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AGENDA 
1. CALL TO ORDER 

2. ROLL CALL 

3. PLEDGE OF ALLEGIANCE 

4. APPROVAL OF AGENDA 

5. APPROVAL OF MINUTES 
A. Minutes of March 2, 2023  

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

7. PUBLIC HEARING 

8. CONTINUING BUSINESS 

9. NEW 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: 
1) Final site plan approval 
2) Planned development agreement approval 

Applicant: Comfort Care, LLC 
4180 Tittabawassee Road 
Saginaw, MI 48604 

10. LIAISON'S REPORT 

11. DIRECTOR'S REPORT 

12. OTHER BUSINESS 

A. Master Plan Update Discussion 

13. COMMUNICATIONS 

14. NEXT MEETING DATES:  April 6, 2023 & April 20, 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 

MARCH 2, 2023 

 

 
CALL TO ORDER 
Chairperson Seward called the meeting to order at 7:00 P.M. 
 
ROLL CALL 
Present:  T. Joseph Seward, Chairperson 
Merrie Carlock, Vice Chairperson 
Scott Ruggles, Township Board Liaison 
Mark Fine 
Steve Anderson 
Robert Seeley 
 
Absent:  Debby Dehart, Secretary 
Pete Meagher 
Matt Slicker 
 
Others: Sean O’Neil, Community Development Director 
Michael Leuffgen, DLZ 
Justin Quagliata, Staff Planner 
Hannah Micallef, Recording Secretary 
 
5 Members of the public present 
 
PLEDGE OF ALLEGIANCE 
APPROVAL OF AGENDA 
MOTION by Commissioner Seeley, seconded by Commissioner Carlock, to approve the agenda as 
presented. The motion CARRIED with a voice vote: (5 yes votes). 
 
APPROVAL OF MINUTES 

A. Minutes of January 19, 2023 
MOTION by Commissioner Anderson, seconded by Commissioner Seeley, to approve the minutes 
of January 19, 2023 as presented. The motion CARRIED with a voice vote: (5 yes votes). 
 
CALL TO THE PUBLIC (FOR ITEMS NOT ON THE AGENDA) 
Patrice Rhul, 9500 Bonnie Briar, stated she was opposed to fireworks being ignited over Pontiac Lake 
and wanted to find a way to prohibit it. 
 
The call to the public was closed at 7:04 P.M. 
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A. Sunset Cove 
Located on the north side of Pontiac Lake Road, north of Highland Road (M-59). Currently 
zoned PG (Pontiac Lake Gateway). Identified as 12-13-451-011 (8300 Pontiac Lake Road). 
Consisiting of approximately 2.68 acres. 

Requests:  
Preliminary site plan approval 
Special land use approval 
Applicant: White Lake JZ, LLC 
30201 Orchard Lake Road, Ste 250 
Farmington Hills, MI 48334 
 
Chairperson Seward opened the public hearing at 7:23 P.M. 
 
Mary Earley, 5925 Pineridge Court, spoke out in opposition to the project.  
Patrice Ruhl, 9500 Bonnie Briar, spoke out in opposition of the project. 
Becky Brennan, 8365 Pontiac Lake Road, wanted more information about the project. 
 
Chairperson Seward closed the public hearing at 7:29 P.M. 
 
The applicant was not present at tonight’s meeting. The next meeting agenda the project 
would be eligible to be placed on would be in April. 
 
MOTION by Commissioner Anderson, seconded by  Commissioner Fine, to table the public 
hearing for the preliminary site plan approval and special land use approval for Sunset Cove 
and for the Planning Department to re-notice the public hearing, and charge the applicant 
for a refiling and public hearing fee per the Fee Ordinance. The motion CARRIED with a roll 
call vote: (5 yes votes). 
(Anderson/yes Seeley/yes, Carlock/yes, Seward/yes, Fine/yes, Ruggles/yes) 

CONTINUING BUSINESS 

None. 

NEW BUSINESS 

None. 

 

OTHER BUSINESS 

A. Lakepointe & West Valley final site plan extension request 
Director O’Neil said the reason West Valley and Lakepointe had not broken ground yet was 
due to the coordination of utilities between both projects and the Comfort Care project. He 
recommended for both Lakepointe and West Valley to receive four-month extensions.   
 
Michael Furnari, JMF Properties, applicant, was present to speak on his case.  He said he 
wanted to move forward with these projects, but wasn’t sure if four months was long enough. 
He stated he did not have all his agency permits yet for water and sewer, and the interest rates 
from his lenders have increased. He wanted a year extension instead of four months. He added 
that redesigning the West Valley site plan to coordinate with Comfort Care took five to six 
months. 3
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Director O’Neil suggested the applicant come back in four months and if it was not enough 
time an update could be given to the Planning Commission at that time. Director O’Neil 
proposed the dates for the update as follows: West Valley - Thursday, July 20, 2023 and 
Lakepointe - Thursday, September 7, 2023. 

MOTION BY Commissioner Seeley to grant a four-month extension to both West Walley and 
Lakepointe with expiration dates of Thursday, July 20, 2023 and Thursday, September 7, 
2023, respectively. Seconded by Commissioner Fine, and the motion CARRIED with a voice 
vote: (5 yes votes). 

 

LIAISON'S REPORT 

Trustee Ruggles said he requested an agenda item for the March Township Board meeting agenda to 
increase the meeting fee for Zoning Board of Appeals Members and Planning Commissioners from 
$45.00 to $75.00. At the February Township Board meeting, there was a motion to approve a SAD to 
help those with failing septic systems to connect into the Township sewer. There was an approved 
purchase of fire hoses for the Fire Department. The Township Board also approved lighting and 
bollards for Elizabeth Lake Road. A tree removal project was approved for Stanley Park, 50 trees would 
be removed to make way for a road. Maxon’s was awarded the project.  The Township Board also 
entered into the Tri Party agreement for the County’s gravel program. 

 

Staff Planner Quagliata said there was a presentation from the Huron River Watershed Council during 
the February Parks and Recreation meeting. Stanley Park construction was on schedule to start this 
year. 

 

DIRECTOR'S REPORT 

Director O’Neil said the Avalon project would be submitting their final site plan soon. Black Rock 
received 3 of their 13 request variances at the February Zoning Board of Appeals meeting. Comfort 
Care Assisted Living would be before the Planning Commission seeking final site plan and planned 
development agreement approval in April. Panera and Culver’s had made application for site plan 
approval to the Planning Department. The first meeting of the Corridor Improvement Authority was 
this evening. The Master Plan update would be on the March 16 agenda. As of this morning, there 
was 1209 responses to the Master Plan survey. Three responses were received for the RFP for CMR 
for the Township Hall and Public Safety buildings, and interviews would be held on March 14. 

 

COMMUNICATIONS 

None. 

 

 

 

NEXT MEETING DATES: March 16, 2023 & April 6, 2023 

 

ADJOURNMENT 
4
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MOTION by Commissioner Anderson, seconded by Commissioner Fine to adjourn at 7:52 P.M. 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 staff and 
consultants 

DLZ Engineering 
Consultant 

☐ ☐ ☒ ☐ See letter 
dated 

02/27/2023 
Justin 

Quagliata 
Staff Planner ☐ ☐ ☒ ☐ See letter 

dated 
02/23/2023 

Jason 
Hanifen 

Fire Marshal ☐ ☐ ☒ ☐ See letter 
dated 

02/13/2023 

Project Name: Comfort Care 

Description: Final site plan approval 

Date on Agenda this packet pertains to: March 16, 2023 
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February 27, 2023 

 

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

RE: Comfort Care Assisted Living – Final Site Plan and Final Engineering Plan – 3rd  Review 

DLZ # 2145-7233-19 

 

Dear Mr. O’ Neil, 

Our office has reviewed the above-mentioned revised plan prepared by Griggs Quaderer, Inc.  and dated 
February 7, 2023.  These plans were reviewed for conformance with the Township Engineering Design 
Standards.  We offer the following comments for your consideration: 

Preliminary Site Plan review letter dated May 12, 2022 comments:  
 
Note that responses to the below Preliminary Site Plan comments are in bold. 

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 
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route.  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. Comment is outstanding on the FSP/FEP.  Provide details and a letter verifying 
that the location of the Comfort Care emergency access drive is acceptable with West Valley.  The 
letter should also address our above comment concerning setback issues with the drive relative to 
the proposed West Valley building to the south of the Comfort Care property.  Comment addressed.  
The design engineer for West Valley has indicated that the emergency access drive for Comfort 
Care has been coordinated, graded, and engineered between the applicants for Comfort Care and 
West Valley.  The emergency access drive is approximately 65 feet from Unit 39 of West Valley.  
We defer to the Township regarding whether this distance is acceptable from a setback 
perspective relative to the emergency access drive. 
 

b) 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.  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. The construction entrance is shown 
but it is proposed directly over the area of water main (including bore and jack pit areas), gas, and 
electrical line installation.  This seems impractical as it will not be accessible for a large portion of the 
construction period.  Comment addressed.  Construction entrance has been moved further north 
and outside of utility construction areas.      
 

c) 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 
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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.  A note has been 
added to the plan; however, it is incomplete.  Additional language shall be added to plan Sheets C200 
and C300 stating that any damaged trees shall be replaced by the responsible party.  Comment 
addressed.  Language regarding tree replacement has been added to above listed sheets. 
 

d) 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 
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. The engineer shall provide close up grading detail for the wall relative to the west property 
line.  In addition, it is highly likely that grading easements from the adjacent properties to the west 
will be required; the concrete footing of the retaining wall is proposed to extend 2’ out from the 
center of wall and is proposed 3.5’ subgrade.  This would leave approximately 1’ of horizontal 
distance from the footing to the property line to construct the wall which would not be feasible 
without additional offsite earthwork occurring on the adjacent western properties.  Comment 
partially addressed. Design engineer has stated that the property owner to the west has provided 
verbal confirmation to allow entry on to his property for purposes of constructing the retaining wall 
and adjacent grading.   We note that a written and signed agreement or off-site grading easement is 
required from the property owner to the west prior to FSP/FEP approval since construction of the 
wall as proposed is not feasible without going off-site. The design engineer states that in Comfort 
Care’s development agreement that a signed agreement from the westerly property owner to 
allow grading along the west property line for construction of the proposed retaining wall will be 
obtained during the Final Engineering Plan application and prior to a preconstruction meeting.  We 
note that the property ID number and address of the property to the west shall be provided in the 
development agreement. 
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e) 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.  The basin is now shown as a retention 
basin with an overflow weir facing southwest toward the West Valley development.  A condition of 
approval will be that the offsite drainage course be demonstrated on the West Valley development 
plans and that it be constructed for beneficial use by the Comfort Care development. The overland 
flow route will need to demonstrate that the basin overflow shall not adversely impact any of the 
proposed buildings within the West Valley development.  In addition, an off-site storm drainage 
easement form West Valley will be required for the emergency overland flow.  Comment partially 
addressed.  The design engineer for West Valley states “An emergency overflow easement from the 
Comfort Care retention basin spillway will be provided across the West Valley Site, over/ through the 
West Valley Basin, over through the West Valley Emergency Overflow Spillway and to the Cedar 
Island Right-of -way.  Engineering calculations are being prepared showing that if the Comfort Care 
site should go to a storm water emergency overflow condition, the overflow flow rate from the 
Comfort Care Basin will not adversely effect the West Valley units.”  The calculations mentioned 
above and the executed drainage easement from West Valley shall be required prior to FSP/FEP 
approval as these items affect storm water drainage from the Comfort Care site.  We have contacted 
the design engineer for West Valley to set up a meeting to discuss the stormwater calculations for 
West Valley as well as the easement/maintenance agreement requirements; we have not received 
a response back from the engineer,  Please reference Comment 1 under Storm Water Management 
of our West Valley review letter dated February 10, 2023.  
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f) 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 
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.   The design engineer has indicated 
that this site will tie into West Valley’s watermain system as a secondary watermain connection.  
However, we continue to note that the connection is dependent on permitting and construction of 
the West Valley development.  Comment partially addressed.  The design engineers for both 
Comfort Care and West Valley state “West Valley has agreed to connect to our water main system 
as shown and is in the process of applying for the Act399 permit from EGLE.” And “The water main 
location between the two developments has been coordinated.  It is noted that this connection is 
dependent on both projects proceeding.  Permitting coordination between the Applicant, Comfort 
Care, White Lake Township, and EGLE will be required in order meet the requirements of local, 
county and state law.” 

g) A condition placed on the preliminary site plan (PSP) approval by the Township Board continues to 
remain unaddressed with the extension of the sidewalk to the south. 

Final Site Plan/Final Engineering Plan Comments- 

Note that comments from our review letter dated December 2, 2022 are in italics with responses in bold.  
New comments are in standard font. 
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Paving/Grading  

1. The sidewalk around the building does not show ADA accessible ramps adjacent to the ADA parking 
spaces. Ramps will need to be shown on plan.  In addition, provide blown up details for each ADA 
parking area and ramp with detailed grading to demonstrate that these areas meet ADA 
grading/slope requirements.  Comment outstanding. Ramps have been shown; however, the 
northernmost ADA parking space (963.65 TP, 963.15) exceeds the maximum allowable slope of 1:48 
as well as the south westernmost ADA space (963.55 TP,963.00).  Please revise grades to meet ADA 
acceptable standards. Comment addressed.  Both spaces have had grades adjusted to ensure ADA 
compliance.   

2. The majority of the drainage for the proposed emergency access road appears to be draining off site 
and on to the West Valley development.  Drainage will need to be contained on site or this discharge 
will need to be included in the offsite storm easement and shown to be accommodated by the West 
Valley development.  Comment partially addressed.  A spillway and trench drain have been shown to 
accommodate the vast majority of drainage. Please revise spillway detail reference on Sheet C302 to 
Sheet C600 and not C601.  Comment addressed. Sheet reference has been revised. 

3. Sheet C301- Provide sheet and sheet number reference for drive approach and remaining drive 
entrance paving and grading.  Currently there is no grading sheet provided for this area and the note 
on Sheet C301 references Sheet XXX.  Comment addressed.  Sheet and sheet number have been 
provided.   

4. Sheet C302- Curb Cut with Concrete Spillway note- Change reference Sheet number to Sheet C600. 
Comment addressed.  Sheet reference has been revised. 
  

Watermain 

1. Sheet C400- Provide Quantities Table for water main and associated appurtenances. Comment 
outstanding.  Although a quantities table has now been provided, we calculate the following 
quantities: 1) 6” watermain: 38 LF, 2) 8” GV in 5” dia. MH: 2, 3) 8” X 6” tee: 2, 4) 3” curb stop: unable 
to locate on plan. Comment partially addressed.  Verify the quantity for the 8” X 6” tee; we count 3 
instead of 2. 

2. Hydrant, Station 6+37 is too close to the retaining wall.  Relocate so 6’ off drive B/C.  The proposed 
hydrant has been shifted in location to now be 3’ from retaining wall and 4’ off B/C. There are a few 
concerns with this location that need to be addressed regarding thrust blocking and frost protection. 
As the proposed retaining wall behind the fire hydrant will be 6 feet high, the entire hydrant barrel 
will not have sufficient ground cover for frost protection. Also, the Township standard details call for 

12

Item A.



 

WLT- Comfort Care Assisted Living- FSP/FEP Review.03

February 27, 2023

Page 7 of 10

   
 

 
 

thrust blocking to be installed at the base of the hydrant back to undisturbed ground which will not be 
possible in this scenario. Additional bracing or rodding will be required to hold the hydrant base in 
place. Comment addressed.  Proposed hydrant near wall has been relocated away from wall. 

3. Please provide a profile of the proposed 1” service lead to the west in order to clarify the intent and 
the relation to the wall. The service lead will need to be 6’ deep at the property line and the curb stop 
should be located at the property line for future connection. As the end of the lead is only shown less 
than 3 feet from the end of the wall how will a future connection occur without undermining the 
retaining wall? Has any discussion with the adjacent property owner taken place to determine a good 
location for this service lead? Also see Comment 10 under Stormwater Management.  Comment 
partially addressed.  Lead is now shown at 6’ depth and is located at the property line; however, 
please address the remaining underlined questions/comments above. 

4. Sheet C402- Profiles-There are several items on this sheet which will require revision.  We have 
included a red lined plan sheet for the design engineer’s use.  Comment addressed.  Revisions have 
been made.  

5. Sheet C402- 8” Watermain Station 20+00 to 22+52- Show storm sewer crossing (UC12) between the 
11.25 degree bend and the 45 degree bend. 

6. Sheet C402- 8” Watermain Station 20+00 to 22+52-  Match stationing at 20+06 to plan ( shown as 
20+05). 

7. Sheet C402- 8” Watermain Station 20+00 to 22+52-  Pipe length of 252’ should be 247’.  The 5’ of 6” 
was added to the 247’ in error. 

8. Sheet C402- Hydrant Lead at Station 03+40 – Add UC4 label to 12” storm sewer crossing. 
 

Sanitary Sewer 

1. The proposed sanitary sewer tap is located on an existing sewer stub with no existing manhole 
upstream which would not typically be allowed, however the West Valley development is proposing 
extension of this gravity sewer. If the West Valley development fails to extend the sanitary sewer this 
proposed sewer connection will need to be revised.   Comment remains as a notation.   

Stormwater Management 

1. Provide profiles for all storm sewer 12” diameter or greater with the following items on the profiles:  
Comment outstanding.  Although profiles have now been provided, there are revisions required.  We 
have provided the profiles sheets with red-lined comments. Please revise per comments on these 
sheets.   
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a) HGL 
b) All utility crossings- minimum of 18” vertical separation required. 
c) Rim elevations 
d) Invert elevations 
e) Location of CSB 
f) Pipe slopes 
g) Pipe diameter 
h) Linear footage of pipe 
i) Retaining wall locations over pipe 

Comment partially addressed.  Sheet C306- CSB is required between a) MH5-1 to CB5; b) Retaining 
wall and MH7. 

2. Placing ES2 in the location shown may present challenges relative to retaining wall installation.  
Comment partially addressed.  Although a pipe detail is shown on Sheet C600, the detail does not 
appear accurate with respect to the actual ES invert elevation of 959.71 relative to the bottom of wall 
elevation.  Please add note on Sheet C300 that also references detail on Sheet C600 and add accurate 
ES invert elevation and B/W elevations on Sheet C600 detail.  Comment addressed.  Note has been 
added to Sheet C300 and elevations added to detail on Sheet C600. 

3. Structural calculations prepared, signed, and sealed by a structural engineer shall be required to 
demonstrate that the integrity of any storm sewer proposed to cross under the retaining wall shall 
not be compromised due to the vertical and lateral stresses of the retaining wall.  Comment partially 
addressed.  Although structural calculations have been provided, we request a written statement 
from the structural engineer with regard to the above comment as well as for proposed water service 
lead proposed through or under wall to west property line. See Watermain comment 7 for water 
service comment relative to wall.  Comment addressed.  A letter dated March 11, 2022 from Conn 
Engineering Consultants, Inc. has been provided. 

4. Sheet C300- Verify that notes listed under ‘Storm Sewer Notes’ match White Lake Township Standard 
details for storm sewer.  Comment outstanding.  Notes/specifications for materials, etc. do not match 
that shown on WLT Storm Sewer Standard Details sheet.  Please revise.  Comment addressed.  Notes 
on Sheet C300 have been revised.   

5. Sheet C304- Storm Design calculations will need to be updated.  See attached red lined sheet for items 
requiring revision.  Comment addressed.  Calculations have been updated. 
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6. Please coordinate location of proposed retention basin spillway with West Valley.  The spillway 
measures 94’ from the southwest corner of the Comfort Care site per the Comfort Care site plan and 
measures 90’ from the southwest corner of the Comfort Care site per the West Valley site plan. 

7. Sheet C300- Show proposed sanitary sewer in the background on this plan sheet. 
8. Sheet C300- Provide utility crossing numbers in plan view on this sheet. 

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.  Sheets C501 and 
C502 show several areas where trees are too close to storm sewer.  We have enclosed the marked up 
landscape plan sheets showing the areas where the trees will be required to be located further away 
from proposed storm sewer to maintain 10’ horizontal separation distance.  Comment partially 
addressed.  There are a couple of areas where trees will be required to be relocated. This was due to 
the change in layout of the storm sewer in some areas.  We have attached a red lined copy of Sheet 
C501 for the designer’s use.  Comment addressed.  Trees/landscaping have been relocated. 

________________________________________________________________________________________ 

Required Permits and Approvals 

The following permits and approvals will be required 

1. Permit from the Road Commission for all work within the Union Lake Road Right-Of-Way. 
2. SESC permit from OCWRC. 
3. NPDES Permit 
4. Sanitary Sewer Permit from OCWRC for work on and connection to the existing Sanitary Sewer 

system.  
5.  Stormwater Maintenance Agreement.  
6. Water main permit from EGLE. 
7. Off-site storm drainage easement from West Valley. 
8. Off-site grading easements from West Valley and property owner to the west. 
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WLT- Comfort Care Assisted Living- FSP/FEP Review.03

February 27, 2023

Page 10 of 10

   
 

 
 

Recommendation 
 
We recommend the plans be revised to address the above referenced items, including any remaining 
Preliminary Site Plan comments.  We continue to note as in previous reviews that construction of this 
development is dependent on the West Valley development being modified and constructed in order to have 
the secondary water main connection and secondary emergency access.   To help facilitate our review of the 
revised Final Site Plan/ Final Engineering Plan, please provide a detailed response letter addressing the 
above comments.     
 
 
Please 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 

Nick Spencer, Building Official, 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\FSP&FEP- Review.03\FSP and FEP Review.03.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: February 23, 2023 
 
RE:  Comfort Care 
  Final Site Plan – Review #3 
 

 

Staff reviewed the final site plan (FSP) for the Comfort Care project.  The Developer intends to 

construct a single-story 57,443 square foot 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 Township Board approved the preliminary site plan on June 21, 

2022 and approved (final adoption) rezoning the 7.49-acre (net area) site from LB (Local 

Business) to PD (Planned Development) on July 19, 2022.  Following is a list of items relevant 

to the FSP: 

 

Building Architecture and Design 
 

• The east and west exterior walls of the memory care courtyard (rear of building) and open 

courtyard (front of building) shall be finished with brick veneer.  Exterior elevations of both 

aforementioned courtyards shall be provided.  (Comment outstanding.  Only an east 

elevation for the memory care courtyard and only a west elevation for the assisted 

living courtyard were provided.  Exterior elevations of both the east and west facades of 

the assisted living and memory care courtyards shall be provided.  As shown on the 

architectural plan, at the base of the building an approximately 2.5-foot band of brick 

veneer with a rowlock sill surrounds the aforementioned courtyards.  Most of the 

courtyard facades are cladded with fiber cement siding, which results in an unattractive 

appearance not of the quality required for Planned Developments.  As stated in 

previous correspondence, the east and west walls of the memory care courtyard (rear of 

building) and open courtyard (front of building) shall be finished with brick veneer.  

Also, the exterior elevations are no longer conceptual and all references to “conceptual” 

on Sheet A2 (including the sheet title) shall be removed.  The previous comment is also 

applicable to the floor plan and removing references to “conceptual” on Sheet A1).  

(Comments addressed.  The architectural plans were revised to address these matters). 
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Comfort Care 

Final Site Plan – Review #3 

Page 2  

 

• As stated in previous correspondence, the Developer’s architect 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.  (Comment addressed.  

Bay windows are noted on Sheet A1).  (Comment previously addressed). 

 

• As stated in previous correspondence, 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 FSP.  (Comment outstanding.  Neither elevations in 

color or a sample board of building materials were submitted to staff.  Placement on a 

Planning Commission agenda will not occur without submission of the aforementioned 

items).  (Comment addressed.  Elevations in color and a sample board of building 

materials have been provided).  Additionally, the address (street number) location shall be 

shown on the building.  Six-inch tall numbers visible from the street are required.  The 

address location is subject to approval of the Fire Marshal.  (Comment remains as a 

notation.  On Sheet A2 street numbers are shown on the north elevation over the means 

of public access to the building).  (Comment remains as a notation). 

 

• As stated in previous correspondence, details for the items to be located on the patio shall be 

provided at FSP.  (Comment outstanding.  Placement on a Planning Commission agenda 

will not occur without submission of the aforementioned items).  (Comment addressed.  

Product details have been provided). 

 

• As stated in previous correspondence, 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.  (Comment 

outstanding.  Placement on a Planning Commission agenda will not occur without 

submission of the aforementioned items).  (Comment addressed.  Product details have 

been provided). 

 

Access 

 

• As stated in previous correspondence, curb and gutter shall be installed on each side of the 

secondary access drive.  (Comment addressed.  Concrete curb and gutter are now 

indicated along the access drive).  (Comment previously addressed). 

 

• As stated in previous correspondence, ‘No Parking’ signs shall be required along the 

secondary access drive.  The sign locations along the drive shall be noted on the FSP.  

(Comment partially addressed.  ‘No Parking’ sign locations were added to Sheet C200.  

A sign detail shall be provided).  (Comment addressed.  A ‘No Parking’ sign detail has 

been added to Sheet C600). 
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Comfort Care 

Final Site Plan – Review #3 

Page 3  

 

• As stated in previous correspondence, the frontage sidewalk along Union Lake Road shall be 

constructed through the driveway (concrete sections through the approach).  There is an 

unlabeled/unmarked striping across the approach.  A note stating the aforementioned 

requirement shall be provided on the FSP.  (Comment addressed.  Concrete sidewalk is 

now shown through the approach).  (Comment previously addressed). 

 

Landscaping 

 

• As stated in previous correspondence, an irrigation plan is required at FSP.  (Comment 

addressed.  An irrigation plan has been provided).  (Comment previously addressed). 

 

Outdoor lighting 

 

• It does not appear seven luminaire Type C and 19 luminaire Type E are provided.  

Verification of the quantities of the aforementioned luminaries shall be provided.  

(Comment addressed.  The photometric plan has been revised with verification of total 

number of Type C and Type E luminaries).  (Comment previously addressed). 

 

• Complete catalog details (lighting fixture specification sheets) shall be provided for 

luminaire Type E.  (Comment addressed.  The lighting fixture specification sheets for 

luminaire Type E have been provided).  (Comment previously addressed). 

 

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 and Township Board, 

the Developer verbally offered $20,000 to the Parks and Recreation Fund as a community/public 

benefit.  In its approval of the preliminary site plan, the Township Board required the Developer 

evaluate the extension of sidewalk as far south down Union Lake Road as possible and present 

the sidewalk extension as part of the site plan and allocate funds for its construction in the 

development agreement.  As submitted, the site plan does not address the condition of the 

Township Board.  (Comment outstanding.  The Developer has not addressed the condition 

placed on the preliminary site plan by the Township Board.  The Developer’s engineer 

shall design an offsite sidewalk extension along Union Lake Road and submit said plan to 

the Township.  The extent of offsite sidewalk to be designed shall have a construction cost 

estimate of $20,000.  While the Developer has offered $20,000 as a community/public 

benefit, staff believes the contribution proposed is insufficient relative to the scale of the 

project and suggests the Township Board require an additional contribution to offset the 

impacts of development on the residents in the vicinity).  (Comment outstanding.  The 

Developer stated a separate submittal is forthcoming to address this requirement).  Also, a 

development agreement was not provided by the Developer for review by the Township.  (A 

development agreement was provided and review of the document is provided as a separate 

communication).  (See separate communication for development agreement review). 
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Comfort Care 

Final Site Plan – Review #3 

Page 4  

 

DLZ Comments 

 

Item D, Page 3 of the DLZ review letter dated September 23, 2022 remains outstanding.  

Contrary to a statement in the response letter provided to the first review indicating the 

neighboring property owner has given the Developer verbal approval to enter his property for 

construction of the wall, a temporary construction/grading easement shall be obtained by the 

Developer for such purposes.  The easement shall be drafted by the Developer, submitted to the 

Township for review and approval, and executed by the neighboring property owner prior to a 

pre-construction meeting being scheduled by the Community Development Department.  

(Comment partially addressed.  Comfort Care has stated in its development agreement an 

executed temporary construction/grading easement from the adjoining property owner shall be 

obtained prior to scheduling a pre-construction meeting.  The development agreement shall 

specify from what property the easement must be obtained).  

 

Miscellaneous Comments 

 

• It appears the site plan measures drive widths to the face of curb; road measurement surface 

is taken between the edges of the gutter pan (drive width shall be provided between the edges 

of the gutter pan).  Furthermore, gutter pan shall not be included in the measurement of 

parking space depth.  (Comment rescinded). 

 

• Snow storage areas shall be indicated on the site plan.  (Comment addressed.  Snow storage 

areas are now indicated on Sheet C200). 

 

• The parking stall paint striping detail on Sheet C600 shall be revised to indicate the stripes 

shall be painted white. 

 

Planning Commission Options / Recommendation 

 

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

site plan.  Staff recommends the plans be revised and resubmitted to address the items 

identified in this review.  Staff recommends approval of the final site plan, subject to the 

items identified in this memorandum being addressed prior to a pre-construction meeting. 

 

The following notations summarize the final site plan review: 

 

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

Inc. (revision date February 7, 2023), subject to revisions as required.  Grading, storm 

drainage, and utility plans are subject to 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 overall floor plan and exterior 

elevations prepared by John K. Costa, AIA dated June 1, 2021 (revision date December 15, 

2022), subject to revisions as required.  These plans shall be sealed by the Registered 

Architect who prepared the plans.  
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Fire Department 
Charter Township 
of White Lake 

Site / Construction Plan Review

To: Sean O’Neil, Planning Department Director 

Date: 02/13/2023 

Project:  Comfort Care Senior Living 

Job #: 210303 

Date on Plans: 02/07/2023
_____________________________________________________________________________________ 
The Fire Department has the following comments with regards to the 7th 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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SYMBOL MANUFACTURER/MODEL QTY

Hunter PROS-04 5` strip spray 1

Hunter PROS-04 8` radius 17

Hunter PROS-04 10` radius 13

Hunter PROS-04 12` radius 20

Hunter PROS-04 15` radius 34

Hunter MP Strip PROS-04-PRS40-CV 5

Hunter MP1000 PROS-04-PRS40-CV 6

Hunter MP2000 PROS-04-PRS40-CV 19

Hunter MP800SR PROS-04-PRS40-CV 7

SYMBOL MANUFACTURER/MODEL QTY

Hunter PGP-04 1.5 23

Hunter PGP-04 2.0 46

Hunter PGP-04 3.0 71

Hunter PGP-04 6.0 3

SYMBOL MANUFACTURER/MODEL QTY

Rain Bird XCZ-100-PRF 1" 7

Flush Valve 7

Drip Air Relief Valve 7

Netafim TLDL-06-12 6,784 l.f.

SYMBOL MANUFACTURER/MODEL QTY
Hunter PGV-151 Globe 1-1/2" 13

Hunter HQ-44RC 1" 1

Febco 765 1-1/2" 1

Hunter I2C-2400-PL 1

Hunter WR-CLIK 1

Point of Connection 1 1/2" 1

Irrigation Lateral Line: Polyethylene Pipe 100 PSI 1" 7,296 l.f.

Irrigation Lateral Line: Polyethylene Pipe 100 PSI 1 1/2" 1,620 l.f.

Irrigation Lateral Line: Polyethylene Pipe 100 PSI 2" 335.5 l.f.

Irrigation Mainline: PVC Class 160 SDR 26 2" 2,123 l.f.

Pipe Sleeve: PVC Class 160 SDR 26 2" 211.2 l.f.

Pipe Sleeve: PVC Class 160 SDR 26 4" 252.4 l.f.
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IRRIGATION SCHEDULE BASE PLAN

SYMBOL MANUFACTURER/MODEL QTY

Hunter PROS-04 10` radius 3

Hunter PROS-04 15` radius 28

SYMBOL MANUFACTURER/MODEL QTY

Rain Bird XCZ-100-PRF 1" 1

Flush Valve 1

Drip Air Relief Valve 1

Netafim TLDL-06-12 357.6 l.f.

SYMBOL MANUFACTURER/MODEL QTY
Hunter PGV-101G 1" 4

Hunter HQ-44RC 1" 1

Febco 765 1" 1

Hunter PC-400 with (01) PCM-300 1

Hunter WR-CLIK 1

Point of Connection 1" 1

Irrigation Lateral Line: Polyethylene Pipe 100 PSI 1" 574.3 l.f.

Irrigation Mainline: PVC Class 200 SDR 21 1" 108.7 l.f.

Pipe Sleeve: PVC Class 160 SDR 26 2" 29.0 l.f.
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IRRIGATION SCHEDULE COURTYARD PLAN A

SYMBOL MANUFACTURER/MODEL QTY

Hunter PROS-04 5` strip spray 10

Hunter PROS-04 8` radius 2

Hunter PROS-04 10` radius 2

Hunter PROS-04 12` radius 7

Hunter PROS-04 15` radius 14

SYMBOL MANUFACTURER/MODEL QTY

Rain Bird XCZ-100-PRF 1" 1

Flush Valve 1

Drip Air Relief Valve 1

Netafim TLDL-06-12 436.7 l.f.

SYMBOL MANUFACTURER/MODEL QTY
Hunter PGV-101G 1" 3

Hunter HQ-44RC 1" 1

Febco 765 1" 1

Hunter PC-400 1

Hunter WR-CLIK 1

Point of Connection 1" 1

Irrigation Lateral Line: Polyethylene Pipe 100 PSI 1" 748.5 l.f.

Irrigation Mainline: PVC Class 200 SDR 21 1" 110.5 l.f.

Pipe Sleeve: PVC Class 160 SDR 26 2" 22.4 l.f.

Pipe Sleeve: PVC Class 160 SDR 26 4" 43.9 l.f.
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IRRIGATION SCHEDULE COURTYARD PLAN B

650 Stephenson Highway
Troy, Michigan 48083
           Phone   248.588.2100
           Fax       248.588.3528
www.Siteone.com
           800.347.4272

  Project Name:

COMFORT CARE

  Design Date:

  Drawn By:

REVISIONS

Description

Drawing Title:

BID DESIGN

  Customer Name:

Drawing Scale:

Project Services Number:

1" = 40'

305973

Sheet Number:

IR-1

11/07/22

DB

Date
   1

   2

   3

   4

   5

   6

White Lake, MI, 48386

IRRIGATION SPECIFICATIONS

1. IRRIGATION SYSTEM DESIGN BASED ON 45 & 12 GPM AT 66 PSI.

2. IRRIGATION DESIGN IS FROM THE POINT OF CONNECTION(POC)ONLY. THE DESIGN IS BASED ON GALLONS PER MINUTE(GPM)AND

POUNDS PER  SQUARE INCH(PSI)FURNISHED BY OTHERS.

3. IRRIGATION CONTRACTOR IS TO VERIFY POINT OF CONNECTION IN THE FIELD. INSTALLER IS TO CONFIRM THE MINIMUM

DISCHARGE REQUIREMENTS  OF THE POINT OF CONNECTION AS INDICATED ON THE LEGEND PRIOR TO INSTALLATION.

4. THE PRESSURE REQUIREMENT AT THE POINT OF CONNECTION IS BASED ON  NO MORE THAN 5 FEET OF ELEVATION CHANGE IN

THE AREAS OF IRRIGATION.

5. ALL PRODUCTS SHALL BE INSTALLED IN ACCORDANCE WITH THE MANUFACTURER'S RECOMMENDATIONS AND ACCORDING TO

LOCAL BUILDING, ELECTRICAL, AND PLUMBING CODES.

6. IRRIGATION CONTRACTOR WILL ARRANGE INSPECTIONS REQUIRED BY LOCAL AGENCIES AND ORDINANCES DURING THE COURSE

OF CONSTRUCTION AS REQUIRED. ALL WIRING TO BE PER LOCAL CODE.  BACKFLOW PREVENTION TO BE PER LOCAL CODE.

7. LOCATION OF IRRIGATION COMPONENTS SHOWN ON DRAWING IS APPROXIMATE.  ACTUAL PLACEMENT MAY VARY SLIGHTLY AS

REQUIRED TO ACHIEVE FULL, EVEN COVERAGE.

8. ALL SPRINKLER HEADS SHALL BE INSTALLED PERPENDICULAR TO FINISH GRADES. EXCEPT AS OTHERWISE INDICATED.

9. INSTALL IRRIGATION MAINS WITH A MINIMUM 18" OF COVER BASED ON FINISH GRADES. INSTALL IRRIGATION LATERALS WITH

MINIMUM 12" OF COVER BASED ON FINISH GRADES.

10. PIPE LOCATIONS ARE DIAGRAMMATIC.  VALVES AND MAINLINE SHOWN IN PAVED AREAS ARE FOR GRAPHIC CLARITY ONLY.

11. THE IRRIGATION CONTRACTOR SHALL COMPLY WITH PIPE SIZES AS INDICATED.

12. ALL WIRE SPLICES OR CONNECTIONS SHALL BE MADE WITH APPROVED WATERPROOF WIRE CONNECTIONS AND BE IN A VALVE

OR SPLICE BOX.

13. ALL CONTROL WIRING DOWNSTREAM OF THE CONTROLLER IS TO BE 14 AWG, UL APPROVED DIRECT BURY.

14. THE DESIGN IS BASED ON THE SITE INFORMATION AND/OR DRAWING SUPPLIED WITH THE DESIGN CRITERIA BEING SET(AREA TO

BE IRRIGATED, EQUIPMENT  MANUFACTURER AND MODEL TO BE USED, WATER SOURCE INFORMATION,  ELECTRICAL POWER

AVAILABILITY, ETC...). SITEONE LANDSCAPE SUPPLY BEARS NO RESPONSIBILITY OR LIABILITY FOR ANY ERRORS IN DESIGN OR

INSTALLATION THAT ARISE DUE TO INACCURACIES IN THE ABOVE REFERENCED INFORMATION SUPPLIED TO SITEONE
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WATER MAIN NOTES 1.		All construction procedures and materials used on this project shall conform to White Lake Township current standards and 	    All construction procedures and materials used on this project shall conform to White Lake Township current standards and 	    specifications. 2.  All hydrants shall be East Jordan Iron Works 5BR-250 traffic model.  Self-draining hydrants shall not be used.  Valve shall have 1-1/2" pentagon nut and shall open counter-clockwise. Provide two 4.5" pumper outlets with 5" Storz quick connect nozzles (Harrington Integral Hydrant Storz, Model HIHS) as manufactured by Harrington, Inc. of Erie, PA. 3.  All hydrants shall be field painted with a heavy coat of bright safety red polyurethane or alkyd gloss enamel, except for the Storz 	fittings and caps, which shall be left unpainted. 4.  Johnson and Anderson, Inc. field personnel will affix to the fixed collar of each Storz connection 1" wide 3M Scotch reflective tape, color coded per NFPA 291 guidelines flow capacity. 5.  All water mains shall be ductile iron pipe Class 54, cement lined with push on joints.  Mechanical joints allowed only for tapping sleeves, hydrants & hydrant valves.  Only Cor-Blue bolts shall be used for assembling mechanical joints.  All bends, tees, valves and hydrant 	tees shall have a poured concrete thrust block as detailed on this sheet.  Joints which have thrust blocks bearing on soil of 		questionable stability shall be fully restrained utilizing Tyler swivel ells and adapters or a system approved by the Township Engineer. 	HDPE pipe for directional boring, if approved by the Township Engineer, shall meet all of the requirements of the MDEQ and shall be DR9 (200 psi), and shall have two #8 tracer wires, terminated in the nearest gate well at the highest step. 6.  Tapping sleeve shall be mechanical joint or approved equal. Ductile Iron or Stainless steel are allowed. 7.  Specifications shall include direction of operation of all valves.  All valves shall be counter clockwise open. 8.  All necessary easements shall be provided in the name of White Lake Township before acceptance of the water distribution system. 9.  The design engineer shall furnish White Lake Township with one reproducible sets of "As-Built" water main plans or an AutoCAD file upon completion of the job. 10. 	All required cross-connection devices shall be installed as required by the local plumbing inspector and in accordance with the 		All required cross-connection devices shall be installed as required by the local plumbing inspector and in accordance with the 		standards of the Michigan Department of Public Health. 11. Gate well frame and cover shall be as follows: East Jordan heavy manhole cover, base flange type #1040 or Neenah Foundry heavy duty #R-1642 Manhole frame, solid lid cover shall be non-rocking and marked "White Lake Water Department" 12. 	Gate valves shall be AWWA approved and of a double disc or resilient wedge design with push on joints, 16" gate valves may be 	Gate valves shall be AWWA approved and of a double disc or resilient wedge design with push on joints, 16" gate valves may be 	mechanical joint provided Cor-Blue bolts are used.  All gate valves with operating nuts greater than 5' below ground surface shall be provided with an extension stem.  The length of the extension shall be such that it will be within 5' of the ground surface when an 	extension is used it shall be held in place by an extension stem guide suitably fastened to the wall of the gate well. 13. 	1" corporation stops are to placed on the main at each side of each main line gate valve and at such other locations as may be 	1" corporation stops are to placed on the main at each side of each main line gate valve and at such other locations as may be 	required by the engineer. 14. 	All pipe and fittings shall be subjected to a hydro-static pressure test of 150 PSI for a 2 hour duration;  Township Engineer must be All pipe and fittings shall be subjected to a hydro-static pressure test of 150 PSI for a 2 hour duration;  Township Engineer must be present.  Maximum segment 2000 feet except that longer segments may be tested with allowable leakage based on 2000 feet. 15. 	2 consecutive safe bacteria samples shall be taken from the water system approx. 24 hours apart at points established by the Township 2 consecutive safe bacteria samples shall be taken from the water system approx. 24 hours apart at points established by the Township Engineer.  Samples shall be taken by the Township Engineer. 16. 	Filling, flushing and sampling of water main can only be performed with a "Jumper" Line,  the jumper shall be equipped with an approved Filling, flushing and sampling of water main can only be performed with a "Jumper" Line,  the jumper shall be equipped with an approved RPZ type of backflow preventer. 17. 	Adjustments on gate wells shall be limited to 23" maximum from top of rim to first step in accordance with MIOSHA Rule 341. Adjustments on gate wells shall be limited to 23" maximum from top of rim to first step in accordance with MIOSHA Rule 341. 18.	 All new water service lines shall have a minimum nominal size of 1".  Services from 1" to 2" may be type K copper tubing or plastic  All new water service lines shall have a minimum nominal size of 1".  Services from 1" to 2" may be type K copper tubing or plastic  	DR-9 (200 PSI rated) meeting ASTM D2737-03 (Standard Specification for Polyethylene (PE) plastic tubing).  ASTM Designation and DR-9 (200 PSI rated) meeting ASTM D2737-03 (Standard Specification for Polyethylene (PE) plastic tubing).  ASTM Designation and pressure rating shall be stamped on the pipe by the manufacturer.  Plastic pipe shall also meet AWWA C-901 Specifications.  All sizes shall relate to the copper tubing outside diameter standard size (CTS).  Copper pipe joints shall be flared.  Fittings shall adapt to the plastic pipe with compression to iron pipe thread adapter.  Plastic pipes shall be either compression style with a steel insert or may be fusion welded in the larger sizes. Plastic water service pipes shall be traced with two #10 copper tracer wires or two #12 copper coated steel or stainless steel wires insulated with a minimum of 30 mils of polyethylene insulation.  The tracer wires shall be terminated to supply line so as to be locatable at the building and the curb box without digging. Water services sizes 3" and greater shall be Class 54 cement lined ductile iron with push on joints or HDPE DR-9 (200 PSI rated) with fusion welded joints and fittings, DIPS (Ductile Iron Pipe Size). A stop box shall be installed at the property or easement line and shall be equivalent to an A.Y. McDonald Mfg. 6100 flare regular pattern ball valve.  The curb box shall have a 1" riser pipe with an Erie 2-hole pattern cover equivalent to A.Y. McDonald Mfg. 5601L. Stop box shall be protected with a 2"x4" painted blue extending 4 feet above ground. 19. 	Standard pipe cover shall be 6'-0". Standard pipe cover shall be 6'-0". 20. 	Air release manholes shall consist of a standard 5' diameter gate well style structure  with a ValMatic Model 25C air release valve 	Air release manholes shall consist of a standard 5' diameter gate well style structure  with a ValMatic Model 25C air release valve 	mounted on a 1" corporation stop.  Air release shall be equipped with the vacuum check option. A 1/2" diameter galvanized pipe air 	discharge shall be extended to within 12" of the top of the structure.  A gooseneck trap shall be installed at the top of the riser to prevent debris & water from entering the valve.
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March 11, 2022 
 
Comfort Care 
Union Lake Rd. 
White Lake Twp., MI 
 
File: 22-686 
 
Subject: Drain Pipe at Retaining Wall 
 
Attention: Rudy Quaderer 
 
 
Per your request, we have evaluated the storm sewer drainage system where it passes through and under 
the retaining wall for the project under construction located at the above referenced address. Based on our 
evaluation, we have determined that both scenarios are acceptable as shown on the Storm Sewer Plan 
provided by Griggs Quaderer, C300. 
 
If you have questions in regards to our evaluation, please contact our office. 
 
 
Sincerely, 
 
Jason M. Conn, PE 
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Director’s Report 

 

 

 

 

 

 

☐Public Hearing  ☐Special Land Use 

☒Initial Submittal  ☐Rezoning 

☐Revised Plans  ☒Other:  PDA 

☐Preliminary Approval 

☒Final Approval 

 

Contact Consultants 
& 

Departments 

Approval Denial Approved 
w/Conditions 

Other Comments 

Sean 
O’Neil 

Community 
Development 

Director 

☐ ☐ ☐ ☒ Based on 
comments 

from staff and 
consultants 

DLZ Engineering 
Consultant 

☐ ☐ ☒ ☐ See letter 
dated 

03/08/23 
Justin 

Quagliata 
Staff Planner ☐ ☐ ☒ ☐ See letter 

dated 
03/02/2023 

Lisa 
Hamameh 

Township 
Attorney 

☐ ☐ ☐ ☒ See letter 
dated 

03/09/2023 

Project Name: Comfort Care 

Description: Planned development approval 

Date on Agenda this packet pertains to: March 16, 2023 
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March 8, 2023 

 

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

RE: Comfort Care – Planned Development Agreement – 3rd Review 

DLZ Job No. 2145-7233-19 
 

Dear Mr. O’ Neil, 

The applicant is proposing a 60 unit independent living, assisted living, and memory care community on an 
8.37 acre parcel located off Union Lake Road.  This is a review of the PDA document that has been prepared 
for Comfort Care, LLC. and was submitted to this office on March 1, 2023 via Dropbox. 

The following items were submitted as part of this review: 

 Draft PDA Agreement and associated Exhibits A and B 

We offer the following comments for your consideration: 

Note that comments from our February 24, 2023 review are in italics.  Responses to those comments are in 
bold.  New comments are in standard font. 

 

General 

1. Recitals A-Provide Exhibit A.  This legal description shall match the Final Site Plan/Final Engineering 
Plan dated November 11, 2022.  Comment outstanding. Exhibit A- Legal Description has been 
provided; however, the following revisions to the exhibit are required: 

a) 1st paragraph- Line 3- Remove ‘South degrees 84.’  Comment addressed. 
b) 2nd paragraph- Line 1- Spelling—Correct ‘poing’ to ‘point.’  Comment addressed. 
c) 2nd paragraph- Line 6- Spelling- Correct ‘distrance’ to ‘distance.’  Comment addressed. 
d) Provide parcel ID number.  Comment addressed. 
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WLT-Comfort Care PDA – Review .03

March 8, 2023

Page 2 of 3

   
 

 
 

3. Recitals E-Exhibit C-The revised Final Site Plan is currently under review by our office. Since the 
approved revised Final Site Plan will be an Exhibit for the above PDA amendment, the PDA 
amendment approval would need to be conditioned on approval of the revised Final Site Plan. 
Comment remains as a notation. Now Recitals F- Exhibit B.   Article II, Section 2.3 a. notes approval 
of the revised Final PD Plans (FSP/FEP) as a condition of the PD approval. 

4. Article IV- Section 4.2- This section indicates that construction shall commence within 12 months from 
the Township’s approval of the PD plan.  We note that this development depends on the construction 
of the West Valley development and cannot proceed forward until the West Valley development 
construction is complete. Comment addressed.  Language has been provided clarifying that 
construction shall commence within 12 months from final completion of the West Valley 
development.  We note that if/when West Valley begins construction, final completion of that 
project could be 2-3 years from commencement.  The Township will now (see Township Planning 
review letter dated March 2, 2023) require Comfort Care to commence construction within 6 
months of completion of West Valley’s necessary infrastructure improvements. Necessary 
infrastructure improvements would be defined as completion of West Valley’s watermain system, 
storm sewer system (including detention basin), and roads for secondary access.  Overall site 
grading would also be required to be completed as Comfort Care’s retention basin overflow is 
dependent on rear yard grading within West Valley.  We defer to Township Planning if these items 
should be referenced in Article IV, Section 4.2 of the PD Agreement. 

5. Article I – Section 1.1- Correct 57.443 sq. ft. to 57,443 sq. ft.  Comment addressed. 
6. Article II – Section 2.6- Add the following language: “…construction/grading easements from the 

adjoining owners of West Valley and the single family parcel to the northwest of Comfort Care in 
such form …”  Comment addressed. 

7. Per language in Article II, Section 2.3 b. of the PD Agreement, the revised Final Site Plan/Final 
Engineering Plan will require resubmittal for review such that the plan shows the future sidewalk 
extension along Union Lake Road, including paving and grading details.   Comment regarding this was 
also in our FSP/FEP review letter dated February 27, 2023. 

8. Exhibit A- 2nd paragraph-Line7- Spelling- Correct ‘mintues’ to minutes.’ 
 
Recommendation- 
 
There is a small spelling error that should be corrected prior to approval and we are seeking feedback from 
Planning Department regarding the required language for “necessary infrastructure” as referenced above 
related to the West Valley Development. If the Township desires this language be added, we recommend 
resubmittal so we can review the language; if not, resubmittal will not be necessary.  
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WLT-Comfort Care PDA – Review .03

March 8, 2023

Page 3 of 3

   
 

 
 

If you have any questions, please feel free to contact our office. 
 
Sincerely,  
 
DLZ Michigan 
 
 

   
   
Michael Leuffgen, P.E.      Victoria Loemker, P. E. 
Department Manager      Senior Engineer 
 
 
Cc:  Aaron Potter, DPS Director, via email 
 Hannah Micallef, Community Development, via email 
 Lisa Hamameh, RSJA Law, via email 
 
 
 
X:\Projects\2021\2145\723319 WLT Comfort Care A\Project Acceptance and Closeout\PDA Review\Review.03\Review.03.docx 
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March 2, 2023 

 

 

 

Comfort Care, LLC 

4180 Tittabawassee Road 

Saginaw, MI 48604 

 

ATTN:  Doug Boehm  

 

RE: Comfort Care 

Planned Development Agreement – Review #2 

 

Dear Mr. Boehm: 

 

Community Development Department staff has reviewed the Comfort Care Planned Development Agreement 

(PDA), received by the Township on March 1, 2023.  The following items shall be addressed: 

 

• Recital C, Page 1, Line 2: The word “Planning” preceding the word “Development” shall be replaced with 

the word “Planned.” 

 

• As stated in previous correspondence, add a recital stating the date the Planning Commission recommended 

approval of a waiver from the minimum PD acreage requirement (August 19, 2021).  Revise subsequent recital 

identification accordingly. 

 

• Recital H was added to address the following comment stated in previous correspondence: add a recital 

stating the date the Township Board approved a waiver from the minimum PD acreage requirement.  The 

blank shall be filled in with the date September 21, 2021.  Place this recital and the recital required by the 

previous comment in correct chronological order and revise subsequent recital identification accordingly. 

 

• Recital E was added to address the following comment stated in previous correspondence: add a recital stating 

the date the Township Board adopted the rezoning to PD.  Revise subsequent recital identification 

accordingly.  The blank shall be filled in with the date July 19, 2022.   

 

• Section 2.3, Subsection a: Strike this subsection and revise subsequent subsection identification accordingly. 

 

• Section 4.2, Sentence 1: The number “12” shall be replaced with the number “6.”  This change supersedes 

Number 6 of the previous DLZ review of this Agreement. 
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Comfort Care 

Planned Development Agreement – Review #2 

Page 2 

 

• Section 4.2, Sentence 1: The word “development” following the word “Valley” shall be replaced with the 

words “necessary infrastructure improvements.”  This change supersedes Number 6 of the previous DLZ 

review of the Agreement. 

 
• As stated in previous correspondence, following the signatures include a “Drafted By” section and provide 

the Attorney who prepared the Agreement. 
 

• As stated in previous correspondence, following the signatures include a “When Recorded Return to” section 

and provide the Township’s mailing address. 

 
• As stated in previous correspondence, prior to the execution of the Agreement, provide a corporate resolution 

authorizing the signer to execute the Agreement on behalf of the Developer. 

 

Based on the items identified in this letter, the Agreement shall be revised and resubmitted.  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 

Lisa Hamameh, Township Attorney 
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LISA J. HAMAMEH 

lhamameh@rsjalaw.com 
 

27555 Executive Drive, Suite 250 
Farmington Hills, Michigan 48331 
P 248.489.4100 | F 248.489.1726 

rsjalaw.com 
 

 
 

          
 March 9, 2023 

 
Via electronic mail only (soneil@whitelaketwp.com)  
 
Sean O'Neil 
Community Development Director 
White Lake Township 

7525 Highland Road 
White Lake, Michigan  48383 
 

RE: 3rd Review of Planned Development Agreement 
  Comfort Care, LLC  
 

Dear Sean: 
 
You asked that we review the proposed Planned Development Agreement for Comfort Care, LLC 

(“Agreement”) submitted by Comfort Care, LLC. (“Owner”) by transmittal dated March 1, 2023.  
Our comments regarding the Planned Development Agreement follow: 
 

1. General Comments: 
 

a. As stated in previous correspondence, this Agreement cannot be executed until 

the necessary infrastructure in the West Valley Development is completed and 
appropriate easements secured. 

b. As stated in previous correspondence, the Township Engineer or other qualified 
personnel need to review the legal descriptions within the Exhibits. 

c. As stated in previous correspondence, prior to the execution of this Agreement, 
the Owner must provide proof of ownership and Owner must provide a corporate 
resolution authorizing the signer to execute the Agreement on behalf of the Owner. 

d. As stated in previous correspondence, since this document will be recorded at the 
register of deeds, it must be in recordable form, including a drafted by/return to 
paragraph.  

 
2. The following are suggested additions to the Agreement: 

 

a. As stated in previous correspondence, a provision that states the ZBA shall have 
no jurisdiction over the property or the application of the Agreement. 

b. As stated in previous correspondence, a provision added to Article IV defining 

breach and the remedies associated therewith. 
c. As stated in previous correspondence, a provision acknowledging that at the time 

of execution of the Agreement, the Owner will not have yet obtained engineering 

approvals for the Development and that additional conditions may be imposed, 
provided that no such conditions be inconsistent with the PD Plan or this 
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March 9, 2023 
Page 2 of 3 

______________________ 
 
 

Agreement and shall not change or eliminate any development right authorized 
thereby. Those conditions shall be incorporated into and made part of this 
Agreement automatically upon issuance of said conditions. 

d. As stated in previous correspondence, a provision requiring the Owner to convey 
all necessary easements, bills of sale, or maintenance agreements, as applicable, 
for the utilities, roads, pathways and storm water detention facilities. 

 

3. With regard to the proposed PD Agreement, I offer the following comments:  
 

a. The PD Agreement was revised to add a new entity as the “Owner” and the original 
entity as the “Developer.” The provisions in the PD Agreement were changed from 
obligating the Owner to obligating only the Developer.  This is not acceptable. Both 
the Owner and the Developer, must be bound by this PD Agreement. Therefore, 

all instances in the document where “Owner” was changed to “Developer” should 
be revised to state “Owner and Developer.” 

b. Recital E was added to address a previous comment, but the blank was not filled 

in: July 19, 2022. 
c. Recital H was added to address a previous comment, but the blank was not filled 

in: September 21, 2021.  

d. The Township should consider whether Paragraph 1.4 and Paragraph 2.2 should 
be revised since it is not clear when development will commence and because this 
is inconsistent with the Site Plan Review process for Planned Developments (See, 

Section 6.7.A.iii.c.). 
e. As stated in previous correspondence, Paragraph 1.5 should be revised to coincide 

with the Township’s Zoning Ordinance, Section 6.7(E). For example, the second 

sentence defines “minor changes” to be limited to those provided in the ordinance, 
but also expands the definition to include Section 6.7(E)(ii and iii) which are not 
“minor changes” which may be approved administratively. Additionally, the 

Community Development Director, who would review administratively, has 
discretion in determining “minor changes” which is not reflected in this Paragraph.  

f. As stated in previous correspondence, Paragraph 2.2 should be revised. A PD 

Agreement allows variances of Township Zoning Ordinances, not all ordinances 
and regulations of the Township. The Owner should be required to comply with all 
township ordinances and regulations, including the zoning ordinance, except as 

otherwise provided in the PD Plan and the Agreement.  Additionally, the Township 
should consider whether the fourth sentence is acceptable since it is not clear 
when development will commence and because this is inconsistent with the Site 

Plan Review process for Planned Developments (See, Section 6.7.A.iii.C). 
g. As stated in previous correspondence, Paragraph 2.3 should be revised to reflect 

all conditions of approval, including the completion of the infrastructure 

improvements in the West Valley development, and all necessary on and off-site 
easements. 

h. The Township should consider whether Paragraph 3.1 should be revised to include 
the installation of the necessary infrastructure in the West Valley development as 

a prerequisite to a pre-construction meeting. 
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March 9, 2023 
Page 3 of 3 

______________________ 
 
 

i. As stated in previous correspondence, Paragraph 4.1 should be revised to add: 
“and in accordance with all Township Ordinances, codes, rules, regulations and 
standards.”  

j. Paragraph 4.2 should be revised to clarify what is meant by “final completion of 
the West Valley development.” 

k. The Township should consider whether the requirement for a Private Road 

Agreement should be included in light of Paragraph 4.3. 
l. Paragraphs 4.5 a and b should be revised to add that the extension of the water 

and sewer system shall be in accordance with the Township’s Ordinance, not just 

as it relates to fees as currently drafted.  
m. As stated in previous correspondence, Paragraph 6.2 should be revised to replace 

the terms “defaults in its obligation” with the terms “fails”. Also, the word “Subject” 
before Property should be removed. Finally, “(a)” should be inserted before 

“placed on a delinquent tax roll” as the first option available to the Township in 
the event costs and expenses have not been paid within sixty (60) days of a billing.  

n. As stated in previous correspondence, Paragraph 7.1 contains a typo in the word 

“shalt.” 
o. As stated in previous correspondence, the heading in Paragraph 7.13 should be 

revised to state: Violations. 

 
Please let us know if you have any questions or would like to discuss this matter further. 
 

 Very truly yours, 
 

 ROSATI SCHULTZ JOPPICH  

 & AMTSBUECHLER PC 

            
 Lisa J. Hamameh 

 
cc: Michael Leuffgen 
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PLANNED DEVELOPMENT AGREEMENT 
 
 This Planned Development Agreement (“Agreement”) is entered into as of     , 2023, 
by and among William Vestevich, Successor Co-Trustee of the Peter Vestevich Trust dated August 10, 
1966, as amended, whose address is c/o William Vestevich, Esq., 6905 Telegraph Rd. Ste. 260, 
Bloomfield Hills, Michigan 48301 (“Owner”), Comfort Care Senior Living LLC, a Michigan limited 
liability company, whose address is 4180 Tittabawassee Road, Saginaw, Michigan 48604 (“Developer”), 
and Charter Township of White Lake, a Michigan Charter Township, whose address is 7525 Highland 
Road, White Lake, Michigan 48383 (“Township”). 
 

RECITALS 
 
 A. Owner owns certain real property consisting of approximately 8.37 acres located in the 
Charter Township of White Lake, Oakland County, Michigan, which is more particularly described on 
Exhibit A attached hereto (the “Property”). 
 
 B. Developer desires to develop the Property as a single story Independent Living, Assisted 
Living and Memory Care Community comprising office space, 60 units (72 beds) for residents, and 
appropriate accompanying facilities for such a Community. 
 
 C. At a meeting held by the Township Planning Commission on May 19, 2022, the 
Township Planning Commission recommended approval of rezoning to Planning Development (“PD”) 
and Developer’s Preliminary Site Plan for the Project prepared by Griggs Quaderer Inc., last revised April 
12, 2022 (“Preliminary Site Plan”), subject to conditions as more fully set forth in Section 2.3 below.  
 
 D. At a meeting held by the Township Board on June 21, 2022, the Township Board 
approved the Preliminary Site Plan and introduced the rezoning to PD. 
 
 E.  At a meeting held by the Township Board on _________________, 202__, the Township 
Board approved the rezoning to PD.  
 
 F. At a meeting held by the Township Planning Commission on            , 2023, the 
Township Planning Commission approved Developer’s Final Site Plan for the Project, subject to certain 
conditions as more fully set forth in Section 2.3 below. The Final Site Plan is attached as Exhibit B and is 
referred to herein as the “PD Plan.” 
 
 G. At a meeting held by the Township Board on        , 2023, the Township 
Board approved Developer’s Planned Development Agreement for the Project, subject to the conditions 
set forth in this Agreement, including without limitation Section 2.3 below. 
 
 H.  At a meeting held by the Township Board on __________________, 2023, the Township 
Board approved a waiver from the minimum PD acreage requirement.  
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 I. By entering into this Agreement, the parties desire to set forth their respective obligations 
with respect to the PD and the conditions under which the Township has granted final PD approval. The 
Township is willing to establish the property as a PD and Developer is willing to develop and maintain 
the PD, subject to the terms and conditions of this Agreement. 
 
 NOW, THEREFORE, in consideration of the premises and the mutual covenants of the parties 
described in this Agreement, the parties agree as follows:   
 

ARTICLE I 
DESCRIPTION OF THE PROJECT; PD and PD PLANS 

 
 1.1 Description of Project. The project (“Project”) covers an area comprising approximately 
of 8.37 acres located on the west side of Union Lake Road between Hutchins and Cooley Lake Roads in 
the Township. The Project will consist of a 57,443 square foot Assisted Living and Memory Care 
Community (the “Community”). The Community will be licensed with the State of Michigan as a “Home 
for the Aged.” The Community will comprise 24 assisted living units, 16 memory care units and 20 
independent living units. The Community will be a single-story structure. When the Community becomes 
fully occupied, the estimated total staffing will be 50 employees, with an estimated 15 employees per 
each shift. 
 
 1.2 Final PD Plan Approval; Exhibits. The    , 2023 PD Plan was 
approved by the Township Planning Commission on                                 , 2023. The PD Plan approval 
grants the Developer the right to construct facilities as set forth in the PD Plan, subject to all applicable 
permits in the ordinary course, as the same may be modified and amended in accordance with the 
Township Zoning Ordinance from time to time. All exhibits attached hereto are incorporated herein and 
made a part hereof by reference. 
 
 1.3 Performance Criteria. Developer affirmatively submits that the proposed uses on the 
Property shall not exceed the performance criteria found in Section 5.18 of the Township Zoning 
Ordinance and the standards listed therein. 
 
 1.4 Modifications to Standard Zoning Requirements. Except as otherwise provided 
herein, Developer shall adhere to the Ordinances of the Township. To the extent that developing the 
Property in accordance with the PD Plan will deviate from the Township Zoning Ordinance or any other 
ordinance, resolution, rule or regulation of the Township, currently in effect or which may be adopted in 
the future, the Township shall be deemed to have granted, and hereby grants, modifications for all such 
deviations. Modifications from the Township Zoning Ordinance which the Township shall be deemed to 
have granted, and hereby grants, are as set forth on Exhibit B. 
 
 1.5 Minor Modifications. If, following the approval of the PD Plan, Developer elects to 
make minor changes to the PD Plan, such minor changes may be made subject only to “Administrative 
Approval”. The term “Minor Changes” shall be those changes set forth in the Township Zoning 
Ordinance, Article 6, Section 6.7(E)(i- iii). For purposes of this Agreement, “Administrative Approval” 
shall mean the approval by the Community Development Director of the Township, or his/her designee, 
or such other individual as may be designated by the Township Board, without the necessity of review by 
the Township Board or the Township Planning Commission or any amendment to this Agreement. 
 
 1.6 Statement of Planning Objectives to be Achieved by the Developer. The primary 
planning objectives of this development is to create an assisted living and memory care community 
licensed as a Home for the Aged by the State of Michigan. 
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 1.7 Statement of Applicant’s Intention and Lease to Residents. It is the intent of the 
Developer to own and operate a 60 unit (72 beds) Home for the Aged and lease such units to residents 
who require assisted living or memory care services.  
 

ARTICLE II 
REQUIREMENTS FOR DEVELOPMENT 

 
 2.1 Development Standards. The Property shall be developed and improved in compliance 
with the following: 
 
  a. The Charter Township of White Lake Zoning Ordinance, as amended, and 
engineering design standards, except where modified by this Agreement and the Exhibits attached hereto;  
 
  b. This Agreement; 
 
  c. The PD Plan; 
 
  d. The conditions set forth in Section 2.3 below; and 
 
  e. All applicable federal, state and county laws, rules and regulations. 
 
 2.2 Effect of PD Approval. To the extent that developing the Property in accordance with 
this Agreement and the PD Plan will deviate from the Zoning Ordinance or any other Township 
Ordinance or regulation, this Agreement and the PD Plan shall control. To the extent this Agreement and 
PD Plan attached hereto are silent on development issues, the Project shall comply with the Zoning 
Ordinance and other Township ordinances and regulations. All improvements constructed in accordance 
with this Agreement and PD Plan shall be deemed to be conforming under the Zoning Ordinance and in 
compliance with all ordinances of the Township. The Project shall not be subject to any additional 
requirements contained in any amendments or additions to Zoning Ordinances adopted subsequent to the 
date of this Agreement which conflict with the provisions of this Agreement including the PD Plan and/or 
any plans which are approved pursuant to this Agreement. 
 
 2.3 Conditions to Approval.  
 

a.  Approval of the revised final PD Plan. 
 
b.  The Developer’s engineer shall design an offsite sidewalk extension along Union 

Lake Road and submit said plan to the Township as part of the PD Plan, and allocate funds in the 
estimated amount of $20,000 towards construction of said sidwalk extension.   

 
 2.4 Traffic Impact Study. The Traffic Impact Study prepared by Beaubien Engineering, 
LLC, dated February 1, 2022, and Anderson, Eckstein & Westrick, Inc., dated February 3, 2022, is 
incorporated by reference into this Agreement. Developer acknowledges the reliance by the Township on 
this traffic study in the approval of the PD Plan. 
 
 2.5 Community Impact Statement. The Community Impact Statement prepared by 
Developer, incorporated by reference into this Agreement. Developer acknowledges reliance by the 
Township on this Community Impact Statement in the approval of the PD Plan. 
 
 2.6  Temporary Grading/Construction Easement. Owner agrees that it shall obtain a fully 
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executed temporary construction/grading easements from the adjoining owners of West Valley and the 
single family parcel to the northwest of Comfort Care (which parcel is located at 900 Union Lake Road, 
White Lake Charter Township, Michigan 48386, Parcel ID# 12-36-151-017) in such form as is approved 
by the Township, prior to scheduling the pre-construction meeting. 
 

ARTICLE III 
CONDITIONS, PERMITS AND STIPULATIONS 

 
 3.1 Permits and Authorizations. All state, county and federal permits required for 
completion of the project shall be approved prior to the scheduling of a pre-construction meeting with 
Developer and the Township staff and consultants.  
 

3.2  Improvements and Alterations. Developer shall not engage in any improvements or 
alterations on the Property, including, without limitation, site grading work or installation of utilities, until 
completion of the pre-construction meeting. 
 

ARTICLE IV 
DEVELOPER’S RIGHTS AND OBLIGATIONS 

 
 4.1 Right to Develop. Developer shall have the right to develop the Property in accordance 
with the PD Plan and this Agreement. 
 
 4.2 Development Schedule. Developer shall commence development of the Project within 
12 months from final completion of the West Valley development. Construction shall be conducted in a 
single phase, and shall be completed within 12 months from the date of commencement. The foregoing 
development schedule may be modified by Developer as necessary or appropriate with the Township’s 
consent, which shall not be unreasonably withheld. 
 
 4.3 Internal Roads in the Project. The internal drives within the Project will be private and 
asphalt or concrete and constructed in accordance with Township Ordinances and development standards. 
 
 4.4 Landscape Plan. The Landscape Plan which is part of the PD Plan attached hereto as 
Exhibit B identifies the landscaping to be installed within the Project. 
 
 4.5 Utilities. 
 
  a. Sanitary Sewer System. Sanitary sewers shall be extended by the Developer to 
serve the Project which must connect to the Township’s sanitary sewer system. Connection to the sanitary 
sewer system shall require payment of all applicable fees, charges, and assessments, in accordance with 
the Township’s Ordinance.  
 
  b. Water System. Water service shall be extended by the Developer to serve the 
Project which must connect to the Township’s water system. Connection to the water system shall require 
payment of all applicable fees, charges, and assessments, in accordance with the Township Ordinance. 
The PD Plan identifies the water lines and related water easements to be dedicated to the Township. 
 
 4.6 Storm Water Retention. Storm water shall be conveyed by a storm sewer system to a 
storm water retention basin located within the Project. All such storm water drainage facilities, including 
the retention basin and all related improvements shall be designed in accordance with al1 applicable 
ordinances and engineering regulations and standards. 
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 4.7 Signs. Any sign installed will have to be approved by the Township and Developer will 
comply with all the sign regulations in the Township’s sign ordinance. 
 
 4.8 Architectural and Site Design Guidelines. The Project shall be developed in 
conformance with the following architectural and site minimum standards: 
 
  a. Minimum Setbacks. Setback requirements shall be in accordance with the 
approved final PD Plan. 
 
  b. Exterior Materials. The exterior materials shall be in accordance with the 
approved final PD Plan. 
 
  c. Driveways and Sidewalks. Curbs, gutters and sidewalks shall be constructed of 
concrete and shall be in accordance with the approved final PD Plan. Driveways shall be constructed of 
asphalt, except where indicated to be concrete on the approved Final Engineering Plan, and in accordance 
with the approved final PD Plan. 
   
 4.9 Parks and Recreation Fund. As a public benefit, Developer shall pay to the Township 
the amount of Twenty Thousand ($20,000.00) and 00/100 Dollars to be used for the Township’s Parks 
and Recreation Fund. 
 

ARTICLE V 
MAINTENANCE OF OPEN SPACE 

 
 5.1 Common Elements and Common Facilities. The Developer shall have the 
responsibility for maintaining the open space and installed landscaping located within the Project. 
 

ARTICLE VI 
TOWNSHIP’S RIGHTS AND OBLIGATIONS 

 
 6.1 Township Action For Failure to Maintain Property. In the event the Developer 
defaults in its obligation to maintain the property in a reasonable condition, using reasonable standards, 
and consistent with and as required under the PD Plan and this Agreement, the Township may serve 
written notice upon Developer setting forth the manner in which Developer has failed to maintain the 
Property, and such notice shall include a demand that deficiencies be cured within a stated reasonable 
time period no less than thirty (30) days, and shall set forth the date, time and place of a hearing before 
the Township Board for the purpose of allowing Developer to be heard as to why the Township should 
not proceed to perform the maintenance which has not been undertaken. In that hearing, the time for 
curing such deficiencies, and the hearing itself, may be extended. If, following the hearing, the Township 
Board shall determine that the Developer has not cured such deficiency within the time specified at the 
hearing, then upon five (5) days written notice to Developer, the Township shall thereupon have the 
power and authority, but not the obligation, to enter upon the Property or cause its agents or contractors to 
enter upon the Subject Property to cure such deficiency as reasonably found by the Township to be 
appropriate and/or necessary, in a manner so as to reasonably minimize any interference with the business 
operations on the Property and the cost and expense of such curative actions, including the cost of notices 
by the Township and reasonable legal, planning, and engineering fees and costs incurred by the Township 
shall be paid by the Developer. Such amount shall constitute a lien on the Property and the Township may 
require such costs and expenses to be paid prior to the commencement of work. If such costs and 
expenses have not been paid within sixty (60) days of a billing to the Developer, all unpaid amounts may 
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be placed on a delinquent tax roll of the Township as to the Property and shall accrue interest and 
penalties and shall be collected as and shall be deemed delinquent real property taxes in the discretion of 
the Township; or (b) assessed against the Developer and collected as special assessment on the next 
annual Township tax roll; or (c) collected by use of the applicable provisions of Michigan law providing 
for foreclosure by advertisement, the Developer having specifically granted the Township the required 
power of sale to do so; or (d) collected by suit against Developer. If suit is initiated, the Developer shall 
pay all of the Township’s reasonable legal fees and costs. The selection of remedy shall be at the sole 
option of the Township, and election of one remedy shall not waive the use of any other remedy. 
 

ARTICLE VII 
MISCELLANEOUS PROVISIONS 

 
 7.1 Governing Law. This Agreement shalt be governed by and construed in accordance with 
the laws of the State of Michigan. 
 
 7.2 Counterparts. This Agreement may be executed in multiple counterparts, each of which 
shall be deemed an original and all of which shall constitute an agreement. The signature of any party to 
any counterpart shall be deemed to be a signature to, and may be appended to, any other counterpart. 
 
 7.3 Successors and Assigns. The terms, provisions and conditions of this Agreement are and 
shall be deemed to be of benefit to the Property and shall run with and bind the Property, and shall bind 
and inure to the benefit of the successors and assigns of the parties to this Agreement. 
 
 7.4 Amendment. This Agreement shall only be amended pursuant to an instrument executed 
by the Township, Owner and Developer, or their successor in title. No consent to the amendment of this 
Agreement shall be required from any other person, including mortgagees. 
 
 7.5 Authority. This Agreement has been duly authorized by all necessary action of the 
Developer, the Owner, and the Township. By execution of this Agreement, the parties each warrant that 
they have the authority to execute this Agreement and bind the Property and the respective entities to its 
terms and conditions. 
 
 7.6 Partial Invalidity. Invalidation of any of the provisions contained in this Agreement or 
the application thereof to any persons by judgment or court order shall in no way affect any of the other 
provisions hereof or the application thereof to any other person and the same shall remain in full force and 
effect. 
 
 7.7 No Partnership. None of the terms or provisions contained in this Agreement shall be 
deemed to create a partnership or joint venture between Developer and the Township. 
 
 7.8 Incorporation of Documents. The recitals contained in this Agreement, the introductory 
paragraph, and all exhibits attached to this Agreement and referred to herein shall for all purposes be 
deemed to be incorporated in this Agreement by this reference and made a part of this Agreement. 
 
 7.9 Integration Clause. This Agreement is intended as the complete integration of all 
understandings between the parties related to the subject matter herein. No prior contemporaneous 
addition, deletion, or other amendment shall have any force or effect whatsoever, unless referenced in this 
Agreement. 
 
 7.10 Recording. This Agreement shall be executed by the Developer and recorded by the 
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Township in the office of the Oakland County Register of Deeds. Alternatively, the Township shall be 
authorized to prepare and record a Notice of Development Agreement. 
 
 7.11 Waiver. Failure of either party to insist upon strict performance of any of the terms, 
conditions or covenants hereof shall not be deemed to be a waiver of any rights or remedies that such 
party may have hereunder, at law or in equity, and shall not be deemed a waiver of any subsequent breach 
or default under this Agreement. No waiver by either party of any default under this Agreement shall be 
affecting or binding unless made in writing and no such waiver shall be implied from any omission by the 
party to take an action with respect to the default. No express written waiver of any default shall affect 
any other default or cover any other period of time, and one or more written waivers of any default shall 
not be deemed to be a waiver of any subsequent default in performance of the same or any other term or 
provision contained in this Agreement. 
 
 7.12 Violating. Violations of the provisions of this Agreement shall be deemed to be 
violations of the Township Zoning Ordinance and shall entitle the Township to all rights and remedies 
provided by the Zoning Ordinance or any other applicable law for such violation. 
 
 
 

(Signatures and notarization are contained on the following pages) 
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DEVELOPER: 
 

By:__________________________ 
 

Its:__________________________ 
 
STATE OF MICHIGAN ) 

) SS  
COUNTY OF OAKLAND ) 
 
The foregoing PD Agreement was acknowledged before me this            day of    , 20  , 
by ____________________ of ____________________, on behalf of said __________________. 
 
 

        
     , Notary Public 
    , County, Michigan  
 Acting in    County, Michigan  
 My commission expires:    
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OWNER: 
 

By:__________________________ 
 

Its:__________________________ 
 
STATE OF MICHIGAN ) 

) SS  
COUNTY OF OAKLAND ) 
 
The foregoing PD Agreement was acknowledged before me this            day of    , 20  , 
by ____________________ of ____________________, on behalf of said __________________. 
 
 

        
     , Notary Public 
    , County, Michigan  
 Acting in    County, Michigan  
 My commission expires:     
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TOWNSHIP: 
 

CHARTER TOWNSHIP OF WHITE LAKE 
a Michigan municipal corporation 

 
 

By:__________________________  
Rik Kowall 

Its: Supervisor 
 
 

By:__________________________  
Anthony L. Noble 

Its: Clerk 
 
 
STATE OF MICHIGAN ) 

) ss  
COUNTY OF OAKLAND ) 
 
 

The foregoing PD Agreement was acknowledged before me this ___ day of ____________, 20__, 
by Rik Kowall, Supervisor and Anthony L. Noble, Clerk of the Charter Township of White Lake, a 
Michigan municipal corporation, on behalf of said municipal corporation. 
 
 

        
     , Notary Public 
    , County, Michigan  
 Acting in    County, Michigan  
 My commission expires:     
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EXHIBIT A 
 

Legal Description 
 

PART OF THE NORTHWEST 1/4 OF SECTION 36, TOWN 3 NORTH, RANGE 8 EAST, WHITE 
LAKE TOWNSHIP, OAKLAND COUNTY, MICHIGAN, DESCRIBED AS BEGINNING AT A 
POINT DISTANT NORTH 00 DEGREES 12 MINUTES 01 SECONDS WEST 892.33 FEET AND DUE 
424.46 FEET AND SOUTH 84 DEGREES 30 MINUTES 00 SECONDS EAST 270.00 FEET AND 
NORTH 46 DEGREES 30 MINUTES 00 SECONDS EAST 310.00 FEET FROM WEST 1/4 CORNER 
OF SECTION 36, TOWN 3 NORTH, RANGE 8 EAST; SAID POINT OF BEGINNING ALSO BEING 
THE SOUTHEAST CORNER OF THE “PRESERVE AT HIDDEN LAKE” CONDOMINIUM AS 
RECORDED AT THE OAKLAND COUNTY REGISTER OF DEEDS; 
 
THENCE FROM SAID POINT OF BEGINNING AND ALONG THE SOUTH EAST LINE OF SAID 
CONDOMINIUM, NORTH 14 DEGREES 38 MINUTES 35 SECONDS EAST 445.59 FEET TO A 
POINT OF THE CENTERLINE OF UNION LAKE ROAD; THENCE ALONG SAID CENTERLINE 
ON A CURVE TO THE RIGHT WITH RADIUS 2,852.97 FEET, A CENTRAL ANGLE OF 02 
DEGREES 53 MINUTES 04 SECONDS AND WHOSE CHORD BEARS SOUTH 38 DEGREES 57 
MINUTES 59 SECONDS EAST A DISTANCE OF 143.61 FEET; THENCE CONTINUING ALONG 
SAID CENTERLINE SOUTH 37 DEGREES 31 MINTUES 27 SECONDS EAST, 170.04 FEET; 
THENCE CONTINUING ALONG SAID CENTERLINE 36 DEGREES 58 MINUTES 19 SECONDS 
EAST, 473.41 FEET; THENCE CONTINUING ALONG SAID CENTERLINE SOUTH 36 DEGREES 
31 MINUTES 19 SECONDS EAST, 385.43 FEET; THENCE SOUTH 52 DEGREES 47 MINUTES 19 
SECONDS WEST, 347.60 FEET; THENCE NORTH 37 DEGREES 19 MINUTES 50 SECONDS 
WEST, 340.64 FEET; THENCE SOUTH 89 DEGREES 54 MINUTES 33 SECONDS EAST, 4.87 
FEET; THENCE NORTH 37 DEGREES 41 MINUTES 37 SECONDS WEST, 559.50 FEET TO SAID 
POINT OF BEGINNING; SAID PARCEL CONTAINS 8.37 GROSS ACRES OF LAND. 
 
PARCEL ID# 12-36-176-002 
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EXHIBIT B 
FINAL SITE PLAN 
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Memo 
To: Planning Commissioners 

Date: March 16, 2022 

Re: Master Plan Update- Materials 

Please find the two sections for review from the Master Plan update: 02 -  Demographics  & 04 
– Housing. 
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2. DEMOGRAPHICS 
A demographic analysis provides valuable insights into a community’s socio-economic characteristics, 
growth, and development patterns, and changing needs and preferences. A thorough understanding of 
demographic trends is therefore an essential precursor to determining future goals and sustainable 
planning strategies for White Lake Township. It is equally important to recognize that demographic trends 
and growth patterns in a community are not isolated events but tend to be responses to broader regional 
socioeconomic shifts. Collectively, an awareness of local and regional trends can enable the township to 
make the most of its assets while effectively addressing any challenges. To this end, this section examines 
data and trends relating to the township’s population, households, and economy in comparison to other 
surrounding communities in Oakland County to provide regional context. 

DATA SOURCES 
The demographic data in this chapter is derived from the following sources, in this preferred order: 

2020, 2010, 2000, and 1990 US Decennial Censuses 

Mandated by the United States Constitution, the decennial census is the most accurate source of 
information recorded by the United States Census Bureau as it aims to count 100% of the population. The 
decennial census is extremely valuable as it provides comparable data points at regular 10-year intervals 
since 1790. This data is also the basis for congressional apportionment and redistricting which determines 
funding and resource allocation for a community for the next decade. However, it is important to note that 
the data provided by the decennial census is limited, as the intention is to count 100% of the United States 
population. The survey is intentionally short and covers limited information about household composition, 
sex, race, and occupancy type (own v. rent). Additionally, the 10-year gap between surveys means that 
demographic and housing patterns between the decades are not captured in this census.  

American Community Survey (ACS) 

The American Community Survey (ACS) was initiated in 2000 and collects more detailed information on 
social, economic, and housing characteristics compared to the decennial census. Instead of collecting data 
every 10 years, this survey collects data on an ongoing basis and releases data periodically. However, the 
long-form format of the ACS makes it logistically difficult to administer the survey for 100% of the 
population. Instead of surveying the complete population the ACS samples a percentage of the population, 
to determine estimates for the overall population; therefore, the accuracy of the ACS depends on the 
population size of the sampling area. To maintain statistical validity, the Census Bureau collects sample 
data over two different time frames, 1-year and 5-years, depending on the size of a community. In 
communities where the population is less than 65,000, data is collected over 60 months (5 years) to 
achieve a valid sample size and generate estimates for the overall population. Since White Lake Township 
and the surrounding communities (for regional comparison) have a population less than 65,000, this plan 
uses the ACS 5-year estimates. 

Southeast Michigan Council of Governments (SEMCOG) 

SEMCOG is a regional planning partnership of governmental units serving the seven-county region of 
Southeast Michigan including Oakland County. SEMCOG’s Regional Forecast provides a long-range and 
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comprehensive view of future demographic and economic changes in Southeast Michigan. This plan uses 
the 2045 regional forecasts.  
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DEMOGRAPHIC PROFILE 

Population 

The population of White Lake Township has continually grown in the last three decades to 30,950 in 2020. 
With the highest growth rate of 25% occurring between 1990–2000, the rate of population growth 
gradually slowed down to 3.1% between 2010–2020. Even though the township’s population grew in the 
last decade, the pace has been slower than the county (6% growth rate) and most surrounding 
communities, barring Highland Township and Waterford Township where the population declined. The 
surrounding communities of Commerce Township, Lyon Township, and Orion Township witnessed a 
higher growth rate than White Lake Township likely due to their proximity to urban centers such as Novi 
and Auburn Hills. These townships are likely growing as a result of the out-migration from the densely 
populated cities, where housing opportunities are scarce, and the cost of living is high.

Figure XX: Population: White Lake Township & Oakland County (1990–2020) 

 
Source: United States Census Bureau Decennial Census (1990, 2000, 2010, 2020) 

Table XX: Population: White Lake Township & Other Communities (1990–2020) 
 

1990 2000 2010 2020  
Count Count  Change  Count  Change  Count  Change  

White Lake Twp 22,608 28,219 24.8% 30,019 6.4% 30,950 3.1% 

Commerce Twp 26,955 34,764 29.0% 40,186 15.6% 43,058 7.1% 

Highland Twp 17,941 19,169 6.8% 19,202 0.2% 19,172 -0.2% 

Lyon Twp 9,450 11,041 16.8% 14,545 31.7% 23,271 60.0% 

Orion Twp 24,076 33,463 39.0% 35,394 5.8% 38,206 7.9% 

Springfield Twp 9,927 13,338 34.4% 13,940 4.5% 14,703 5.5% 

Waterford Twp 66,692 73,150 9.7% 71,707 -2.0% 70,565 -1.6% 

Oakland County  1,083,592 1,194,156 10.2% 1,202,362 0.7% 1,274,395 6.0% 

Source: United States Census Bureau Decennial Census (1990, 2000, 2010, 2020) 

22,608

28,219
30,019

30,950

950,000

1,000,000

1,050,000

1,100,000

1,150,000

1,200,000

1,250,000

1,300,000

0

5,000

10,000

15,000

20,000

25,000

30,000

35,000

1990 2000 2010 2020

O
ak

la
nd

 C
ou

nt
y 

Po
pu

la
tio

n

W
hi

te
 L

ak
e 

To
w

ns
hi

p 
Po

pu
la

tio
n

White Lake Township Oakland County

93

Item A.



Demographics | 4 

Table XX: Population Forecast: White Lake Township & Oakland County (2020–2045) 
 

Census  SEMCOG Regional Forecast  
2020 2030 2040 2045 

 Count Count Change  Count Change  Count Change  

White Lake Twp 30,950 31,578 2.0% 32,236 2.1% 32,194 -0.1% 

Oakland County  1,274,395 1,286,750 1.0% 1,314,016 2.1% 1,319,089 0.4% 

Source: United States Census Bureau Decennial Census (2020); Southeast Michigan Council of Governments (SEMCOG)

Population Forecast 

SEMCOG’s 2045 Regional Forecast provides a 
comprehensive overview of future population trends in 
Southeast Michigan. The table titled “Population 
Forecast” outlines the population forecasts from SMCOG 
for the township and Oakland County over the next 25 
years. SEMCOG anticipates a very slow growth to occur 
within both White Lake Township and Oakland County 
until 2040. The growth is expected to plateau for 
Oakland County and marginally decline in the township 
by 2045.  

Households  

Consistent with the population growth in the township, 
the total number of households also increased from 10,985 to 11,991 from 2010–2020. However, while 
the population grew by only 3.1%, the number of households increased by 9.2%. In comparison, Oakland 
County’s population growth rate (6%) was proportionate to the increase in households (5.9%). This pace 
of growth in the total households in the township is likely an outcome of changing household dynamics. 
On one hand, the number of seniors (65 years and above) living alone increased to 10.6% in 2020 from 
6.4% in 2010 and the households with at least one senior leaped to 33% from 20%. Additionally, the 
households with children (under 18 years) slumped to 30% from 37% in 2010.1 Consequently, the 
average household size decreased from 2.68 in 2010 to 2.60 in 2020, indicating the population spread out 
into a greater number of households. The average household size remains larger than the county (2.44) 
which is typical of townships due to the presence of housing typologies with larger footprints suited for 
bigger households. In summary, households in White Lake Township are getting smaller but the population 
is continuing to increase. The changing household structure will create a demand for more housing units 
and infrastructure, which will significantly impact land use in the township.   

 

 

 

1 United States Census Bureau, DP02 Selected Social Characteristics in the United States, American Community Survey 5-Year 
Estimates, 2010 & 2020. 

Components of Population Change 

Natural Change = Total number of Births – 
Total number of deaths 

 If the number of births is higher than deaths, 
then then the population has undergone a 

natural increase.  

Net Migration = Migration In – Migration 
Out 

Population Change = Natural Change – Net 
Migration 
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Table XX: Households: White Lake Township & Oakland County (2010–2020) 

 Total Households Average 
Household Size 

Average Family 
Size 

 2010 2020 Change 2010 2020 2010 2020 

White Lake Township 10,985 11,991 9.2% 2.68 2.60 3.05 3.00 

Oakland County 481,040 509,589 5.9% 2.47 2.44 3.08 3.10 

Source: United States Census Bureau ACS 5-Year Estimates (2010, 2020)  

Age 

The population of White Lake Township is aging. In 2020, the median age of White Lake Township 
residents increased to 43.7 years from 41.3 years in 2010. Though the population is also aging in Oakland 
County (41.0 years median age) and the State of Michigan (39.8 years median age) the median age of the 
township is noticeably higher. The figure titled “Age Distribution: White Lake Township & Oakland County 
(2010–2020)” illustrates how the age distribution of the township’s population compares to that of 
Oakland County from 2010 to 2020. The 35-44 years (13%) and 45-54 years (13%) cohorts are the largest 
in the township. Children and young adults aged 19 years and below represent almost a quarter of the 
population.  

The township has a lower percentage of younger households in the 25-34 years cohort compared to the 
county and a relatively low overall concentration of adults in the 20-24 years age group (6%). This 
depressed number of younger residents may be a consequence of two factors. First, young adults likely 
move out of the township after graduating high school to pursue higher education or employment 
opportunities. Second, this cohort may be migrating out in pursuit of wider housing opportunities (smaller 
units, lesser price points, more rental units, etc.) or quality of life opportunities (vibrant downtowns, better 
programming for youngsters, etc.). Since the 20-34 years group represents the age at which most people 
begin to form families, providing diverse housing opportunities and adequate leisure and recreation 
opportunities tailored to this age group is key to attracting and retaining new and young families.  

The term “empty nesters” generally refers to households that no longer have children living at home. 
Typically aged 55-64 years, this age cohort grew from 12% to 18% between 2010–2020 to surpass the 
county percentages (14%).2 Indicative of an aging population, the senior population (65 years and above) 
in the township grew from 11% to 17%.3 SEMCOG’s 2045 Regional Forecast predicts that between 2015 
and 2045 the senior age cohort will add 3,834 residents while the distribution of population in all other 
cohorts will decrease.4 The aging population will result in an increased demand for specific housing options 
(assisted living, nursing homes, etc.), healthcare facilities, and leisure options so that residents can age in 
place. The land use patterns will also have to plan for the proximity of services for the elderly to address 
concerns of limited mobility. Altogether, the age dynamics in the township present unique challenges for 
the township to retain (and potentially attract) young households while ensuring mature households and 
seniors have resources to transition through life and age in the township.  

 

2 United States Census Bureau, DP05 ACS Demographic and Housing Estimates, American Community Survey 5-Year Estimates, 
2010 & 2020. 
3 United States Census Bureau, DP05 ACS Demographic and Housing Estimates, American Community Survey 5-Year Estimates, 
2010 & 2020. 
4 SEMCOG, White Lake Township Community Profiles, https://semcog.org/data-and-maps/community-profiles/communities=2290 
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Figure XX: Age Distribution: White Lake Township & Oakland County (2010–2020) 

 

Source: United States Census Bureau ACS 5-Year Estimates (2010, 2020) 

Racial and Ethnic Composition  

White Lake Township’s racial and ethnic composition has undergone marginal change over the last decade. 
In 2020, nearly 90% of the township’s population identified as solely White compared to 94% in 2010.5 
This change is a result of 6.4% of the residents identifying as biracial or multiracial in 2020 compared to 
only 1.3% in 2010. African Americans and Asians account for 1.6% and 1.2% of the population, 
respectively. All other races together only account for 1% of the population. The percentage of the 
population identifying as Hispanic or Latino (considered an ethnicity and not a race in the US Census as of 
2020) in the township increased from 3.0% to 3.6% between 2010 to 2020.6 The township’s population 
is racially homogeneous compared to Oakland County’s population wherein only 70% of the population 
identify as solely White.  

 

5 United States Census Bureau, DP05 ACS Demographic and Housing Estimates, American Community Survey 5-Year Estimates, 
2010 & 2020. 
6 United States Census Bureau, Decennial Census, 2010 & 2020.  
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Figure XX: Racial Composition: White Lake Township & Oakland County (2020) 

Source: United States Census Bureau Decennial Census (2010, 2020) 

Disability 

Land use patterns directly impact the everyday lives of people with disabilities. Especially in aging 
communities accommodating the needs and requirements of the disabled population is fundamental to 
inclusive planning. Approximately 15% of White Lake Township’s population and almost 40% of seniors 
have a disability.7 Independent living difficulty affects 8.6% of the population followed by cognitive 
difficulty (7.6%) and ambulatory difficulty (movement difficulty, 7.6%). Amongst the elderly population 
(65 years and above) ambulatory difficulty (22.8%) and independent living difficulty (22.7%) are most 
prevalent. Much of the township’s aging population will require specific support facilities including mobility 
assistance, accessible living facilities, or other specialized healthcare services. The diverse needs of this 
population also have implications for the design of housing and public services and spaces. 

Figure XX: Disability Characteristics (2020) 

 

Source: United States Census Bureau ACS 5-Year Estimates (2020) 

 

7 United States Census Bureau, DP02 Selected Social Characteristics in the United States, American Community Survey 5-Year 
Estimates, 2020. 
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SOCIOECONOMIC PROFILE 

Education  

Educational attainment is a key indicator of socio-economic status as it influences employment 
opportunities for residents, and relatedly, the companies that locate in a community. In 2020, roughly 93% 
of White Lake Township adults over the age of 25 possess at least a high school diploma and 32% have at 
least a bachelor’s degree.8 The age of 25 is used as the benchmark for educational attainment because it is 
assumed that most people will have completed their education by the age of 25. In addition to the 32% of 
residents that have a bachelors degree, 27% of residents above the age of 25 years have at least some 
college education, indicating a presence of an educated and skilled workforce.9 However, in comparison to 
other nearby communities and the county as shown in the figure titled “Education Attainment: White Lake 
Township & Other Communities (2020), the township ranks next to last in the percentage of residents with 
a high school degree and third to last in percentage of residents that have a bachelor’s degree. The highly 
qualified regional population represents a competitive yet economically strong region presenting diverse 
employment and business opportunities to the township residents.  

Figure XX: Educational Attainment: White Lake Township & Other Communities (2020)  

 

Source: United States Census Bureau ACS 5-Year Estimates (2020) 

Income & Poverty 

Median household income is a metric used to measure the economic strength of a region and higher 
educational attainment levels generally correlate with higher income potential and lower poverty rates. The 
2020 median household income (inflation-adjusted dollars) in White Lake Township was $81,633 which is 
only $46 higher than the County ($81,587) but significantly higher than the State of Michigan ($59,234). 
Over the last decade, the median income in the township has risen continually and remained higher than 

 

8 United States Census Bureau, DP02 Selected Social Characteristics in the United States, American Community Survey 5-Year 
Estimates, 2020. 
9 United States Census Bureau, DP02 Selected Social Characteristics in the United States, American Community Survey 5-Year 
Estimates, 2020. 
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the county but followed a trajectory similar to the county. However, in comparison to the other 
communities (listed in Figure XX), only Waterford Township has a median income ($62,893) lower than 
White Lake Township.10  

Figure XX: Median Income: White Lake Township, Oakland County, and Michigan (2010–2020)  

 

Source: United States Census Bureau ACS 5-Year Estimates (2020) 

Figure XX: Household Incomes: White Lake Township and Oakland County (2020)  

 

The figure titled “Household Incomes: White Lake Township and Oakland County (2020)” charts the 
distribution of household incomes in the township against the county. At the higher end of the income 
spectrum, roughly 40% of township households earn more than $100,000. At the lower end of the 
spectrum, around 13% of township households earn below $25,000. The township has a higher 

 

10 United States Census Bureau, S1901 Income in the Past 12 Months (In 2020 Inflation-Adjusted Dollars), American Community 
Survey 5-Year Estimates, 2020. 
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percentage of households in the $25,000-$34,999 income range than the county and likely include some 
of the township’s retirees living on a fixed income.11  

The United States Census Bureau determines poverty by comparing household annual income with the 
number of individuals in the household. In 2020, 8.8% of all residents were under the poverty line, slightly 
higher than the county (7.8%). More importantly, the 8.8% poverty rate in 2020 was an increase from the 
6.4% in 2010. This increase in this poverty rate is partially a result of the economic downturn triggered by 
the COVID-19 pandemic where earning potential fell nationwide. Single-mother households with children 
have the highest poverty rate at 30%.  

While poverty is a helpful measure for determining the percentage of people experiencing high levels of 
financial hardship, it does not capture those who are one accident or large financial cost from falling below 
the poverty line. ALICE, which stands for Asset Limited, Income Constrained, Employed, is a measure that 
captures individuals who may be above the federal poverty level but still struggle with regular expenses and 
costs. This metric is calculated by totaling the minimum basic expenses for food, housing, healthcare, 
childcare, transportation, technology, etc.12 In White Lake Township, an estimated 28% of households fall 
under the ALICE threshold, slightly higher than the county (22%).13 

 

11 United States Census Bureau, DP02 Selected Social Characteristics in the United States, American Community Survey 5-Year 
Estimates, 2020. 
12 United Way. Alice in Michigan: A Financial Hardship Study. 2019 Michigan Report. 
https://static1.squarespace.com/static/52fbd39ce4b060243dd722d8/t/5c902a7e971a186c0a29dff2/1552951937149/HR19ALICE_
Report_MI_Refresh_02.26.19b_Final_Hires+%283%29.pdf 
13 United for ALICE, Research Center, https://www.unitedforalice.org/county-profiles/michigan 
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Key Takeaways 

 

 

White Lake Township’s population has continually grown till 2020; however, the pace of growth is 
slowing down and SEMCOG’s 2045 Regional Forecast anticipate a marginal decline (-0.1%) by 2045.  

Households in White Lake Township are becoming smaller and as a result the total households in the 
township increased by 9% between 2010 and 2020. Land use patterns and housing opportunities in 
the township will have to cater to the shifting household compositions in the township. 

White Lake Township’s population is aging. Mature households (35-54 years) continue to remain the 
largest age cohort (26%) while the percentage of empty nesters and seniors in the township 
increased to roughly 18% in 2020. The township is presented with a challenge to retain younger (20-
34 years) households while ensuring mature households and seniors can age in place.  

Roughly 15% of the township’s population and almost 40% of seniors have a disability and will 
require specific support facilities including mobility assistance, accessible living facilities, or other 
specialized healthcare services. 

The percentage of individuals in poverty has increased to 8.8% in 2020, and an estimated 28% of 
households fall under the ALICE threshold. Providing affordable housing and economic opportunities 
will be key in ensuring these households can navigate their way out of poverty.  
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4. HOUSING 
Housing is a basic human right, and providing quality housing opportunities that cater to the needs and 
preferences of residents across demographic and income groups is vital to building thriving communities. 
Currently, the state and the nation are in a housing crisis. Home construction has not returned to pre-Great 
Recession levels compounding the effects of a housing shortage. In Michigan, it is predicted that by 2045 
there will be a shortage of 150,000 units. 1 On top of that, the COVID-19 pandemic disrupted the 
economy, pushing the Michigan housing market into a state of precarity as labor and materials become 
increasingly expensive.  

The undersupply of housing benefits existing homeowners and disadvantages newcomers to the market. 
For existing homeowners, there is increased demand and competition for their homes, which drives up the 
prices. Homeowners can leverage the equity gained from the rising home prices which they can use to 
purchase their next home. However, because so few new units have been built, many homeowners are 
facing difficulties finding new units. For newcomers to the market, skyrocketing housing prices are out of 
reach for moderate- and low-income earners, such as young professionals or single-income households. As 
a result, these households stay in their rentals longer or have to pay more for older homes that were once 
attainable to lower-income households. The bottleneck caused by a lack of available homes for purchase 
leaves more people in the rental market and rents increase as a result of increased competition, leaving 
renters less opportunity to save for a down payment on a home. Many households are in less-than-ideal 
housing situations when it comes to finding the price, type, and location that fits their lifestyle. 

In response to this housing crisis, the Michigan State Housing Development Authority’s (MSHDA) Statewide 
Housing Plan set a calculated target of adding 75,000+ new or rehabilitated units over the next five years.2 
This target can only be realized if every community in Michigan proactively expands its housing stock and 
housing diversity. To this end, this section of the plan summarizes the housing characteristics in the 
township, presents community preferences, and outlines housing strategies.   

REGIONAL CONTEXT  

Housing supply is a regional issue as it is part of a larger ecosystem of people, land use, natural and built 
environments, transportation networks, and economic markets. Housing trends constantly change and 
evolve in response to local and regional socioeconomic shifts. Therefore, where relevant, the existing 
condition of housing in White Lake Township is compared to nearby Oakland County communities to 
guide housing goals and recommendations in this plan.  

DEMOGRAPHIC TRENDS IMPACTING HOUSING 

Demographic trends profoundly influence housing; therefore, it is essential to closely monitor the 
population and the community’s preferences to predict future trends in housing and strategize housing 
supply appropriately. The township’s local and regional demographic trends are discussed in detail in 

 

1 Michigan Association of Planning, “Zoning Reform in Michigan: What Can You Do Now?”, Spring Institute, 2022. 
2 Michigan State Housing Development Authority, Michigan’s Statewide Housing Plan, 2022. 
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chapter 2, titled “Demographics,” but specific trends that directly impact the housing market are listed 
below:  

 Households in White Lake Township are becoming smaller (average household size of 2.68 in 2010 to 
2.6 in 20202) and as a result, the total households in the township grew by 9% between 2010 and 
2020.  

 White Lake Township’s population is aging. Mature households (35-54 years) continue to remain the 
largest age cohort (26%) while the percentage of empty nesters and seniors, with niche housing 
requirements, increased to roughly 18% in 2020. 

 Roughly 15% of the township’s population and almost 40% of seniors have a disability and will require 
specific support facilities including mobility assistance, accessible living facilities, and specialized 
healthcare services.  

 The percentage of individuals in poverty has increased to 8.8% in 2020, and an estimated 28% of 
households fall under the ALICE threshold. Providing affordable housing and economic opportunities 
will be key in ensuring these households can navigate their way out of poverty. 

CHARACTERISTICS OF HOUSING IN WHITE LAKE TOWNSHIP 

Housing Units  

The total housing units in White Lake Township increased by roughly 4% to an estimated 12,519 in 2020.  
Given that the households increased by 9% in the same period, the growth of housing units has been 
relatively slow, indicating a mismatch between the changing household structure and the existing housing 
stock in the township. The pace of growth is comparable to the county (2.9%); however, almost all 
surrounding communities, except Waterford Township, witnessed a greater increase in housing units than 
the township. Given the population in these communities also grew faster than the township, the higher 
growth rate of housing units is expected.   

Table XX: Total Housing Units: White Lake Townships & Other Communities (2010–2020) 

 2010 2020 Change 

White Lake Twp 12,045 12,519 3.9% 

Commerce Twp 15,292 17,096 11.8% 

Highland Twp 7,677 8,048 4.8% 

Lyon Twp 5,197 7,537 45.0% 

Orion Twp 13,648 15,896 16.5% 

Springfield Twp 5,264 5,620 6.8% 

Waterford Twp 31,766 32,564 2.5% 

Oakland County  526,693 542,094 2.9% 

Source: United States Census Bureau ACS 5-Year Estimates (2010, 2020)   

Of the 12,519 housing units, 95.8% are occupied units and the remaining 4.2% are vacant; The vacancy 
rate dropped from the estimated 8.8% in 2010 and is lower than the county (6%). While low vacancy 
rates are desirable, rates as low as 4% are one indication of a housing shortage. The term vacancy 
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includes units for sale, seasonal housing units, and migrant-worker housing. Therefore, while the unit may 
be “vacant,” it may not be available for a household to purchase or occupy. About 175 units are vacant. 
seasonal, recreational, or are occasionally used.3  

Age of Housing Stock 

The housing stock in White Lake Township is aging. Over a quarter of the housing stock is close to 50 years 
old, and only 4% of units have been built in the last decade. A large proportion of existing units were built 
between 1990-1999 which directly corresponds to the population boom the township witnessed during 
that period (25%). The slow rate of new builds in the township is consistent with the trend in Oakland 
County and most surrounding cities and is a contributing factor to the housing shortage in the region.4 The 
market is still recovering from the aftermath of the Great Recession which halted development for several 
years, but in many places, including White Lake Township, it has not caught up fast enough. Without an 
influx of new units, the average age of homes will increase. Older homes, depending on their level of 
maintenance or architectural charm, can either add to the township’s appeal or detract from it. When kept 
up, they are historic assets. On the other hand, families might find them harder to maintain and feel that 
they lack modern, convenient amenities.  

Figure XX: Age of Housing Stock: White Lake Township & Oakland County (2010–2020) 

 
Source: United States Census Bureau ACS 5-Year Estimates (2020)   

Building permits are a reliable metric to assess the quantity of housing being generated in a community. 
The table titled “Net Building Permits Issued: White Lake Township & Other Communities (2022)” shows 
the net building permits–the difference between new build permits and demolition permits–issued by 
White Lake Township and other nearby communities. White lake Township issued 76 permits for new 
builds; Commerce Township, Lyon Township, and Orion Township authorized a greater number of new 
construction permits, likely to accommodate the growing population.  

 

 

3 United States Census Bureau, B25004 Vacancy Status, American Community Survey 5-Year Estimates, 2020. 
4 United States Census Bureau, DP04 Selected Housing Characteristics, American Community Survey 5-Year Estimates, 2020. 
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Table XX: Net Building Permits Issued: White Lake Township & Other Communities (2022) 

Total Housing Units New Units Demolition Net Total 

White Lake Twp 76 2 74 

Commerce Twp 145 9 136 

Highland Twp 26 2 24 

Lyon Twp 242 2 240 

Orion Twp 118 2 116 

Springfield Twp 44 1 43 

Waterford Twp 31 4 27 

Source: Southeast Michigan Council of Governments (SEMCOG) Community Profiles (2022) 

Homeownership in White Lake Township 

A high percentage of owner-occupied units is generally perceived as a healthy market characteristic. In 
2020, owner-occupied units accounted for 85.9% of the occupied households in White Lake Township, 
slightly lower than the homeownership rate in 2010 (89.5%), but higher than the county (71.2%).5 The 
township has a very low homeowner vacancy rate of 0.9%, indicative of a competitive homeownership 
market where demand outpaces supply.6  

Home Value 

The shortage of units available for sale, is likely the main factor median home values increased to $247,200 
in 2020 from $210,700 in 2020. The median home value in the township is lower than the county 
($252,800) but substantially higher than the State of Michigan ($154,900).7 Since demand drives home 
value; the higher the demand, the more homes are valued. In a tight market, when a housing unit 
becomes available, the bidding process can substantially inflate the home value resulting in people paying 
above-average values for the home. While this benefits existing residents because it increases the value of 
their homes, it makes it incredibly challenging for households attempting to enter the owner market. Of 
the 45 homes sold in 2023, nearly 23% were sold above the list price in White Lake Township, marginally 
lower than the state figure (24%).8,9 

The figure “Housing Value (2020)” illustrates that the majority of homes (31.3%) in the township are 
valued between $200,000– $299,999 and 28.5% are valued between $300,000– $499,999. Only about 
5% of homes have price points between $500K and $1M. The township has a relatively smaller percentage 
of homes in the lower price range ($50K– $150K) creating a challenge for households seeking to buy 
“starter homes” and enter the homeowner market. Around 11% of the homes are priced at less than 
$50,000; Given that 14% of vacant homes are sold but not occupied, these home are likely blighted and 
unhabitable.10  

 

5 United States Census Bureau, DP04 Selected Housing Characteristics, American Community Survey 5-Year Estimates, 2020. 
6 United States Census Bureau, DP04 Selected Housing Characteristics, American Community Survey 5-Year Estimates, 2020. 
7 United States Census Bureau, DP04 Selected Housing Characteristics, American Community Survey 5-Year Estimates, 2020. 
8 Redfin. White Lake Township Housing Market, 2023. https://www.redfin.com/zipcode/48386/housing-market 
9 Redfin. Michigan Housing Market, 2023. https://www.redfin.com/state/Michigan/housing-market 
10 United States Census Bureau, B25004 Vacancy Status, American Community Survey 5-Year Estimates, 2020. 
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Figure XX: Housing value (2020) 

 

Source: United States Census Bureau ACS 5-Year Estimates (2020)   

Housing Costs & Affordability  

Homeowner costs are measured using the “Selected 
Monthly Owner Costs (SMOC)” metric, which 
includes a mortgage payment as well as insurance 
and other housing-related expenses. The median 
SMOC in White Lake Township in 2020 was 
estimated at $1,666, slightly lower than the county 
($1,676). Among homeowners, roughly 82% live in 
an affordable unit and 16% live in an unaffordable 
unit. Given the raising poverty rates in the township, 
producing affordable housing will be a key step in 
assisting these households to build equity and 
navigate their way out of precarity.  

Figure XX: Homeowner Affordability (2020) 

 
Source: United States Census Bureau ACS 5-Year Estimates (2020)   
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Defining Housing Affordability 

Affordable: Households spend <30% of 
income on housing costs 

Unaffordable: Households spend 30% - 50% 
of income on housing costs 

Severely Unaffordable: Households spend 
>50% of income on housing costs 

Source: U.S. Department of Housing and Urban 
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Renting in White Lake Township 

Renting is becoming an increasingly popular option among young households, empty nesters, and seniors. 
Considering an overall scarcity of units available for sale in White Lake Township, especially in the lower 
price range ($50K– $150K), home ownership is out of reach for low- and moderate-income households, 
and as a result, they must rent. In 2020, renter-occupied units account for 14.1% of the occupied 
households in White Lake Township, higher than in 2010 (10.5%), but lower than the county (28.8%).11 
The rental vacancy rate in the township is 2.5%. The average household size of rental households is 2.05 
lower than that of homeowners (2.69) 

Gross Rent 

Between 2010–2020 the median gross rent in the township jumped to $1,192 from $884. The gross rent 
in the township is slightly higher than the county ($1,100) but substantially higher than the State of 
Michigan ($871).12 The figure “Monthly Rent (2020)” illustrates that roughly two-thirds of the renters in 
the township pay a gross rent between $1000–$1499 monthly. About 17% pay less than $1,000 and 12% 
pay gross rents between $1,500–$1,999. The county has a greater availability of units (34.6%) with rents 
in the $500-$900 than the township (17.1%). 

Figure XX: Monthly Rent (2020) 

 
Source: United States Census Bureau ACS 5-Year Estimates (2020)   

Housing Costs & Affordability  

A sizable 64% of renters live in units unaffordable for their household income, while only 36% live in 
affordable units. The low- and moderate-income households in White Lake Township are 
disproportionately disadvantaged when considering rental unaffordability. These renters are in a 
challenging situation because they are priced out of homeownership and are living in rental units and still 
paying unaffordable rents.  

 

 

11 United States Census Bureau, DP04 Selected Housing Characteristics, American Community Survey 5-Year Estimates, 2020. 
12 United States Census Bureau, DP04 Selected Housing Characteristics, American Community Survey 5-Year Estimates, 2020. 
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Figure XX: Homeowner affordability (2020) 

 

Source: United States Census Bureau ACS 5-Year Estimates (2020)   

Housing Diversity  

Housing diversity is an important tool to address the housing shortage and affordability in White Lake 
Township. The changing demographics of the township require a variety of housing typologies at different 
price points to ensure equitable housing access. Consistent with the county and regional trends, the 
existing housing stock in the township is homogeneous with 77.1% detached single dwelling units. Of the 
remaining units, 3.2% were attached single dwelling units, 0.6% were duplexes, 7.6% were multi-
dwelling units, and 12% were mobile homes. Additionally, nearly a quarter of housing units have four or 
more bedrooms; with the average household sizes decreasing the demand for large-footprint homes will 
likely decrease in the township.13 However, of the 76 new builds authorized in the township in 2022, 85% 
are detached single dwelling units signifying that recent home construction is not aligned with the shifting 
housing preferences of demographic trends.14 Concentration in township’s housing stock of predominantly 
one housing typology is a major factor driving up unaffordability levels in the township. For instance, 
empty nesters who wish to downsize, working households with limited discretionary income, couples 
without children, or young adults moving out of their parent’s homes, may prefer smaller but affordable 
units. A shortage of such options will push residents, and potential future residents, to seek desired 
housing outside of the township or drive intense demand for those units in the township. Furthermore, 
because the neighboring townships have less to offer in terms of housing diversity, it could push them out 
of the region entirely. 

 

 

 

 

 

13 United States Census Bureau, DP04 Selected Housing Characteristics, American Community Survey 5-Year Estimates, 2020. 
14 Southeast Michigan Council of Governments (SEMCOG), White Lake Township Community Profiles, 2022 
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Figure XX: Housing Types: White Lake Township & Oakland County (2020) 

 

Source: United States Census Bureau ACS 5-Year Estimates (2020)  

COMMUNITY HOUSING PREFERENCES 

To be completed based on survey results. 

HOUSING STRATEGIES  

Missing Middle  

There is still a wide range of housing options between single-dwelling units and multi-dwelling-unit 
apartment complexes that remain unexplored in White Lake Township. In housing terms, the township 
needs to expand “Missing Middle” housing—a term that refers to housing that is similar in size to single-
family structures, but instead are either clustered or have multiple units.15 Missing Middle housing 
typologies: Duplex, Triplex, Quadplex, Bungalow Courts, Multiplex, Live/Work units, effortlessly weave 
density and diversity into the fabric of traditional single-family residential neighborhoods. Typically, when 
smaller units are built on reduced lot areas, they generally have lower purchasing prices and maintenance 
costs. 

Among the different missing middle typologies, Accessory Dwelling units (ADUs) are an effective way to 
diversify the existing housing stock and offer low-impact increases to density. Colloquially referred to as 
“in-law units” or “granny flats,” they are smaller units located in the rear lots of residential parcels, 
subordinate to the principal structure, that can be used to house family members or to be rented to a 
nonfamily member. ADUs add new units, that are compatible with the existing neighborhood composition, 
that are not supplied by the private market. The lower costs may be passed on to the tenants to provide 
more affordable housing options for young adults, the elderly, or residents in transition to homeownership, 
all of which are important goals for the township. Currently, ADUs are not permitted in the White Lake 
Township Zoning Ordinance.  

 

 

15 Opticos Design. Missing Middle Housing. https://missingmiddlehousing.com/ 
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Figure XX: Missing Middle Housing 

 

Build To Rent 

Housing markets often tend to focus heavily on ownership, and while ownership tenure is vital for overall 
economic well-being, renting is becoming a preferred option due to high housing costs and inventory 
shortage associated with homeownership. Additionally, many demographic groups like young adults, empty 
nesters, seniors, and immigrants may prefer to rent due to the convenience and flexibility it offers. With this 
growing demand for rental units, many developers are building to rent in Southeast Michigan, spread over 
an array of housing typologies, and they are typically more spacious than apartments and include shared 
amenities.16 White Lake Township can encourage build to rent developments through the Planned 
Development process.  

Rehabilitate Blighted Properties 

As of 2020, 77 units under the ownership tenure are unoccupied, and are valued below $50,000.17  These 
units are likely blighted and unhabitable, and a potential threat to deteriorating the quality of the 
neighborhood and lowering property values. Rehabilitating or retrofitting such properties will not only 
funnel more units into the housing market to address the supply issues but will also produce units at lower 
prices than new builds to cater to the low- and middle-income groups pursuing homeownership. Oakland 
County provides federal Community Development Block Grants (CDBG) funding to communities for 
revitalization projects. The program strengthens neighborhoods by supporting local revitalization, home 
improvement and public services for senior citizens, low-income persons and families, disadvantaged 
youth, and disabled residents throughout most of Oakland County.18 The map titled “CDBG Area-Wide 
Benefits: White Lake Township” denotes areas of the township eligible for the CDBG funding from 
Oakland County. Detailed information can be found on Oakland County's Community & Home 
Improvement Division website.  

 

16 Alexandra Ciuntu. Built-to-Rent Homes Expected to Hit All-Time High in 2022, Fueled by Need for Space and Privacy. Rent Café, 
2022. https://www.rentcafe.com/blog/rental-market/market-snapshots/built-to-rent-single-family-homes-double-in-
2022/#:~:text=Built%2Dto%2Drent%20communities%20are,have%20a%20direct%2Daccess%20garage. 
17 United States Census Bureau, B25004 Vacancy Status, American Community Survey 5-Year Estimates, 2020. 
18 Oakland County's Community & Home Improvement Division, Community Development Block Grants, 
https://www.oakgov.com/nhd/grants-funding/Pages/cdbg.aspx 
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Map XX: CDBG Area-Wide Benefits: White Lake Township 

 

Zoning Reform19  

Zoning determines where housing will be built, what types of units are allowed, how the housing might 
look, and when it might be approved. As the township’s legally binding document, the language can be 
removed or added to allow a range of housing types. Provisions can be modified to make conversions, 
infill, and redevelopment possible.  

Rezone for Mixed-Use/Multi-Family in Commercial Districts 

Existing commercial districts and corridors can be great locations to accommodate more housing. Zoning 
for mixed-use districts along commercial corridors and in villages and downtowns is one of the easiest ways 
to support higher-density residential uses adjacent to, but outside of, less compact neighborhoods. The 
majority of the M-59 corridor is zoned planned business which does not permit any residential 

 

19 Michigan Association of Planning, Zoning Reform Toolkit, 
https://www.planningmi.org/assets/images/ZoningReformToolkit/MAP_ZoningReformToolkit_2022%2008%2002_Gradient.pdf 
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Elizabeth Gunden
What about simplifying / streamlining development review processes? Typically, anything that is not a single-family home needs to go through SPR before the Planning Commission. This could go to administrative review.

https://www.planningmi.org/assets/images/ZoningReformToolkit/MAP_ZoningReformToolkit_2022%2008%2002_Gradient.pdf
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development. There are opportunities for residential development behind many of the commercial 
frontages on the corridor. Additionally, the Planned Development District and the Planned Business District 
could be collapsed into one district to allow greater flexibility in the planned development process.  

Reduce Minimum Lot Width, Area, and Setback Requirements 

Lot width and area requirements set the minimum standard for the size of the property. These two 
standards combined with setback requirements are often the primary criteria that establish whether a lot is 
buildable and impose significant restrictions on choice and cost of development. White Lake Township’s lot 
width, area, and setbacks are well written to permit a range of residential sizes and styles and are well 
scaled to the intent of each residential zoning district.   

Expand Administrative Review 

Administrative review is a development approval conducted by the zoning administrator. Rather than 
require approval from the Planning Commission or the elected body, administrative review allows the 
zoning administrator to approve certain uses and development projects, streamlining the regulatory 
barriers to housing development. Currently, White Lake Township’s zoning ordinance stipulates that new 
development or change of uses (with the exception of single-family homes) requires a site plan submission 
to the Planning Commission for review. This step prolongs the development process increasing 
development costs and the eventual cost of housing. Including a provision for administrative review of the 
site plan for two-family dwellings, attached single-family dwellings, and multi-family dwellings of a certain 
size would reduce the procedural step of submission to the planning commission but maintain a review by 
township staff. Staff would have the authority to approve, approve with conditions, or deny the site plan.  
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Setbacks as well?
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