
FINAL 
CHARTER TOWNSHIP OF COMMERCE 

**SPECIAL** PLANNING COMMISSION MEETING 
Monday, August 8, 2022 

2009 Township Drive 
Commerce Township, Michigan 48390 

 
A. CALL TO ORDER:  Chairperson Parel called the meeting to order at 5:30pm. 
 
ROLL CALL: Present:   Brian Parel, Chairperson  

Bill McKeever 
George Weber 
Sam Karim  
Joe Loskill 
Chelsea Rebeck, Secretary  

  Absent:  Brian Winkler, Vice Chairperson (excused) 
                     Also Present:  Dave Campbell, Township Planning Director  
     Paula Lankford, Planner 
     Debbie Watson, DDA Director 
     Jill Bahm, Partner, Giffels Webster 

Rose Kim, Staff Planner, Giffels Webster 
Julia Upfal, Giffels Webster 

 
 
B. APPROVAL OF THE SPECIAL MEETING AGENDA  
MOTION by Rebeck, supported by Loskill, to approve the Special Planning Commission 
Meeting Agenda of August 8, 2022, as presented. 

MOTION CARRIED UNANIMOUSLY  
 
C. APPROVAL OF MINUTES  
None. (July 11, 2022, meeting minutes will be reviewed at the regular meeting on 
August 8th at 7:00pm) 
 
D. UPDATE OF ACTIVITIES  
None. 
 
E. PUBLIC DISCUSSION OF MATTERS NOT ON THE AGENDA 
None. 
 
F. TABLED ITEMS  
None. 
 
G. OLD BUSINESS 
None. 
 
H. SCHEDULED PUBLIC HEARINGS (4): 
None. 
 
I. NEW BUSINESS (3):  
ITEM I1. MASTER LAND USE PLAN REVIEW 
Work session of the 2015 Master Land Use Plan update. 
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Jill Bahm – Good evening. With me today, I have Rose Kim, who has been with us 
before, and our new Senior Planner, Julia Upfal. Julia, along with another one of our 
senior planners, will also be part of the team to work with you and update your master 
plan.  
Thank you for setting aside extra time to talk about the master plan. These separate 
sessions are helpful for all of us to work through the process. Tonight will be an 
overview, but moving forward, having this dedicated time will really be helpful to give us 
focus and keep us moving in the right direction, despite whatever you may have on a 
later agenda. 
We sent out a memo for you ahead of tonight’s meeting. At the outset of it, I wanted to 
go through what we hoped to cover tonight. We wanted to go over the updates to the 
existing condition summary. As you’ll remember, when we went through some of this 
information last November, we were using the data we had available. Since then, more 
2020 data has been released, and so we updated some of our demographics based on 
that information. We have also started to update some of the maps. I want to go through 
those two things first, then hit on our guiding themes, and then talk about the 
framework. 
We thought at the outset, as we’re getting into this document, about having a road map 
of where we’re going. So, how we get to where we started over the last couple of 
months, talking about guiding principles and themes, and how that will result in our 
action items at the end of the project, which are the things that will carry us forward with 
implementation.  
We want to run through those, and talk about our public engagement opportunities. We 
had several things suggested when we were working on our scope, really looking to 
begin thinking about what we want to hear from the community and what we want to 
know. What questions do we have that we want to get answered by the community, and 
then talk about our next steps, which will be future meetings.  
I’ll turn it over to Rose and she can walk you through the draft document, which is 
clearly a working draft, but we included it so you could get an idea of the framework. In 
the interest of creating documents that are more interesting and engaging for the 
community, we may end up taking this whole first section and moving it to the end, or 
into the appendix. Not that it’s not important, but really jumping into the heart of the 
matter as the community starts to look at this document going forward. 
 
Rose Kim – I'm going to walk you through the Demographics, Economy & Housing 
portion. As Jill said, we updated it with the latest data from 2019 to 2020, what was 
available. There weren’t very many changes. In terms of key highlights, population is 
projected to increase at a slower rate. 
 
Weber – As you’re talking about demographics and population, will you be dropping in 
the 2020 census data? 
 
Rose Kim – We have been as it comes in, in terms of what we can get, which is pretty 
limited right now. It’s full population count, race breakdowns, and not too much else will 
be available until next year. What we’ve done is use estimates from the American 
Community Survey. Those are samples, so they’re less accurate, but it’s the most up-
to-date information available. 
 
Weber – So specifically on population, you’ll be dropping in the new numbers? 
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Rose Kim – That should be accurate. 
 
Weber – Okay, so it says in 2019 – why wouldn’t it say in 2020? 
 
Rose Kim – That was a typo. 
 
Weber – So the 38,500 is Commerce Township, excluding Wolverine Lake Village? 
 
Rose Kim – It is, that’s correct.  
 
Jill Bahm – What is challenging is when we start data collection and reporting at the 
beginning of a project, often as we go through a year or more, by the end people are 
saying, don't we have updated information? We do, but it’s often hard to go back and 
adjust all of our charts and everything. If we see things that we think are really different, 
like very meaningful data that has changed, we may go back and update, or at least do 
a post-plan update, if we think it’s going to impact any of the decisions that you’re 
making and policies along the way. 
 
Weber – To keep it consistent, should we have a statement that says, 2020 is our floor 
for data? Then, if we adjust for ’21 or ’22 as data comes in, that’s fine, but we’re not 
going to be quoting anything that’s 2018 or earlier. 
 
Jill Bahm – Well, as Rose was saying, because all the 2020 data isn’t available, we 
have to go with the 2019 5-year estimates from the American Community Survey which 
is the census. Those are estimates that are based on the previous census, other 
demographic data and extrapolation. It’s the best data we’re going to get. We can say 
that in the beginning, and we may have a small line about it. We can make that more 
clear. 2019 is probably the floor. There may be some characteristics that are older than 
that ... 
 
Rose Kim – But usually that wouldn’t be census data. It may be from another source. 
 
Weber – Okay, thank you. 
 
Rose Kim – You have seen most of what’s on this spreadsheet before. The information 
hasn’t really changed. One thing we did add is a race breakdown. There have been a 
few changes since 2010, so Commerce Township is getting slightly more diverse in 
some locations according to the data. That’s relatively similar to a lot of the communities 
in the area that Commerce Township is adjacent to. 
In terms of educational attainment, quite a few residents have a bachelor’s degree or 
higher, and that has grown in the last decade. We’ve touched upon this before; school 
enrollment trends are declining.  
Income and household information was not in the review last year. The numbers 
changed infinitesimally. We added some economic information so you get a sense for 
what industry sectors are strong in the Township. The fastest growing sectors are 
professional types of services, corporate headquarters. I'm sure you’re familiar with 
some of the large manufacturers in the area; Williams International and HoMedics. 
Manufacturing jobs are looking at an increase. 
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Weber – I'm going to stop you there. Since you called out Williams International; do you 
know they moved? 
 
Dave Campbell – They’re in the process and are slowly but surely transitioning. 
 
Weber – That would probably be one we wouldn’t want to call attention to. 
 
Rose Kim – It does signify that there are manufacturing jobs that are leaving the 
Township. It’s good to know. The unemployment rate is not very high here. 
 
Dave Campbell – Could we get the daytime population? Just to get a sense of what is 
our population during the day because that’s an indicator of whether people are 
employed and living here in the Township, or if they are commuting out here during the 
day. 
 
Rose Kim – SEMCOG does have a number, and it is a 2016 number. We can calculate 
it on our own based on some census information. 
 
Dave Campbell – We get asked that question, What is your daytime population, so it 
could be a good number to have. 
 
Rose Kim – Absolutely. One thing that is in here is the inflow and outflow, which tells us 
the number of nonresidents who live outside the Township, but who are employed in the 
Township, which is 10,907. The total number of residents living in the Township who are 
employed outside is 16,845, so that is illustrated. 
We also updated the housing section. Again, the changes were pretty minimal; 
however, one thing to note is that in 2022, there were more single-family housing units 
built compared to the previous three years. That covers that portion of the plan. 
 
Jill Bahm – Does anybody have any questions? 
 
Weber – Just one question, on Page 38, the second to the last paragraph. According to 
the National Multifamily Housing Council, there's a market need for 4.6 million 
apartments. What is the definition of the market? Is it Southeast Michigan or Oakland 
County? 
 
Jill Bahm – It’s a national statistic and we can add that in there to make that clear. 
 
Weber – My follow-up then is, would there be anything from SEMCOG, or does 
anybody else have anything on that front that’s closer to Commerce? 
 
Jill Bahm – We can look. 
 
McKeever – On Page 39, it’s a graph showing Building Permits by Housing Type. Is 
there a key? 
 
Rose Kim – There should be one. It may have gotten cut off at the bottom. The light 
green is single-family and the dark green is multi-family.  
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Jill Bahm – We’ll make sure that gets on there. 
 
Rose Kim – It’s all residential. Yellow is attached single-family condos, and the blue is 
two-family. 
 
Discussion continued regarding the categories of housing types, the distinctions as 
tracked by SEMCOG, attached units and duplexes. Two-family would be two single-
family units attached to each other.  
 
Rebeck – So the two-family are like duplexes? 
 
Jill Bahm – It would be, but probably not in the way you think of them historically. We 
think of a duplex as a single-family dwelling that’s divided into two separate living units. I 
think what we’re seeing more today are condos or attached single-family, but instead of 
a row of 4 or 6 units together, it’s just 2. 
 
Rebeck – So then attached condos would be more than 2, and the difference between 
multi-family is rental versus ownership? 
 
Jill Bahm – No, the difference is likely the buildings themselves. We can provide an 
explanation of that in the text. I think that would be helpful. Practically speaking, it 
doesn’t really matter, does it. If it’s side-by-side multi-family, or vertical multi-family, it’s 
still more than single-family. 
 
Rebeck – Does a garage make a condo versus multi-family? 
 
Jill Bahm – No, not necessarily. 
 
Rebeck – It’s such an enigma to me. 
 
Jill Bahm – What you may be getting at is ... 
 
Loskill – The difference is how they’re built; a duplex probably falls under the residential 
code, whereas multi-family falls under the building code. 
 
Jill Bahm – Right, that’s true. 
 
Dave Campbell – Jill, can you picture Redwood Homes, off Union Lake Road? Those 
are primarily 4-plexes. If you had to pick, what color would those fall under? 
 
Jill Bahm – I would put them under yellow as attached single-family. We can look at 
that. We should be thinking more about building form. What are these housing 
developments going to look like? What does the open space look like? How tall are 
they? What are their setbacks? And not necessarily thinking about whether we do or 
don’t want multi-family, because it’s not necessarily the category – it’s more about what 
it looks like and how it functions. 
 
Rebeck – I think, for me personally, if I understand the way we’ve been doing this and 
the difference between multi-family and attached condos, not from the standpoint of 
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how it looks, but from a functional standpoint; like are we talking about apartments with 
hallways and that’s multi-family. Attached condos might have a front entrance with a 
garage. We might be more willing to say attached condos are great, but multi-family, not 
so much. 
 
Jill Bahm – We’ll provide the explanation for the data that SEMCOG has, but then when 
we get to our section where we’re talking about the kind of housing that we want in 
Commerce Township, we can be more specific about what that is here. It doesn’t have 
to match. This is provided as background to understand how housing has maybe 
changed, or not changed, over the years. Most of the housing is single-family detached 
homes. That’s one thing that the graph illustrates. 
 
Rebeck – I think this is helpful because at least it gets us thinking about the different 
aspects of multi-family dwellings. It’s not just apartments or condos. 
 
Weber – On Page 40 where we talk about parks and recreational facilities. Should we 
list all of our parks? The parks are primarily devoted to kids sporting activities; Maple 
Glen, baseball and girls’ softball; Hickory Glen, baseball and football; Dodge Park, 
soccer and Scarlet’s Smile is accessible for kids of all abilities. I think our parks are a bit 
of the heart and soul of Commerce. 
 
Dave Campbell – Is that the section where we would reference the Michigan Airline 
Trail, or is that more transportation? 
 
Weber – I think that’s recreation. 
 
Jill Bahm – I would actually put it in both sections. 
 
Dave Campbell – Our DDA Director is reminding us of the trails within the Commerce 
Towne Place development area; 7 miles of trails winding around the area of the 
Township Hall. 
 
Debbie Watson – If you’re looking at preserved open space, there's 125 acres. I don't 
know if you’re looking at those figures for all of the parks, but I think it’s very significant 
how much land Commerce Township preserves, so that’s probably a number that we 
want to throw out there too. 
 
Jill Bahm – Yes, that’s a good point. I think we can mention the pathways. 
 
Chairperson Parel – We mention that on Pages 44 and 46. 
 
Jill Bahm – We have the 7.7 miles of the Airline Trail, and we do mention the walking 
trails along Martin Parkway. Also at Hickory Glen, Wise Woods and Victory Park. The 
map is in progress. We wanted to incorporate the nonmotorized trails from the 
recreation plan in with some other data. 
 
Chairperson Parel – What decision did we make on that? I remember we saw an older 
version of the nonmotorized plan, which was going to be developed. 
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Dave Campbell – There's a nonmotorized plan within our Parks & Recreation Plan that I 
think we’d like to migrate into the Master Plan as well.  
 
Chairperson Parel – Is that the one that was sent out and we all had access to a Google 
map? 
 
Dave Campbell – It sounds like it, and the reason we did it that way was because it 
allowed you to zoom in and see which side of the road we were envisioning particular 
segments of sidewalks and trails. 
 
Chairperson Parel – And it’s our thought that we’re going to put that plan into our Master 
Plan. 
 
Dave Campbell – That’s my hope. 
 
Weber – I think the discussion we had early on was taking it from Parks and including it 
in the Master Plan with a bit more horsepower. 
 
Dave Campbell – I don't write a lot of grants, but my understanding is that when you do 
apply for a grant, being able to say that this is something that has been envisioned in 
our Master Plan is something that helps your scoring. 
 
Chairperson Parel – I noticed something else in the report. This referred to the fact that 
more trees increase property values, but also combining with walkable business areas. I 
know we had the conversation about what comes first. Some of the Trustees would like 
us to focus our efforts on the Village. Do we do boulevards and put in sidewalks in that 
area, or do we need access to actually get folks to those areas? Those are two 
separate things. Milford has both; they have sidewalks in their downtown, and sidewalks 
that give access to the downtown for thousands of people. I think we should definitely 
do that. 
 
Dave Campbell – And that’s one of our focus areas. I think we came down to 10 or 11 
focus areas, and the Village was one of them. I would assume it is going to include a 
series of recommendations, some of which are going to speak to nonmotorized. 
 
Chairperson Parel – For that area as well. 
 
Jill Bahm – Right, and that was one of the thoughts behind those two separate areas. 
As we talked about those different redevelopment sites, we started thinking about the 
ability to connect between them, and how all the sites around the Village could 
contribute to and access the Village, and be accessed from the Village. The same with 
some of the other parcels; nothing should really be developed in isolation without 
identifying opportunities to connect them to other things. That’s one of the things that 
was important to you. We were talking about this idea of connectivity in the beginning. 
I'm sure that will be something that residents speak to significantly. 
 
Weber – Lakes, parks and recreation are big priorities for Commerce Township, but that 
doesn’t come through. I was wondering if we start with that, somewhere up front, where 
we talk about acreages and percentages, the parks, the recreation; maybe before we 
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get into some of the other demographics, to make that a little bit of a launching pad, 
particularly as we start taking residents through this. I think we want them to know that 
we get it. Commerce is still perceived as a bedroom community, and these are all the 
things we’re doing to protect that look and feel. We’re not losing sight of that. We want 
to make that a visual or perceived priority. 
 
Jill Bahm – I think that’s a good point and that was one of the things I mentioned. We’re 
not necessarily going to lead with all of the boring demographics at the beginning of the 
plan. We think the data is pretty interesting, but most people don't, and we don’t want to 
have people wade through all of that to get to what we all acknowledge as being those 
good things that will engage people. Starting off with that is good and we will reorganize 
as we go forward. 
 
Chairperson Parel – George, I think you made the comment, when we were speaking of 
Walled Lake Schools. We wanted people to get an understanding of just how much of 
our land is not controlled developers; it’s wetlands, it’s parks, or it’s state-owned. I think 
you’re saying, that should be part of this at the beginning so that they get an 
understanding as we go through this process what exactly we’re dealing with. 
 
Jill Bahm – We have Map 8 that shows the publicly owned lands, and then a table, on 
Page 46. This is acreage that is publicly owned, and of that acreage, this is the 
breakdown. We’ll add one more column that will show how much it is of the whole 
Township. These are just percentages of open space. 
 
Chairperson Parel – I think that’s important. Is there anything else we’ll see on this list, 
property that can’t be developed? 
 
Jill Bahm – These are the parcels that have been identified as being publicly-owned, 
whether they’re schools, or Township, or State. I don't think we had County, but it shows 
up I think because of Lyon Oaks over here. We have also included the wetlands. If we 
go to the next one, that starts to show you also, some of the other limitations from a 
natural feature standpoint. 
 
Chairperson Parel – It says 27% of publicly-owned land belongs to the Township. Do 
we have to differentiate between what could potentially be sold off to a developer, and 
what couldn’t? 
 
Weber – Going back to the Property Subcommittee, we took the 166 properties and 
earmarked all of those, except for 7 or 8, that the Township would maintain as 
greenspace. I don't know if that is in your numbers. My guess is that it probably is not. 
We should incorporate that, because I believe that got us to 32% of Commerce is either 
lakes, park or greenspace. 
 
Dave Campbell – It did. Of those properties, a lot of them are quite small. They were 
leftovers of properties that came into our possession one way or another. Yes, of all 
those, the number was around 8 that we are interested in selling. The biggest one is the 
one we are already in the process of selling, which is a project the Township saw last 
month, the Country Hills property near Wixom and Glengary. So, we wouldn’t want to 
include that in any of these calculations. 
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Weber – And some of it is how we present it. If we took parcels and said, the Township 
owns 150 parcels of land, which would include our parks, and has designated them as 
parks or greenspace, and they are not to be developed. One shows the percentage, but 
the other one shows individual parcels that we’re not going to develop. I think it helps 
tell the story about what a priority it is to us. 
 
Dave Campbell – I think we want to also be careful with the Walled Lake Schools 
property. It’s a big piece of property and to suggest that it’s protected land ... As we 
know, they have already looked at selling that once and they backed off, but I don't think 
that will be their last effort. 
 
Weber – I would agree, but I think it’s good to note the property that the school district 
owns, which by the way, we have no control over. 
 
Jill Bahm – Are we going to add individual parcels to this map?  
 
Dave Campbell – Township-owned parcels? 
 
Jill Bahm – Yes. 
 
Dave Campbell – Some are so small, I'm not sure if you can pick them up on a map of 
this scale. 
 
Weber – But if we had those in the wetlands map; I think what we want to demonstrate 
to the public is how much green is actually within the Township that’s not going to be 
developed; so, wetlands, lakes, parks, and other properties we own. It will help to show 
just how much visually. 
 
Jill Bahm – Right, although I think with the disclaimer that, unless there are parcels that 
we know are bound by some kind of a deed restriction or a covenant, or the way they 
were purchased, like DNR lands, even if you got a grant for them, those are very difficult 
to revert back or sell.  
 
Dave Campbell – We’ve been through that process with our Township-owned Property 
Subcommittee, figuring out what some of the deed restrictions are. We’ve had to dig in 
on more than we wanted to on some of them. At least on the Township-owned 
properties, we could certainly speak to which are the ones that we intend to market for 
development. All of them are just for one single-family home, those are the lot sizes. We 
have to be careful to not speak for Walled Lake Schools. 
 
Jill Bahm – At a later point in the plan, when we start talking about future land use and 
we talk about publicly-owned properties, schools, and even other institutional uses, 
there could be places of worship too, that as things change, we need to think about 
what we would identify these lands for if they’re not what they are today. That can be 
part of that conversation. I think maybe, as we zoom in on some of our redevelopment 
sites, that might be a place where we can look at Township-owned properties that could 
be developed as single-family homes, and at the parcels to be preserved as open 
space. On a big map, it loses its impact, so maybe this is the way as part of our analysis 
in those redevelopment areas. Does that make sense? 
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Weber – It does, and I get what you’re saying. 
 
Jill Bahm – We could put it in the table, it just might not show up on the map. 
 
Weber – If we took your wetlands map, and included all of our parks, and all of the 
designated greenspace, it’s visually going to be more impressive, and help people 
understand more of what is not available for development, or what is already developed. 
 
Jill Bahm – Our GIS specialist started the map with publicly-owned lands and wetlands, 
and I told her to take off the wetlands because they were publicly-owned. Maybe there's 
a third map that represents development limitations. 
 
Weber – What’s the benefit of having a wetlands-only map? Why does anybody care if 
it’s wetlands only, versus do I care whether it can be developed or not? 
 
Jill Bahm – If they’re not publicly-owned, and they’re available for commercial 
development ... 
 
Weber – What’s your definition of publicly-owned? 
 
Jill Bahm – I'm thinking if you have non-publicly-owned piece of property, or you were a 
neighbor to one, and you wanted to know what the wetland restrictions would be, you 
might look at the wetland map. Although, as I say that, maybe it’s wetlands and publicly-
owned lands, or maybe it’s wetlands and residential, maybe it’s wetlands and non-
residential. It’s an overlay on all of them. 
 
Weber – If someone is looking to build on a lot, they’re not going to the Master Plan to 
find out about the lot. 
 
Jill Bahm – Well, they should be looking at the Master Plan to identify what the 
community is looking to see built in that area. And, knowing if you have a significant 
amount of non-residentially designated property that’s bound by wetlands regulation, 
that may be a sign for us that we might not want to have it be commercial designated. 
We might want to have it be something else. I can see that maybe it doesn’t need to be 
a standalone map, but I think it should be overlaid on other parcels. 
 
Weber – I don’t disagree. 
 
Dave Campbell – I think the wetlands map helps give you a big picture of how the water 
system ties together at a regional level. It can also be a layer that you can build upon to 
show the areas that are protected from development in the Township. Jill, the good 
news is, I think we had Jason do a map like this already.  We had him build a multi-layer 
map of wetlands, plus preserved open space, plus publicly-owned lands (State, County, 
Township, School District). So, I think this exists. 
 
Chairperson Parel – Are we going to differentiate and pull out items like the Walled Lake 
Consolidated Schools property? 
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Dave Campbell – We should think about those. Particularly, I don't think Northern, 
Western and Central are going anywhere anytime soon, but the property along 
Commerce Road is a different animal. 
 
Jill Bahm – And you said preserved open space. That’s probably another class that we 
should add if we’re talking about development constraints. 
 
Dave Campbell – I think it helps. If what we’re trying to build is a map that shows the 
areas protected from potential development, I think that’s a piece of it. 
On that map, we’re saying “Walled Lake Schools”, but the ones over on Duck Lake 
Road are actually “Huron Valley Schools”. Maybe we just call it “Public Schools”. 
 
Jill Bahm – We will get with Jason to see if there was anything else that we would 
consider to be a restraint. 
 
Dave Campbell – I'm trying to remember why we put that map together. 
 
Weber – We were looking at individual lots to see if they were buildable or not. 
 
Jill Bahm – Does anybody have any other questions about our maps? We do have the 
tree canopy which is another one we think is important. I think this is helpful in 
illustrating the amount of tree coverage in the Township, and then helping us focus on 
where it’s going to be important to preserve it, as well as potentially add to it. Our total 
tree canopy density is 33%. That’s helpful if we include an action item, strategies that 
promote tree preservation, or new trees, we might include a metric that we want to 
increase our tree canopy density in the next 5-year review. 
 
Dave Campbell – Is there a historical tree canopy? Could you make a map like this and 
compare it to the same map in 1950? Or does the data not exist? 
 
Jill Bahm – I don't know. I can find out. 
 
Dave Campbell – When you look at historic aerials of the Township, you’ll see that the 
areas that today are wooded, they were all agricultural in the 1940’s. There's more trees 
today in Commerce Township than there were in the 40’s when it was all corn fields. 
 
Jill Bahm – Even if we don’t calculate it, maybe we’ll just show it. I know we have 
access to historic aerials which are cool. 
 
Weber – It may be a fun fact more than anything else, but there are X% more trees in 
Commerce Township in 2022 than there were in 1950. I think it’s substantial when we 
look at those aerials. 
 
Chairperson Parel – Jill, I know we’re going to talk about public engagement. That 
comment was, that’s a fun fact that not a lot of people know. I don't know where it goes, 
if it’s at the back on the map, but as we talk about public involvement, if we’re using 
Facebook or social media, I think that cool, fun facts should be presented to the public. 
It’s something that grabs their attention, as opposed to having it on Page 39 or 56. 
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Jill Bahm – I do like the idea of having fun facts sprinkled throughout. 
 
Chairperson Parel – Yes, it was made clear to us that people don't have an 
understanding of how much land is actually protected. It would be great to get that 
message out as we’re going through the process. 
 
Jill Bahm – It’s interesting because even the ideas that people had 20 years ago ... 
you’re talking like the 1940’s and 50’s as we move away from agriculture and into more 
residential development, perhaps more recreation areas, our thoughts about that all 
changed. Even 20 years ago when I first moved out here, I said, Gosh, sidewalks would 
be really nice. The “then” Planning Director said, We don’t do that here. Don’t even 
bring it up. People come out here because they want to be out in the country and you’re 
going to get a lot of resistance from it.  
Then seeing how, 20 years later, we’re changing again and recognizing that, to your 
point about our recreation areas being the heart of soul of our community, most of our 
children can’t get there on their own and they have to be driven everywhere. So, as we 
think about what we valued, when we valued it, the way the landscape looked, and how 
that changes over time. 
I think we need to remind people of that. When people ask, Why don’t we have any 
sidewalks? Well, 20 years ago, people out here didn’t feel like that was necessary. We 
didn’t have the same amount of people living here then, our kids weren’t in all the same 
activities that they are today. Now, we’re in a different place where we recognize that’s 
important, the connectivity, recreation and other options for transportation. 
This is one of my personal favorite maps because I think the colors are really cool. You 
can see the darker red is the more impervious surface. Even though it’s busy, if we can 
figure out a way to overlay that with our watershed map, then I think we really start to 
paint a picture of how the built environment impacts our waterways and our natural 
resources. That might be something we can depict. Any other comments, any other 
maps or data that you’re interested in? 
 
Weber – What jumped out at me on this map ... I got the dark red, but what was a little 
bit lost because of the color coding was the developed open space, such as Multi-
Lakes. If you look at that area, north of the Richardson Center, it’s a shade of pink and it 
makes it feel like it’s developed when it’s really greenspace. 
 
Dave Campbell – Golf courses are also shown as pink. 
 
Weber – It would be more appropriate to be in a shade of green. 
 
Dave Campbell – It seems like pink is a bad color because it’s close to red. 
 
Jill Bahm – We can do that. The next thing I thought we would do is take a look at the 
framework for our Master Plan, thinking about how it’s laid out and how we get from 
Point A to B and C. We included here an explanation of what that is, and we intend to 
put this into the document, and on the public website for the Master Plan project. In 
looking at, What do we value and what do we want this plan to achieve, these were the 
things that we talked about for the last several months. I don't know that we need to go 
through all of this, because we have been over these before, but looking at the vision. 
Knowing that those are our guiding principles and that’s what we want our plan to 
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achieve, where do we see ourselves in the future? Our long-term concept for what we 
want to see or experience. If we value the things that we’ve said above, in the principles 
or guiding themes, where does that take us? We took a shot at creating that. I think we 
had the first sentence in our original donut, Commerce Township will enhance the 
residential experience and improve the economic vitality for all Commerce Township 
residents and business owners. We added, In the future, Commerce Township will 
continue to be a great place to live as growth is accommodated to provide economic 
opportunities, yet manage to protect the community’s cherished natural and historic 
features. 
 
Weber – We want to tell a story, so you start with that. That’s what we want to be. The 
guiding principles are the framework that help us to deliver that story. 
 
Jill Bahm – Right, we start with the end in mind about where we’re going, and we’ll 
share that with the community too. If we think of the future as our long-term, what does 
that look like in terms of policy? That’s where we start getting into our goals 
conversation, and that’s what we’ll be going back to as we make land use decisions, 
modeling, planning, leadership, and providing resources for implementation. Those will 
be the things we want to accomplish to get to our vision. 
The objectives are how we get there, so the general path that we’ll use to achieve those 
goals, and as the “why we do the things we do” when we start looking at action 
strategies. Those will be the specific things that need to be done to achieve the 
objectives, and ultimately the goals. These will also be aligned with the vision and the 
guiding principles. 
Importantly, something that we’ve been including in more of our recent Master Plans are 
metrics. How will we know we’re making progress? I think as communities do their 5-
year review, and we ask them, how have you been progressing with your goals,  
objectives and action strategies? Many times, we get a blank stare because people 
don't really know. We don’t know that we will ever fully achieve our vision. Things are 
always changing, our vision may get altered, and the way we get there, everything 
changes. But, we should have those opportunities to check in. Some things can be 
readily sourced, like census data, or not so readily, but things like that, and like our tree 
canopy coverage, for example. There are benchmark data that we have available to 
use. There may be other things that, as we go through this process, we’ll identify as 
tools that we can create. For example, a resident satisfaction survey. How satisfied are 
you with the availability of open space in our community? How many cultural events do 
we have in the community right now? We have a benchmark level for that, and in 5 
years, have we increased that?  
 
Chairperson Parel – Can another be the number of feet and miles of pathways? 
 
Jill Bahm – Yes, absolutely. That will be a great one. 
 
Weber – Where and how do we capture property owner rights, meaning as we’re 
bringing the public in, we have all succumbed to “not in my backyard”. That Master Plan 
looks great, as long as it doesn’t affect the 5 acres next to my house, or whatever it 
might be. How do we capture that, particularly as we’re engaging the public to show 
them our vision. Don’t forget, somebody owns these 10 acres and that’s their 
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retirement. They have a right to sell that for its intended purpose. Somehow I think we 
need to set a level so people internalize that. 
 
Jill Bahm – That’s a great point, and that’s why when you look back at that vision, we’re 
kind of saying that. Growth is accommodated. As we think about what we call those, 
redevelopment or development sites, clearly that’s why they’re called that because we 
anticipate there will be development there. I think it’s helpful to note that a significant 
amount of what a community puts in its Master Plan is out of its control because it’s not 
public property.  
When we talk about the kind of housing we envision, or the kind of industry we want to 
attract, et cetera, we have to recognize that we can put forward the rules, guidelines 
and vision for it, but ultimately it is a private property, and we rely on those owners to 
help implement our community’s Master Plan. We’re trying to paint a picture for them 
too, this is what we want. I think a side bar on why we do this Master Plan is to protect 
private property rights, as well as promote public good, and we probably will do that in 
more than one place in the document.  If we need to lay that out and set the stage for 
avoiding or countering that NIMBY mindset; acknowledging where we want to see 
development, why and how it gets us here, then you start building a case for it.  
We have about 15 minutes left. The last thing I wanted to do was go over some of our 
public engagement strategies, and what we want to know from the community. We had 
talked about several different things: 

 “Picture This” online platform where people are able to share photos of important 
places in the community. We will be mindful of how we prompt that so that 
people understand what we’re asking them for. 

 Community Toolkits 

 Open Houses 
 
Weber – Dave, do we have a listing of the HOA’s in the Township? 
 
Dave Campbell – It’s pretty outdated. If your neighborhood is anything like mine, every 
year it’s a different HOA board. We try to update the information when it becomes 
available to us, but we’re not actively calling them. 
 
Weber – Do we buy ads for the Spinal Column with a list of events? 
 
Dave Campbell – For the Master Plan update? 
 
Weber – Yes, we want to try to get as much community input as possible. 
 
Dave Campbell – I might defer to Jill and her team as far as the most effective ways to 
gather the most public engagement. I don't know if the Spinal Column has circulation 
numbers. 
 
Weber – They do, and that’s how they charge us for advertising. But basically, the 
website and Facebook pages ... all of it. 
 
Jill Bahm – All of it is the answer, anything we can do. 
 
Chairperson Parel – Where do we see the most engagement for Commerce Township?  
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Dave Campbell – My IT guy could tell you how many views or hits we get on our 
Facebook. We try to avoid receiving too many comments because as you can imagine, 
those tend to go sideways. I know when we put information on our Facebook page, it 
spreads pretty quickly. 
 
Chairperson Parel – And there can be links too ... 
 
McKeever – They can be directed to Picture This, or an area to comment. 
 
Dave Campbell – I think it would be a link to something that Giffels has created. 
 
Jill Bahm – Do you have the link on the Township web page to the website we created? 
 
Dave Campbell – We will tomorrow. 
 
Weber – We have the Township Facebook page, we have a Parks and Recreation 
Facebook page, and we have Library page. I know the Parks and Rec and the Library 
pages have quite a bit of traffic. 
 
Loskill – There's a Commerce residents page that you have to register for. That has a 
lot of activity also. 
 
Dave Campbell – As far as I know, we don’t do Twitter or Instagram. 
 
Jill Bahm – We can work with staff on making sure the message is out. Typically we will 
create a blurb each time we have a message to send. Between our team and staff, we’ll 
come up with a list of people that just automatically get it, and then we can share it with 
that group, including the Library and the Senior Center, et cetera. I love the idea of 
using the Drive-in marquee. We will just direct them to the Commerce Township website 
and then on the front page, there's a link to the Master Plan. It then goes to our site, and 
we just keep it updated from there. 
 
Chairperson Parel – We also have a billboard. 
 
Dave Campbell – Yes, and we get 1 out of every 6 flips on the digital billboard. 
 
Jill Bahm – We can also make a QR code that goes to our site. We’re closing in on the 
end of our time here today. Phase I is what we’re doing. We have created the Master 
Plan website. We had a meeting with staff. We’ve done some mapping and shared with 
you the status. We’ve talked about our existing conditions, and then looking at some of 
the engagement. We talked about some student engagement, which we won’t do until 
school starts, but looking at an art contest that we might be able to promote within the 
schools. Maybe the question is, What do you love most about Commerce Township? 
Or, What’s missing in Commerce Township? 
 
Weber – The schools do an art contest already. There's a structure in place and it is 
then displayed at the Library. 
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Jill Bahm – Do we know when that is? It’s not their PTA reflections contest? That’s 
usually in the spring. 
 
Discussion continued regarding art contests at the schools. 
 
Jill Bahm – We’ll work with staff to come up with some prizes to put with that contest. 
Another thing we might want to consider, when we have our open houses, we had 
talked about having a special preview for the development community. In other 
communities, they tend to respond really positively to that. They like being invited, and 
they like having their own time to talk and ask questions. It’s an easier format for them 
to share information. It’s possible we could also do a special one for high school 
students. Has the Township ever explored the idea of creating a youth council? 
 
Dave Campbell – I don't know. 
 
Jill Bahm – That’s something we can talk about later. I think with the neighborhood 
meeting toolkits, we can talk about this again in September, thinking about the kinds of 
questions we want to ask the community and what organizations or groups we want to 
connect with. It could be geographically based throughout the Township, or we can 
focus it on specific topics, such as natural resources, transportation, et cetera, and we 
could do one on each of the guiding principles. Those are some of the options. We will 
come back with some recommendations in September, and we can refine them from 
there. 
 
Chairperson Parel – Sounds reasonable. I think it starts with Facebook. That’s where 
we will get most of our engagement. 
 
Loskill – Yes, social media. 
 
Dave Campbell – In terms of what comes next, we will have another 5:30 work session 
prior to our meeting on September 12th. 
 
Jill Bahm – Yes. 
 
Dave Campbell – Any homework to be done by either the Planning Department or the 
Planning Commission? 
 
Jill Bahm – I think we will forward the goals from the previous plan with a question of, 
how do these align with our guiding principles? Where might there be gaps or what 
might we need to tweak. Also, I think identifying our recommendations for prompts for 
the public engagement. We can talk about all of that at the September meeting. And we 
want to see if we can get that leadership team meeting going too with your staff. 
 
Dave Campbell – Oh yes, okay. 
 
Jill Bahm – We can schedule a call with you to recap and get ready for the next 
meeting. If you think of any questions later, just send them to Dave and Paula and they 
will make sure that we get those. We will see you soon. 
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Chairperson Parel – Thank you. 
 
J:  OTHER MATTERS TO COME BEFORE THE COMMISSION:   
None. 
 
K:  PLANNING DIRECTOR’S REPORT 
None. 
 
L: ADJOURNMENT  
MOTION by  Rebeck, supported by Loskill, to adjourn the meeting at 6:47pm. 

MOTION CARRIED UNANIMOUSLY  
 
 
 
______________________________ 
Joe Loskill, Secretary 
 
 


