
CHARTER TOWNSHIP OF OAKLAND
PLANNING COMMISSION
MAY 7, 2019
REGULAR MEETING
PAGE 1 OF 5                                                                                                             

CALL TO ORDER

A meeting of the Charter Township of Oakland (OT) Planning Commission (PC) was 
called to order on May 7, 2019 at 7:00 PM in the Oakland Township Hall 1st Floor 
Meeting Room by Chairperson Kwapis. 

PRESENT: Gary Kwapis, Chairperson
George Platz, Vice Chairperson
Anthony Scaccia, Secretary
Dominic Abbate, Commissioner
John Giannangeli, Board of Trustees Representative
Joseph Peruzzi, Commissioner
Judy Workings, Commissioner

ABSENT: None

A quorum was present.

Also Present: Don Mende, OT Planning Coordinator
Doug Lewan, Planning Consultant, Carlisle Wortman Assoc., Inc.
Paul Rentschler, Environmental Consultant, ASTI Environmental
Matthew Hocking, Civil Engineering Consultant, PEA Inc.
Roxanne Thatcher, Recording Secretary

PLEDGE OF ALLEGIANCE
Chairman Kwapis led the reciting of the Pledge of Allegiance.

ROLL CALL
Secretary Scaccia called the Roll and read the Opening Statement.

APPROVAL OF AGENDA
MOTION by WORKINGS SECONDED by GIANNANGELI to approve the agenda as 
presented.

MOTION CARRIED - UNANIMOUSLY

APPROVAL OF MINUTES – March 5, 2019
MOTION by PLATZ SECONDED by ABBATE to approve the minutes of the March 5, 
2019 regular meeting as presented. 
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MOTION CARRIED - UNANIMOUSLY 
PUBLIC COMMENT – Items not on the Agenda
None – closed at 7:05 p.m.

PLANNING COMMISSION CONSIDERATIONS:

a. The Preserve at Stoney Creek   – Site Condominium Development request for 
parcels 10-10-300-008 & 10-10-400-021 (general location – north side of Stoney 
Creek Road between Lake George and Rochester Roads). Public Hearing.

Applicant Presentation:
Joel Pasquel, Landscape Architect
Fred Pape, Owner 
Greg Ezzo, Designhause

Mr. Pasquel stated that they are requesting to use the Cross District Averaging provision
of the zoning ordinance in lieu of using the current underlying zoning for this property. 
This development is approximately 95 acres with 26 acres of wetlands.  There is also an
existing pond on the East side that is approximately 1 acre.

He commented that with the current zoning, they are not able to preserve as much as 
possible of the natural features. That is why they are requesting to use the Cross 
District Averaging provision to design a better site plan that incorporates the natural 
features of the site. He said that with it they can reduce the lot size and provide 34 
acres of natural preserve.

Mr. Pasquel explained how they will be adding 30 ft or more of landscaping to create a 
larger greenbelt buffer along Stoney Creek Road. They are asking for a landscape 
waiver and a waiver or modification with the tree replacement requirement too.  He 
explained how they are preserving 82% of the existing trees and they want to modify the
requirement to exempt the poor quality trees. Overall, they feel the Cross District 
Averaging site plan is a far better site plan for this development if they are to utilize the 
current zoning.

Planning Consultant Overview:
Mr. Lewan stated that this is a site condo development with certain requirements that 
are required from an applicant.  If the Planning Commission approves the preliminary 
site condo, that allows the applicant to submit for final site condo.  With the preliminary 
development, the applicants want to use the township Cross District Averaging 
provision.  When there are more than one zoning districts on the property, you can use 
Cross District Averaging, taking the minimum zoning in effect and it doesn’t affect the 
density, only size. The applicant then has flexibility with the Cross District Averaging to 
make the lots smaller and preserve more natural features in the development. 
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Mr. Lewan stated that the applicant will need to submit a Test Plan to meet minimum 
standards with easements shown.  The applicant will need to show 5000 sq. ft of 
buildable area for each parcel.  He noted that a lot can contain wetlands as long as 
there is enough upland area to build a home.  

He felt these items were the bigger issues on the density plan.  He also, commented 
that they should rethink the “no on street parking”.  He said that the Cross District 
Averaging meets lot width and area requirements.  Additionally, the natural resources 
need to be dedicated and they need to address how they plan to preserve the open 
space. According to the soils map, all the soils mentioned have severe restraints for on-
site septic and that is a concern. He stated that they need to get specific on-site tests.

Along with all of Mr. Lewan’s general comments pertaining to this development, he 
referred to his complete report that he submitted to the Planning Commission and noted
that the 10 items in his report need to be addressed to the satisfaction of the Planning 
Commission. 

ASTI Environmental Consultant Comments:
Mr. Rentschler stated that he did a general walk of the site and noted that there were 
significant natural features, the wetlands and forest are particular high quality with a lot 
of large diameter trees.

He noted that there are 6 different wetland areas present on the site with 5 of them 
currently being regulated by the state. Because of the wetlands on the site, there is a 25
ft natural feature setback around them. He agreed the Cross District Averaging plan 
does impact wetlands less.  He stated that the grading plans need to be clarified. 

Mr. Rentschler said the applicant noted that they would use a native vegetation seed 
mix to replant areas disturbed.  He stated that no vegetation or soil is to be disturbed 
within the natural feature setback.  He had general comments regarding the tree 
preservation.  

He commented that the landscaping plan was more detailed than required at this stage, 
and that offsite drainage needs to be addressed.  He said they will need a variance on 
the scenic easement requirements and tree replacement requirements but, more 
information is needed. 

PEA Consulting Engineer:
Mr. Hocking stated that his letter goes into depth with the items that need to be 
addressed by the applicant beyond the preliminary stages.  He pointed out that there 
were discrepancies with the parcel dimensions when he did his CAD check.  He had 
additional general comments regarding the roads and cul-de-sacs.  He commented that 
the parallel site plan shows lots that do not meet minimum requirements, and some 
have missing easements, wells & sewers. 
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He said they did submit a revised plan to him on 05.06.19 and that he did not have a 
chance to review it yet. He did an overview on the items in his letter that need to be 
addressed, and stated that Oakland County has a lot of restrictions for soils and septics.

Commissioner Comments:

GIANNANGELI - expressed various concerns about the test plan, the wetlands, the 
grading, the relief on the tree ordinance, grading and septic.

KWAPIS – expressed concern on how the natural features will affect the lots. If the 
septic systems need to be elevated.

SCACCIA - expressed concerns about the high water table and septic fields.

PERUZZI – expressed concern on both plans and what the difference is on the land 
being preserved.

WORKINGS – expressed concern that the test plan affected the 25 ft. natural features 
setback and wants the well, septic field, and reserve septic field locations for each unit 
depicted on the test and parallel plans.

PLATZ – voiced his observations that the plans were pretty difficult to read and 
understand, there was text over text and problems with the legal descriptions.  The 
survey was lacking in most areas and he is concerned about the grade elevation and 
water table.  He is not really sold on the Cross District Averaging.  They should take 
another look at lot sizes and fitting the septic on it.  The Cross District Averaging does 
preserve more wetlands and it probably is a cost savings to the developer.

Opened to public comment:
MOTION by GIANNANGELI SECONDED by ABBATE to open the meeting to public 
comment at 8:28 PM.

MOTION CARRIED - UNANIMOUSLY

Kathy Thomas – 405 Stoney Creek Rd – expressed concern about putting in 
basements in that area because she has had flooding in her yard and neighbor’s yard.

Closed public comment:
MOTION by PERUZZI, SECONDED by SCACCIA to close the meeting to public 
comment at 8:30 PM

MOTION CARRIED – UNANIMOUSLY
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CHAIRMAN KWAPIS reviewed the options that the board has. They can approve, 
approve with conditions or deny. He also asked Doug Lewan to provide the board with 
the complete list of the 11 items that need to be met by the applicant.

MOTION by PERUZZI, SECONDED by WORKINGS to postpone action on the 
preliminary site condominium plan for The Preserve at Stoney Creek until additional 
information is provided to the satisfaction of the Township and consulting firms.  
Specifically, the information that centers on the verification of test plan densities, the 
buildable lot size and dimensional certainty of the extent of wetlands impact and 
restoration procedures.  Also, some topographical discrepancies to be addressed along 
with details on the septic fields and well plans for each unit.

MOTION CARRIED – UNANIMOUSLY 

b. Annual Report  

MOTION by ABBATE, SECONDED by WORKINGS to receive and forward the 
Planning Commission Annual Report for Fiscal Year 2018/2019 to the Board of 
Trustees.

MOTION CARRIED - UNANIMOUSLY 

COMMISSIONERS COMMENTS
There were no comments.

ADJOURNMENT
MOTION by, PERUZZI SECONDED by SCACCI to adjourn the meeting at 8:46 PM.

MOTION CARRIED - UNANIMOUSLY

Respectfully Submitted, Approved,

Roxanne Thatcher Gary Kwapis
Recording Secretary PC Chairman 


