 

 

Parking 

 

Additional parking is shown on the revised site plan.  Previously, 56 parking spaces were 

provided (56 spaces are required to serve the development).  On the revised plan, 62 parking 

spaces are provided. 
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Waivers 

 

Based on the submitted site plan, the following waivers are required: 

 

• Building setback: 19-foot front canopy setback (56-foot waiver) 

• Building setback: 45-foot rear building setback (30-foot waiver) 

• The zoning ordinance requires three loading spaces for a development of this size.  A waiver 

to eliminate two of the three required loading spaces is requested.   

• For a majority of its length, the screen wall is three feet from the rear property line.  

Therefore, a two-foot waiver from the required screen wall greenbelt width is required. 

• 766 shrubs are required for interior landscaping, and 722 interior shrubs are proposed.  

Therefore, a 44-shrub waiver from the required interior landscaping is requested. 

 

An updated list of all requested waivers shall be provided on Sheet C200 of the site plan. 

 

Other miscellaneous comments and/or notations 

 

• The Developer’s architect previously indicated there would be bay windows across the front 

of the building.  Bay windows are not labeled on Sheet A1 or Sheet A2; clarify if bay 

windows are proposed and revise accordingly. 

 

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

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

site plan.  Additionally, the address (street number) location shall be shown on the building.  

Six-inch-tall numbers visible from the street shall be required.  The address location is 

subject to approval of the Township Fire Marshal.   

o Comment remains as a notation – must be addressed at final site plan. 

 

• Details for the items to be located on the patio…shall be provided at final site plan.   

o Comment remains as a notation – must be addressed at final site plan. 

 

• Accessory items such as railings, benches, trash receptacles, outdoor seating (such as tables 

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

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

These details shall be provided at final site plan.   

o Comment remains as a notation – must be addressed at final site plan.  

 

• If units revert to general occupancy, then two parking spaces per unit shall be provided.   

o Comment remains as a notation. 

 

• Information on site lighting will be reviewed in detail during final site plan review. 

o Comment remains as a notation. 

 

• The frontage sidewalk along Union Lake Road shall be constructed through the driveway 

(concrete sections through the approach).  Revise accordingly.  
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Planning Commission Options / Recommendation 

 

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

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

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

denial of the preliminary site plan to the Township Board.  Staff recommends approval of the 

rezoning, and approval of the preliminary site plan subject to the items identified in this 

memorandum being addressed at final site plan. 

 

The following notations summarize the preliminary site plan review: 

 

• Recommendation of approval is in accordance with the plans prepared by Griggs Quaderer 

Inc. (revision date October 28December 13, 2021January 12, 2022 April 12, 2022), subject to 

revisions as required.  The utility, grading, and storm drainage plans for the site are subject to 

the approval of the Township Engineering Consultant and shall be completed in accordance 

with the Township Engineering Design Standards. 
 

• Recommendation of approval is in accordance with the exterior elevations and floor plan 

prepared by John K. Costa, AIA dated June 1, 2021 (revision date December 8, 2021January 

7, 2022 February 14, 2022), subject to revisions as required. 
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Fire Department 
Charter Township 
of White Lake 

Site / Construction Plan Review

To: Sean O’Neil, Planning Department Director 

Date: 05/11/2022 

Project:  Comfort Care Senior Living 

Job #: 210303 

Date on Plans: 04/12/2022
_____________________________________________________________________________________ 
The Fire Department has the following comments with regards to the 4th review of preliminary site plans for the 
project known as Comfort Care Senior Living. 

The Fire Department has no further comments at this time. 

Jason Hanifen 
Fire Marshal 
Charter Township of White Lake 
(248)698-3993
jhanifen@whitelaketwp.com

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

Memo 
To: Sean O’Neil, Planning  

From: Jeanine A Smith  

Date: April 27, 2022 

Re:
 

              

Comments:    No comment 

Project Name: Comfort Care 
Assisted Living 

File No:  Parcel Number: 12-36-176-002 
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