WHITE LAKE CHARTER TOWNSHIP
COMMUNITY DEVELOPMENT DEPARTMENT
PLANNING COMMISSION STAFF REPORT

Meeting Date: August 20, 2026
Agenda Item: Special Land Use
Staff: David Waligora, AICP, Senior Planner

Property Address: 8320 Highland Road (BP Gas Station)
Parcel ID: Y-12-13-454-019

Applicant: Hadi Boussi
Applicant Address: 22243 W. Warren Avenue, Dearborn Heights, Ml 48127

Property Owner: Abdelrahman Salem

Property Address: 8320 Highland Road, White Lake, M| 48386
Zoning: GB — General Business

Existing Use: Automobile Service Station / Gas Station

Request

The applicantis requesting Special Land Use approval to expand the existing automobile
service station use at 8320 Highland Road through the installation of four (4) DC fast-
charging electric vehicle spaces, charging equipment, a new pad-mounted transformer,
and associated electrical infrastructure. The proposed improvements are located within
the northeastern portion of the existing BP gas station site.

*



Proposed Request

The applicantis requesting Special Land Use approval to expand the existing automobile
service station use through the installation of four (4) direct current fast charging (DCFC)
electric vehicle charging stations and associated electrical equipment. The proposed
improvements would be located within the northeastern portion of the site, generally
between the existing convenience store and Pontiac Lake Road.

The proposed improvements include four EV charging spaces, charging equipment, a new
pad-mounted transformer and associated electrical infrastructure, along with
modifications to the existing parking and circulation area necessary to accommodate the
proposed improvements.

The application does not propose establishment of a new automobile service station.
Rather, it represents an expansion of the longstanding automobile service station use.
Available historical information indicates that automobile fueling has occurred on the
property since at least the early 1960s, when the property operated as the Hudson Qil
Station. The site was substantially redeveloped in approximately 1997, when the previous
station was demolished and the property was developed generally in its present
configuration.

The automobile service station predates the Township’s current Special Land Use approval
requirements. Staff has also been unable to locate a Special Land Use Permit or approved
site plan associated with the 1997 redevelopment. Accordingly, no existing Special Land
Use approval governing the current automobile service station has been identified in the
Township’s available records.

Because the applicantis now

proposing an expansion of the

automobile service station use, the

Township is reviewing the use and

proposed expansion under the

current Special Land Use

standards of the Zoning Ordinance.

Finally, site plan review will be

handled administratively.



Existing Features

The subject property is located at
8320 Highland Road and consists
of Lots 21 and 22 of the Huron
River Subdivision, totaling
approximately 0.982 acres. The
property is currently zoned GB,
General Business, and is
developed with an existing
automobile service
station/convenience store.

According to Township assessing

records, the site contains a

2,846-square-foot, one-story

commercial building classified as

a mini-mart/convenience store.

The building was constructed in 1997 and has an average story height of approximately 14
feet.

The assessing records identify approximately 198.73 feet of total frontage and an average
lot depth of approximately 215 feet. The site is located at the intersection of M-59 (Highland
Road) and Pontiac Lake Road, with existing vehicular access to both roadways.

The site is currently improved with the convenience store building, gasoline fueling canopy
and pumps, paved parking and circulation areas, and associated site improvements. The
northeastern portion of the site contains additional parking and circulation area adjoining
Pontiac Lake Road and the adjacent residential district.

Surrounding land uses generally consist of
commercial development along the M-59 corridor
and residential development to the north and
northeast. M-59/Highland Road borders the property
to the south, while Pontiac Lake Road borders the
property to the east/northeast. Property immediately
north/northeast of the site is zoned R1-C, Single-
Family Residential, while commercial zoning and
uses are generally located along the M-59 corridor to
the east and west.



Site History / Existing Conditions

The subject property has a long history of automobile fueling use. Available historical
information indicates that the property was in use as the Hudson Oil Station by at least the
early 1960s, with curb cuts along Highland Road (M-59) established by approximately
1962. The automobile service station use therefore predates the Township’s current
Special Land Use requirements.

The site was substantially redeveloped in approximately 1997, when the prior
improvements were demolished and the service station was reconstructed generally in its
present configuration. Around that time, an additional parcel appears to have been
incorporated into the site to accommodate the northeastern parking and circulation area,
and access to Pontiac Lake Road was established.

Staff reviewed available Township records for the 1997 redevelopment; however, a Special
Land Use Permit and/or approved site plan associated with that redevelopment was
not located. Accordingly, staff cannot confirm from the available records that the 1997
reconstruction received Special Land Use approval or identify any conditions that may
have been attached to such an approval.

Historical Image from 1980




Section 4.10 - Automobile Service Station Standards

Although the subject property is zoned GB, General Business, the proposed expansion of
the existing automobile service station is also reviewed for compliance with the specific
automobile service station standards of Section 4.10. Staff reviewed the proposed
improvements and existing site conditions against these standards as follows.

A. Entrance and Exit Drives

Section 4.10.A requires entrance and exit drives to be located at least 100 feet from any
street intersection and at least 200 feet from any residential district.

The subject site contains longstanding access drives to both M-59 (Highland Road) and
Pontiac Lake Road. These access points serve the existing automobile service station
and are not proposed to be relocated, widened, or substantially modified as part of the
EV charging project.

Although the existing driveway locations do not meet all current dimensional
requirements of Section 4.10.A, staff considers these access points to be existing
lawful nonconforming site conditions. The proposed EV charging facilities do not alter
or increase the extent of these existing nonconformities.

Staff Finding: Legal nonconforming condition. No variance is required for the existing
driveway locations as part of this application.

B. Minimum Street Frontage

Section 4.10.B requires a minimum of 200 feet of street frontage for an automobile
service station.

Township assessing records identify approximately 198.73 feet of total frontage for the
subject property. The existing lot configuration therefore falls approximately 1.27 feet
short of the current requirement.

The proposed EV charging expansion does not alter the property boundaries, reduce the
existing frontage, or otherwise increase the extent of the existing deficiency. Given the
limited scope of the project and the fact that the site is not undergoing substantial
redevelopment, staff considers the frontage deficiency to be an existing legal
nonconforming site condition.

Staff Finding: Legal nonconforming condition. No variance is required for the existing
frontage deficiency as part of this application.



C. Screening
Section 4.10.C requires a screen wall, obscuring fence, or land form buffer.

The site contains an existing approximately 6-foot-tall wood fence along the residential
property line. The submitted plans describe the fence as weathered but structurally
sound and propose that it remain. The applicant proposed additional plantings and
shrubs in front of the existing fence, which are now shown on the site plan.

Given the limited scope of the proposed expansion and the fact that this application
does not involve comprehensive redevelopment of the property, it is sufficient to satisfy
the buffering requirement for this application.

Staff Finding: Complies as proposed.
D. Outdoor Lighting

Section 4.10.D requires outdoor lighting to be designed and shielded so that light does
not project onto adjoining properties or public or private streets or rights-of-way.
Outdoor lighting must also comply with the applicable performance standards of the
Zoning Ordinance.

The proposed improvements will utilize fully shielded, wall-mounted lighting fixtures.
Staff finds this approach acceptable provided the fixtures are downward-directed and
installed so that illumination and glare are confined to the subject property.

Staff Finding: Complies subject to the use of fully shielded, downward-directed
wall-mounted fixtures.

E. Steam Cleaning, Undercoating and Major Repair
Section 4.10.E prohibits steam cleaning, undercoating and major repair work.

The proposed EV charging expansion does not include any of these activities and does
not propose an expansion of vehicle repair operations.

Staff Finding: Complies.
F. Setback of Fueling Equipment and Appurtenances

Section 4.10.F requires gasoline pumps, air and water hose stands, and other
appurtenances to be set back at least 25 feet from existing or proposed street right-of-
way lines.



The proposed EV charging equipment is located more than 25 feet from the applicable
street right-of-way lines. The existing gasoline pumps and fueling canopy are not
proposed to be relocated or modified as part of this application.

Staff Finding: Complies.
G. Vehicle Waiting Areas

Section 4.10.G requires adequate space to be available for vehicles that are required to
wait.

The proposed project includes four dedicated EV charging spaces served by two DC fast
chargers. The charging spaces are incorporated into the existing parking and circulation
area adjacent to the convenience store. The site provides sufficient circulation area for
vehicles entering and exiting the charging spaces, and the proposed configuration is not
anticipated to result in vehicles waiting within the site's principal circulation routes or
public rights-of-way.

Staff Finding: Complies.
H. Vehicle Storage

Section 4.10.H establishes screening and duration requirements for vehicles stored
while awaiting service.

The proposed EV charging facilities are intended for temporary use by vehicles actively
charging and do not involve the storage of vehicles awaiting repair or service. No
expansion of vehicle storage activities is proposed.

Staff Finding: Not applicable to the proposed expansion.
Section 4.10 Recap

Staff finds that the proposed EV charging expansion is consistent with the applicable
automobile service station standards of Section 4.10.

The existing driveway locations and approximately 198.73 feet of street frontage do not
conform to the current dimensional standards of Sections 4.10.A and 4.10.B; however,
these are longstanding existing site conditions that are not being altered or intensified by
the proposed project. Staff therefore consider these conditions to be legal nonconforming
site conditions for purposes of this limited expansion, and variance relief is not required as
part of the present application.

The remaining applicable standards are either satisfied by the submitted plans or can be
addressed through conditions of Special Land Use approval.



Special Land Use Standards — Section 6.10

Section 6.10 of the White Lake Township Zoning Ordinance requires the Planning
Commission to make an affirmative finding for each of the following standards before
approving a Special Land Use. Staff offers the following analysis based on the submitted
plans and information available at the time of review.

i. Harmony with Surrounding Development and Zoning District

The subject property has operated as an automobile fueling/service station for several
decades and is located within the GB, General Business District along the M-59
commercial corridor. The proposed installation of EV charging facilities represents an
expansion and modernization of the existing automobile service station use rather than
establishment of a substantially different land use.

The principal compatibility consideration is the relationship of the proposed charging
facilities to the adjoining R1-C residential property. As discussed in greater detail under
the nuisance standard below, staff has identified potential nighttime noise impacts
associated with the proposed charging equipment. The applicant has also incorporated
additional landscaping along the residential property line to supplement the existing
fence and improve screening.

Staff Finding: Satisfied subject to conditions. The proposed expansion is generally
compatible with the longstanding automobile service station and commercial character
of the M-59 corridor, provided the recommended noise-related operating limitation and
proposed residential buffering are maintained.

ii. Vehicular and Pedestrian Traffic

The subject property has existing vehicular access from both M-59 (Highland Road) and
Pontiac Lake Road. The proposed EV charging facilities will utilize the existing access
and circulation system and do not include the construction, relocation, or substantial
modification of either driveway.

The proposed charging spaces are located adjacent to the existing convenience store
and are integrated into the existing parking and circulation area. The work within the
parking lot is limited primarily to installation of the charging facilities and associated
electrical equipment, localized pavement modifications, and repair of deteriorated
pavement and potholes.

The site does not currently contain a public sidewalk along Pontiac Lake Road. While
Section 5.21 establishes sidewalk requirements for redevelopment, the present request
represents a relatively limited expansion of an established automobile service station



and does not involve comprehensive redevelopment of the roadway frontages, driveway
system, or principal parking areas. Given the limited scope of the proposed
improvements and the number of longstanding existing site conditions, staff does not
recommend requiring construction of the otherwise applicable sidewalk improvements
as part of this application. Compliance with current sidewalk standards should instead
be addressed as part of any future substantial redevelopment or remodel of the overall
site.

Staff Finding: Satisfied for purposes of the Special Land Use standard. The proposed
expansion will utilize the existing vehicular access and circulation system and is not
anticipated to make vehicular or pedestrian traffic more hazardous than currently exists.
Given the limited scope of the proposed improvements, staff is not recommending
comprehensive pedestrian improvements as part of this application; those
improvements can be addressed in conjunction with a future substantial redevelopment
of the site.

iii. Nuisance Impacts, Including Noise and Lighting

The proposed EV charging equipment and associated transformer are located near

residentially zoned property and therefore warrant particular review for potential noise

and lighting impacts.

The principal stationary noise sources associated with the proposed expansion are the
two DC fast chargers and the new pad-mounted transformer. The applicant’s submitted
equipment noise table identifies the chargers as producing 53 dBA at 13 feet and 47
dBA at 26 feet, while the transformer is identified at 48 dBA at 13 feet and 42 dBA at 26
feet.

Based on staff measurements from the submitted site plan, the nearest charger is
located approximately 21.9 feet from the adjoining residential property line, the second
charger approximately 34.7 feet, and the transformer approximately 25.7 feet from the
property line. Using the applicant’s submitted sound data as a guide, the nearest
charger alone is anticipated to generate approximately 48 to 49 dBA at the
residential property line, which exceeds the Township’s applicable 45 dBA
nighttime noise standard. The combined contribution of the two chargers and
transformer would be greater than the contribution of the nearest charger alone.

The submitted noise information appears to address only the charging equipment and
transformer. It does not quantify additional noise that may be generated by vehicles
while actively using the DC fast chargers. Electric vehicles may operate battery cooling
fans, coolant pumps, compressors, or other thermal-management systems during



charging. The level of vehicle-generated noise will vary by vehicle and operating
conditions and cannot be reliably quantified from the information submitted.
Accordingly, actual sound levels during charging events may exceed those attributable
to the stationary equipment alone.

Based on the information currently submitted, staff does not believe the proposed
charging operation can demonstrate compliance with the Township’s nighttime noise
standard. Staff therefore recommends that operation of the EV charging equipment be
limited to 7:00 a.m. through 9:00 p.m., unless the applicant subsequently provides
sufficient acoustical documentation and/or mitigation demonstrating compliance with
the applicable nighttime noise standard at the adjoining residential property line.

The plans also propose new wall-mounted lighting associated with the EV charging
area. Staff is comfortable with the use of fully shielded, downward-directed wall-
mounted fixtures, provided the fixtures are designed and installed so that light is
confined to the subject property and does not create glare or spillover onto adjoining
residential property or public rights-of-way.

Staff Finding: Satisfied subject to conditions. The standard can be satisfied provided
that the EV charging equipment is limited to operation between 7:00 a.m. and 9:00
p.m., unless nighttime noise compliance is otherwise demonstrated, and all proposed
lighting consists of fully shielded, downward-directed wall-mounted fixtures.

iv. Buildings, Structures, Walls, Fences and Landscaping

The proposed EV charging equipment is located within the northeastern portion of the
building near adjoining residential property. Because of this relationship, staff
discussed additional screening and landscaping with the applicant during preliminary
review of the project.

Additional plantings are proposed in front of the existing fence along the residential
property line. The 6-foot-tall wood fence is identified as having a weathered
appearance but being structurally sound and proposed to remain. The combination of
the existing fence and the additional proposed landscaping is intended to improve
visual screening between the charging area and the adjoining residences.

Staff Finding: Satisfied. The proposed location of the equipment, retention of the
existing fence, and additional landscaping shown on the plan provide an appropriate
level of screening for the scope of the proposed expansion.

v. Harmony with Adjacent Land Uses



The proposed EV charging facilities are functionally related to the existing automobile
service station and are consistent with the longstanding commercial use of the
property. The site is located along the M-59 commercial corridor, where vehicle-
oriented commercial activity is already established.

The principal land use relationship requiring consideration is the adjoining residential
property to the north and northeast. The proposed charging equipment has been
positioned near the existing convenience store, and additional landscaping has been
added along the residential property line to improve screening. Operational impacts are
also addressed through the recommended limitation on charging activity between 9:00

p.m. and 7:00 a.m. unless compliance with the applicable nighttime noise standard is
otherwise demonstrated.

Staff Finding: Satisfied subject to conditions. The proposed expansion is compatible
with the physical and economic character of the surrounding area and with the existing

commercial use of the property, provided the approved landscaping and recommended
operational limitations are maintained.

vi. Density and Required Open Space

The proposed request does not involve residential development and therefore does not
create any issue related to residential density.

The project consists of a limited expansion of an existing automobile service station
within an already developed commercial site. The proposed improvements are
concentrated within the existing developed area and do not materially alter the overall
intensity of development on the property. Additional landscaping has been

incorporated into the plan as part of the proposed improvements, particularly along the
residential side of the site.

Because this application does not involve a comprehensive redevelopment of the
property, staff is not recommending that the applicant reconstruct the entire site to
current open-space and landscaping standards as part of this request.

Staff Finding: Satisfied. The proposed expansion does not increase residential density

and does not materially reduce required open space or otherwise alter the overall
development intensity of the site.

vii. Public Services and Facilities

The proposed EV charging expansion is limited in scope and is not anticipated to create
a significant additional demand upon Township public services or facilities. The principal
utility improvements associated with the project consist of the electrical infrastructure



necessary to serve the proposed charging stations, including the new pad-mounted
transformer.

The applicant will be responsible for coordinating the proposed electrical improvements
with the applicable utility provider and obtaining all required building, electrical, fire, and
other permits prior to construction.

Staff Finding: Satisfied. The proposed expansion is not anticipated to create service or
facility demands that cannot be accommodated by existing public services and utilities.

viii. Protection of the Natural Environment and Conservation of Natural Resources and
Energy

The proposed improvements are located within an already developed commercial site
and are largely confined to existing paved and disturbed areas. The project does not
involve expansion into undeveloped portions of the property or significant alteration of
existing natural features.

The proposed EV charging facilities will provide an additional vehicle fueling option that
supports the use of electric vehicles and associated alternative energy infrastructure.
The project also includes localized landscaping improvements and will be subject to
applicable requirements for drainage, soil erosion control, utility installation, and
restoration of disturbed areas.

Staff Finding: Satisfied. The proposed expansion is not expected to result in significant
adverse impacts to the natural environment and is consistent with the intent of
conserving energy resources through the provision of electric vehicle charging
infrastructure.

ix. Public Convenience at the Proposed Location

The subject property is an existing automobile service station located at the intersection
of M-59 (Highland Road) and Pontiac Lake Road. The proposed EV charging facilities
would expand the range of vehicle fueling options available at an established
automobile-oriented commercial site rather than requiring the development of a
separate location for this service.

The proposed use is therefore well-suited to the existing function of the property and
would provide an additional service to motorists traveling along the M-59 corridor and
within the surrounding area.



Staff Finding: Satisfied. The proposed EV charging facilities are appropriately located at
an existing automobile service station and would provide a convenient additional fueling
option for the traveling public.

. Public Health, Safety, and Welfare

The proposed expansion will utilize the existing access and circulation system of the
automobile service station and is limited in scope to the installation of EV charging

facilities, associated electrical equipment, localized pavement improvements, and
landscaping.

Staff has reviewed the proposal with respect to circulation, parking, lighting,
landscaping, screening, and the relationship of the proposed improvements to the
adjoining residential property. The principal remaining health, safety, and welfare
consideration is noise generated by the proposed chargers and transformer. As
discussed previously, operation of the charging equipment should be limited to 7:00
a.m. through 9:00 p.m. unless the applicant demonstrates compliance with the
applicable nighttime noise standard.

The project will also remain subject to applicable building, electrical, fire, utility, and
other permitting requirements prior to construction.

Staff Finding: Satisfied subject to conditions. The proposed expansion can be
operated in a manner protective of public health, safety, and welfare provided the
recommended operating-hour limitation is observed and all applicable construction,
electrical, fire, and utility requirements are satisfied.

i. Property Values and Compatibility with Other Permitted Land Uses

The proposed EV charging facilities are consistent with the longstanding automobile
service station use and the commercial character of the M-59 corridor. The primary

compatibility consideration is the relationship of the proposed improvements to the
adjoining residential properties.

The applicant has incorporated additional landscaping along the residential property
line and will retain the existing 6-foot wood fence as part of the screening between the
charging area and nearby residences. Operational impacts are further addressed
through the recommended limitation on charging activity between 7:00 a.m. and 9:00

p.m. unless compliance with the applicable nighttime noise standard is otherwise
demonstrated.

Staff Finding: Satisfied subject to conditions. With the proposed landscaping and
screening improvements and the recommended operating-hour limitation, the



expansion is not expected to cause substantial injury to nearby property values or be
detrimental to adjoining permitted land uses.

Planning Commission Consideration

The principalissue identified by staff is the potential for noise impacts on the adjoining
residential property.

The applicant’s submitted equipment data identifies the proposed DC fast chargers as
producing 53 dBA at 13 feet and 47 dBA at 26 feet, while the proposed transformer is
identified at 48 dBA at 13 feet and 42 dBA at 26 feet. Based on staff measurements from the
submitted site plan, the nearest charger is approximately 21.9 feet from the residential
property line, the second charger approximately 34.7 feet, and the transformer
approximately 25.7 feet from the property line.

Based on the applicant’s own sound data, the nearest charger alone is anticipated to
generate approximately 48 to 49 dBA at the residential property line, exceeding the
Township’s applicable 45 dBA nighttime noise standard. The submitted noise information
also does not quantify additional noise that may be generated by vehicles while actively
charging, including battery cooling fans, compressors, pumps, and other thermal-
management equipment.

The Planning Commission may wish to consider whether operation of the EV charging
facilities should be limited to 7:00 a.m. through 9:00 p.m., unless the applicant can
demonstrate through additional acoustical information or mitigation that the facility will
comply with the applicable nighttime noise standard at the residential property line.

Section 6.11 - Planning Commission Action

In considering the application, the Planning Commission may incorporate its findings
regarding the standards of Section 6.10 and any conditions of approval into its final action.









(The engineering review fee schedule was adopled by Board action July 19, 2005)

INGESEERING PLAX TOTAL
SCOSSTRUCTION COSTS REVIEW L
ip 4o R50,000 28 (SS.00 maninnam) 1825 (8500 minimum) 40% ($1,0600 min)
S50.000 10 S 100006 207 (31,250 minimum) 1.0%4 (8750 minimum) 3074 ($2,000 min)
SHOO.000 1o S250.000 1 8% (82,000 mininnim) 1.0%%5 ($1,000 minimum) 2.5% (83,000 min)
Orvey RI5006 10% (53,750 mininnm) .52 ($2,500 minimum) 1.5%5 (86,250 min)

Applicable Fes Total $
(enter total on page 3)

Note: A revised cost eslimate and fee adjustment may be required as a result of

design changes. -
Submitted byﬁL%AtC/Dat@ :7”/ 20/ 2

Hadi Boussi

Print Name:

Make checks payable to White Lake Township.

For the construction plan review, two (2) sets of engineer sealed plans are
required along with the following items:

as attached

Storm sewer rational formula calculations

Storm sewer discharge area map (on-site & off-site)
Storm water detention/sedimentation basin calcs
Construction plan checklist, completed

Detailed engineers construction cost estimate, itemized
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