
 
CHARTER TOWNSHIP OF COMMERCE 

**SPECIAL** PLANNING COMMISSION MEETING 
Monday, March 19, 2018 

2009 Township Drive 
Commerce Township, Michigan 48390 

 
A. CALL TO ORDER: Vice Chairperson Schinzing called the special meeting to order at 
6:00pm. 
 
ROLL CALL: Present:   Russ Schinzing, Vice Chairperson  

Brian Winkler, Secretary 
Tom Jones 
Bill McKeever 
Brian Parel 
George Weber 

  Absent:  Larry Haber, Chairperson (excused) 
                     Also Present:  Dave Campbell, Township Planning Director  
     Jay James, Engineer/Building Inspector 
     Jason Mayer, Township Engineer  
     Mark Stacey, DDA Director 
     Randy Thomas, Insite Commercial 
     Susan Averbuch, DDA Member 

Courtney Mikola, Representative Wyncliff HOA   
     Steve Kiryakoza, President Wyncliff HOA 
     
B. APPROVAL OF AGENDA  
MOTION by Jones, supported by Parel, to approve the Planning Commission Regular 
Meeting Agenda of March 19, 2018, as presented. 
       MOTION CARRIED UNANIMOUSLY  
 
C. APPROVAL OF MINUTES  
None. 
 
D. UPDATE OF ACTIVITIES  
George Weber stated that the next Township Board meeting is tomorrow night. 
 
Brian Winkler stated that the next DDA meeting is tomorrow. 
 
Bill McKeever stated that there had not been a recent ZBA Meeting. 
 
E. PUBLIC DISCUSSION OF MATTERS NOT ON THE AGENDA 
None. 
 
F. TABLED ITEMS 
None. 
 
G. OLD BUSINESS 
None. 
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H. SCHEDULED PUBLIC HEARINGS: 
ITEM H1: PPU17-0001 FIVE & MAIN – PLANNED UNIT DEVELOPMENT – PUBLIC 
HEARING 
Robert B. Aikens & Associates of Birmingham MI is requesting approval for a proposed 
PUD (Planned Unit Development) for a mixed use development consisting of retail, 
restaurants, entertainment and residential uses to be located on the north east corner of 
Pontiac Trail and the Martin Parkway.  
Sidwell No.’s: 17-24-401-050, -058 &-059 & 17-24-300-067 
 
Dave Campbell, Planning Director, gave a review. He thanked the Planning 
Commissioners along with Developer, Bruce Aikens, and his team for being able to 
schedule the special meeting. Five & Main is a very important project, and it's of a scale 
and complexity that warranted a special meeting. 
Dave provided history back to 1984 in his overview of the project and property, including 
references to the former local golf courses, land purchases by the DDA, the 
development of Martin Parkway, the roundabout that connects to Pontiac Trail and M-5, 
and infrastructure improvements that went along with the construction of Martin 
Parkway, extending Township municipal water and sanitary sewer. 
The project is proposed on 60+ acres of vacant land, including the site of the former 
Township Library. The land is currently owned by the DDA, with an option to be 
purchased by Mr. Aikens. 
Mr. Aikens proposes to develop a mixed-use, downtown destination development; 
340,000 square feet with a mixture of retail, entertainment, restaurants and up to 300 
units of residential.  A portion of the residential will be market-rate, luxury apartments, 
and another portion will be an age-restricted product, 55 and older, independent living, 
for those looking to downsize. 
The general layout of the site was shown on the overhead. The configuration was 
reviewed, the Main Street was identified, along with civic spaces, retail components, a 
gourmet market anchor tenant, and the entertainment component which includes a 
high-end theater as another proposed anchor for the development. 
The former Township Library building is expected to be demolished in April and the 
demo contractor is lined up. 
This project has been many years in the making. Mr. Aikens has been working with the 
DDA on acquiring the property, and with regard to his proposed intentions. If it comes to 
fruition, it will be something of a centerpiece to the larger area called Commerce Towne 
Place. Dave reviewed other adjacent developments in Commerce Towne Place, 
including Wyncliff, Merrill Park, and First & Main, along with the future development, 
Barrington. 
Dave reviewed the procedure for this project, which is a Planned Unit Development 
(PUD). This process gives flexibility, to both the developer and to the Township, from 
the strict parameters of the Zoning Ordinance. The base zoning on this property is 
single family, R1-B. The project will deviate significantly from the base zoning, and the 
PUD process will allow for a development that is significantly higher quality than what 
could otherwise be accomplished here if the land were developed under the strict 
application of the Zoning Ordinance. 
A key component of a PUD is that the developer offer a recognizable public benefit. 
This project includes significant upgrades to the Township sanitary sewer system.  A lot 
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of this is something he would have to do anyway in order to accommodate the 
development, but as part of his purchase agreement with the DDA, he is upgrading 
beyond that to allow for a Haggerty Road pump station to be abandoned, and the 
upsizing of the main will accommodate his development and the other existing 
developments that currently funnel through the pump station. In addition, Mr. Aikens 
proposes to make significant improvements to the existing road system adjacent to his 
development, including the roundabout, and upgrades to the intersection of Walnut 
Lake Road and Pontiac Trail where a traffic signal will be added, along with changes to 
the lane configuration. 
This development is meant to be Phase 1 of what will hopefully be a two-phase 
development. Mr. Aikens also has an option to purchase additional adjacent land from 
the DDA. His intentions there remain to be determined, and he would like to see Phase 
1 constructed before making decisions on Phase 2. 
The PUD process involves a series of meetings with Township officials and staff, 
followed by tonight's public hearing, which was noticed accordingly in the newspapers, 
and in the letters that were sent to every property owner within 300 feet of the site. The 
Planning Commission tonight will open and close the public hearing, which is an 
opportunity for anyone to provide comments. There won't necessarily be dialogue, but 
questions and comments will be heard and may be addressed after the hearing is 
closed. 
The Planning Commission will forward the PUD proposal to the Township Board with 
their recommendation to approve or deny, or they may table any action if additional 
information is needed. The Township Board will have the final authority to decide on this 
PUD application. If the Planning Commission makes a recommendation of approval this 
evening, the proposal could potentially be in front of the Township Board at their April 
10th meeting. If approved by the Board, the next step is that Mr. Aikens and his team 
will return to the Planning Commission with a fully detailed site plan, including 
engineering, landscape plan, building design, signs, lighting, amenities, et cetera. 
Another key component of the PUD submittal is a development agreement. This is 
provided in the packet and it is the result of a lot of hard work by the Township Attorney, 
the Planning Director and the Developer's Attorney. Again, this PUD offers a lot of 
flexibility, and the agreement is a contract wherein the developer and the Township will 
set the terms for the development. Therefore, the two major components of the PUD are 
the concept plan shown on the overhead, and the development agreement that 
accompanies it. 
Mr. Aikens is here along with his team to address the request. They can provide a more 
detailed overview of the project. 
 
Vice Chairperson Schinzing opened the public hearing. He clarified the process for 
the residents by explaining that all questions and comments would be heard, but 
answers would not necessarily be provided this evening. He asked the Aikens team to 
speak first and then public comments could follow. 
 
The following members of the Aikens' team were present to address the request: 
 Bruce Aikens, Applicant/Developer, Robert B. Aikens & Associates, LLC, Commerce 

Downtown, LLC, 350 North Old Woodward Ave. Ste. 300, Birmingham, MI. 
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 James P. Butler, Project Engineer, President, PEA, Inc., 2430 Rochester Ct. Ste. 
100, Troy, MI. 

 Sue Neumann, AIA, LEED AP, Project Designer, JPRA Architects, Site Design & 
Architect, 39300 West 12 Mile Rd. Ste. 180, Farmington Hills, MI. 

 Sue Grissim, ASLA, Project Designer, Grissim Metz Andriese Assoc., Landscape 
Architect, 300 E. Cady St. Ste. 3, Northville, MI  48167 

 Dawn Faxon Singer, Attorney, Dickinson Wright, 2600 W. Big Beaver Rd. Ste 300, 
Troy, MI. 

 
Jim Butler introduced each of the team members listed above. 
 
Jim Butler - We are here this evening to request a formal recommendation to the 
Township Board for approval of the PUD known as Five & Main. As part of your packet, 
you received a booklet which is confirmation of a lot of work with a lot of people on the 
Township side and this development side. In here, you'll find all the requirements 
pursuant to Section 38.04 of the Zoning Ordinance. Also enclosed is the traffic impact 
study, the market study, an operational narrative, and a draft copy of the PUD 
agreement. In our minds, this document not only checks all the boxes for the 
development, but we think that this project meets and exceeds the requirements of the 
PUD. 
 
Bruce Aikens - Our development team is made up of a group of great people that have 
been in the business for many years. We are so excited to be part of achieving a long-
awaited goal; the development of a Towne Center in Commerce Township. A downtown 
has been discussed and sought after for many years. Now, through the foresight of 
those before us, and the leadership of those here today, the perfect location for that 
dream has been formed, Five & Main, at the northeast corner of M-5 and Pontiac Trail, 
with M-5 connecting the site from the south, and Martin Parkway bringing people from 
the north, east and west. This site sits at the epicenter of it all. 
We have driven and flown the best retailers in the world around and over this site. None 
have come away without seeing the fantastic opportunity this location offers for 
success. More importantly for me is that I've lived in this area for 25 years, and this is a 
chance to solve the reality of not having a downtown; a place we can call our own. A 
place with tree-lined streets and parks, a place to sit and people watch, or meet friends, 
enjoy a concert, attend an event like Santa's arrival, or a weekend art show. A place 
with entertainment venues, a theater, and restaurants large and small, national and 
local. A place to shop, offering the best of the best fashion and home retailers, mixed 
with unique boutiques and local merchants in a desirable open-air environment. A place 
here in our community, where we don't have to drive an hour. 
When we had the grand opening at the Village of Rochester Hills in the Fall of 2002, I 
was walking with my father on Main Street. There were so many people strolling, 
shopping, sitting in the park. My father, who grew up in Birmingham and developed 
many retail projects over 60 years, said, "The people take ownership of this as their 
downtown, shop here, make memories here, and that will have a long-term value, far 
greater than the tenants that will come and go." That is our goal for Five & Main - to 
create a place to live and shop, dine and entertain, an outdoor environment that we 
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hope the people who live in Commerce Township, and the surrounding areas, will use 
and take ownership of, and truly think of as their town. 
When we developed the Village, the world of retail was a different place and online retail 
was in its infancy. Today, it is a force and it's changing how people shop in a profound 
way. People can buy online, easier and cheaper. Once the core of retail development, 
the national fashion chains can no longer be the dominant driver of traffic into a retail 
project. Amazon's Alexa can be told to order a dishwasher, or toilet paper, and there is 
no doubt that retail is actually becoming a more diverse environment, with more 
independent stores, not fewer, and more artisan products and unique boutiques, with 
curated sets of items hand-picked for you. 
In 2017, according to the National Retail Federation, data shows a net increase of over 
4,000 stores. For every store closing, 2.7 companies are opening stores. Today, we are 
adapting the Village to the new reality. When the Village opened, we were 65% apparel, 
all national chains, some great restaurants, and a department store. No spa, no yoga, 
no boutiques or unique stores, no services. It was all about apparel chains. In today's 
world, this will not work, so at the Village, we're adding yoga, craft stores, specialized 
boutiques, a local sector, restaurants, and one of the best spas in the country. Fashion 
and shopping is still a critical focus, but to compel the modern consumer to visit, we 
have to offer all the daily needs of their lifestyle, and that is how we are developing Five 
& Main.  
Fashion will make up 25-30% of the mix, entertainment and restaurants 45%, wellness 
and beauty 20%, plus an upscale market and services. The new style mix is the 
recognition of the radical changes that have occurred in retail over the past 50 years, 
and what we believe is necessary to compel the surrounding consumer to visit today, 
and far into the future. Shop at the market, workout, find that perfect outfit, see a movie, 
people watch, attend an event, have lunch or dinner. Shop, Dine, Entertain. 
We believe this development offers the community a tremendous asset, a downtown, 
something that I believe will add value to the homes, the businesses, and most 
importantly, the lifestyle. I love downtown Milford, Birmingham and Plymouth, I just wish 
it was here. We believe this project meets the most important standards of the PUD 
ordinance and Article 38. It is an integrated, driveable and walkable open-air 
development, meant to create a downtown feel. It will be developed in a best of best 
manner. It offers access to the surrounding trail system and common areas within the 
DDA. It creates parks and open space for events. It will create many jobs, and is a 
highest and best use. Above it all, it creates a walkable downtown destination that has 
been a goal in Commerce Township for many years. 
 
Sue Neumann - Dave did an excellent job on the overview. As you know, the site that 
we're proposing is at the north side of the roundabout at M-5 and Martin Parkway as it 
intersects Pontiac Trail. We are proposing two access points off Pontiac Trail. One 
aligns with Walnut Lake Road and ties into a realigned access point. That formal 
interchange will have a traffic light. The second point of access is off Pontiac Trail; it will 
be a right-in, right-out, and it happens to be the main access into the town. There will be 
three access points off of Martin Parkway. One is right-in, right-out, just north of the 
roundabout. The second is at the second roundabout, coming in at the back of Phase 2, 
and in the future, a third access point will be at the curb cut located next to the assisted 
living facility which will tie into the project. 
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As both Dave and Bruce mentioned, we are trying to create an experience here. We 
want a town. This town is made up of retail, entertainment, restaurants, wellness, 
beauty, and home goods. We want to have walkable blocks and streets. Our concept is 
to have a Main Street with a T-intersection at the main central access point into the 
development. At the termination of that T-intersection is a public space which we are 
calling the Towne Square. We also have another public space near the entertainment 
component. For anyone who has been to the Village of Rochester Hills, this Towne 
Square is three times the size of the open space at the Village. That is the space where 
Santa Claus is currently situated in the gazebo. You can imagine the activities that will 
take place in the Towne Square. 
To create a good walkable plan, we wanted to have entertainment at the far east end, 
and the specialty gourmet market at the west end. Scattered throughout the Main Street 
and the side streets are restaurants, retail, wellness and beauty. The buildings are 
positioned to have an ultimate street setting, with walkable sidewalks, street parking 
along the Main Street and some of the side streets, street furniture, landscape and 
outdoor seating. The buildings are positioned about 86' apart to create intimacy and 
cross connectivity between the blocks.  
 
Sue Neumann continued her review, elaborating on the street blocks, pedestrian 
passages, the small parking fields and the street network. She also explained that the 
blocks are interwoven with the parking fields, and some buildings will face both the Main 
Street as well as Pontiac Trail. Therefore, 360-architecture will be applied, which means 
that those buildings will be treated on every side. The level of detail and materials will 
be carried around from front to back. Sue reviewed positioning and screening of loading 
docks to prevent visibility. She presented photos on the overhead of the Towne Square 
renderings and discussed the potential activities, such as the bandshell for the small 
concerts, yoga, art exhibits, et cetera. The community is encouraged to embrace the 
space and hold public activities. A concierge stand is proposed, which could house 
cross country ski rentals for the winter. They could also provide dog walking supplies, 
directions and information, et cetera. 
The Towne Square would be made up of both hardscape and softscape, so there would 
be areas to sit on the grass or walk through to other areas. It is proposed to connect to 
the existing beautiful trail system, and also connect back through to Martin Parkway. 
This offers a variety of activities within and around the project. 
Additional renderings were presented showing conceptual street fronts, sidewalks, 
outdoor seating and street furniture, landscaping, and the various types of building 
materials. This is not a strip center and there will be individuality throughout the street 
blocks. The renderings also showed potential canopies, lighting, patio restaurant 
seating, the theater and entertainment block, fire pits, and an outdoor, oversized chess 
game. An outdoor screen is proposed at the theater which would offer outdoor public 
shows that could be viewed from the lawn area. 
 
Sue Grissom - I'm here to talk about the character of the landscape. This is a huge 
opportunity for us to showcase the beauty of your region, the Lakes Area landscape. 
The main goal is to create a memorable place and set the tone for the community. This 
will set a precedent of the look that it can be. We want to embrace the Michigan and 
Lakes character of our landscape in a beautiful way that is manageable. It will create an 
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elegant look that's all season; the beauty of the Spring bulbs, the Summer layers of 
perennial flowers, Fall colors, textures and scents, and into the Winter, Winter berries, 
grasses and evergreens. We want to use as many native plantings as we can, so 
people can see how these are used and then carry them home and build the community 
from that. By using native materials, as we've all learned, they're tolerant and more 
resistant to diseases. They require less fertilizer and less water. We want to show how it 
can be done really well and look manicured, with the diversity of the plantings we have. 
The streetscape will be another component of that and will be built with natural 
materials. Everything in the development will pull out the lakes and nature as our key 
design tool. The streetscape will not be brick pavers or cookie cutter street trees. It will 
portray quality and the character of nature with elegant sweeps, flowing beds of grasses 
and perennials, colorful furnishings, different trees with varying silhouettes, and different 
materials for the streetscapes. There will be some common threads, but much variety. 
It's going to be natural and comfortable, but elegant. 
We don't like to draw attention to lighting, so instead, it will be more like moonlight. You 
won't see a big light pole with a glare. It will be subtle. The paving is really fun with 
patterns and the crosswalks will be artfully done. The paving and landscape will be 
woven together, to integrate it, and patterns will be playful, especially in the park areas. 
 
Sue Grissom continued her review, elaborating on the cut stone, wood and other natural 
materials to be used. She discussed in detail the amenities, the fun and distinctive 
public spaces, a variety of plantings, unified planters, artful and sculptural elements, 
play structures, an oversized fire place, seating options, lighting variations and 
extensive potential outdoor activities. She also described the overall theme for  
landscaping of the streets, parking lots, entrance ways and sidewalks, and weaving the 
mixture of plantings and trees throughout the development to link up into the residential 
component and tie into the trail system. 
She explained the opportunity to create some iconic elements at the corner with a 
signature piece, and briefly discussed signage for the development. 
 
Chairperson Schinzing - The public hearing is open. Please state your name and 
address. 
 
Courtney Mikola, 2660 Wyncliff Drive, Commerce Township - I think I can speak on 
behalf of the entire Wyncliff community when I say that we are really excited about this. 
There are two points I'd like to bring up. The first point is pedestrian traffic. You had 
mentioned you will be improving the roundabout areas. We have big concerns for 
pedestrian movement there. We have the pedestrian bridge connecting the Rail Trails 
across M-5. We're really interested to see how those people will be moving around the 
roundabout. 
The second point came out of discussion while we were reviewing the plans. What 
would be considered the main entrance based on the traffic? We were trying to figure 
that out because on the main site plan, we had concerns about the south central 
entrance which connects to the Towne Square, as this will drive traffic into the public 
area where there will also be a lot of foot traffic. If there are any events where the 
streets are closed off, it could cause a problem. 
Otherwise, the project looks fantastic! 
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Chairperson Schinzing - Thank you. 
 
Vice Chairperson Schinzing closed the public hearing as there were no additional 
questions or comments. 
 
Commission Comments: 
Winkler –  

 I can speak from experience, as a partner in an architectural firm, that the project 
that this team has brought to the Township is outstanding. I know that each one 
of these consultants is not only an expert in their field, but they're respected by 
the architectural community for the specialty that they provide to the project. 

 The Township is fortunate to have a project on this site. 
 My son lives in Ohio, north of Cincinnati, in Liberty Center. Look it up online at 

libertycenter.com. It is a development whose components are very similar to the 
proposed project. He lives in the apartments that are part of the center, and 
within 10 minutes of walking, we can go to 80 different restaurants, retail 
establishments and entertainment places. That also includes a hotel and a small 
convention area. In visiting him in October, it was one of the most dynamic and 
exciting developments I've ever seen. 

 There were two things I noticed about the site plan that I wanted to bring up. 
 One ties into Building C on the southeast corner of the center intersection. I 

noticed that it does not have a receiving dock area. I suggest that is one of the 
things that the team look into as they go further into site plan development. 

 The second thing was that Walmart currently has an entrance that aligns with the 
eastern most entrance of this development on Pontiac Trail. I might suggest that 
the developer keep in mind that people, who may or may not be using Five & 
Main, will still be using that portion of the drive to access Pontiac Trail. Therefore, 
that one small east/west portion of the drive should either be widened, or 
reviewed carefully to account for that traffic coming off the Walmart site. 

 Tying into what Dave Campbell mentioned, the Planning Commission will be 
looking at the site plan, with more details on many of the amenities and features 
proposed. We will look at that very critically. We've seen the types of amenities at 
the other Aikens developments that will be mimicked here. I look forward to 
seeing that site plan, and I for one am really excited about this. 

 
Jones -  

 I second what Brian has said. 
 One of the things that I assume our team will do is to make sure that we are 

capable of handling two 100-year storm drains, and that snow removal will not 
affect the look of this development. 

 I also want to compliment you on the idea of looking at finessing the roundabout 
area at M-5 and Pontiac Trail. I was recently cutoff in the roundabout. From what 
I can read here in the report, it seems there are improvements planned to make 
those lanes a little more dedicated. 

 Other than that, I think this is a beautiful project. 
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Parel - 
 I have just a few questions. I know we've been through this several times, and we 

met at Village of Rochester Hills. I really appreciated being there and that was 
helpful. 

 I work in Auburn Hills and I'm frequently at the Village of Rochester Hills. I eat 
there often. I haven't had the opportunity to experience it with my family, but I'm 
looking forward to having that here. 

 I assume your team will be managing the facility. 
 I'm sure you've given thought to the types of security you will have at the facility. 
 I know there were issues with teenagers loitering outside the movie theater at a 

similar project in Novi, Fountain Walk. I know we will have residents very close to 
this. 

 
Bruce Aikens - I think we gave Dave two years of incident reports from the Village. We 
work with law enforcement and have a very effective security program. We do like the 
fact that the Commerce location is what we look at as an interior site. It's not located 
right on a freeway. It has more of a neighborhood feel, and that will also be a positive. 
 
Parel -  

 I think that differentiates significantly from Novi. It's a regional issue. 
 Other than that differentiation from you and the Novi project, what I like about this 

is that you've obviously learned from past mistakes.  
 Sue, I know you've done a great job regarding the landscaping. 
 On the tenant mix, how do you proceed with differentiating between the Village 

and Novi? I think a lot of people here in this community have spent a lot of time 
at the Novi project. 

 
Bruce Aikens - I think the Novi project plays off of Twelve Oaks, with Twelve Oaks being 
the retail component, and the Novi project taking on the entertainment part. 
Entertainment has become a very important part of creating an experience. We built it to 
put those two together and I think it's a very powerful draw to have a well-developed 
entertainment component, in conjunction with fashion, boutiques and restaurants. 
Having it driveable makes it more real and it's more of what people think of as a town. 
We want to create that feel as much as we can. 
 
Parel - What I like about this is that it does give you that street feel. It's easy at the 
Village to park right up front. 
 
Bruce Aikens - A lot of retailers in our business have come to a project like this versus a 
mall because it has a chance to create an experience with landscaping, art, streets and 
people. I love the fact that it's outside, with seating in the sun, and it seems more 
realistic that this is a town. More retailers are moving to that type of environment 
because they know they can't just sell jeans - they have to sell an experience. 
 
Parel - In talking about public access spaces, would residents be given an opportunity 
to rent out the space and would you foresee a charge for that? 
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Bruce Aikens - Regarding public events, that would be like having a 5K charity run and 
things of that nature, or concerts, outdoor movies, et cetera. It's very rare to have a site 
like this that has direct connection to a trail system so we can have the town, and a 
place where you could actually rent cross country skis for the trails. Whether it's cross 
country skiing, running or walking, the trail system is an amazing element. People can 
do a couple mile loop, then come back and have lunch or dinner. The park-like setting 
creates places you can stop and enjoy the experience. 
 
Parel -  

 I think this product is a little tough to do, but I agree that there are some unique, 
ancillary components you've put together with the landscaping and fire pits, et 
cetera. 

 I appreciate you all coming in and I'm looking forward to the development. 
 
Weber -  

 I will echo the sentiments of the accolades that everybody else has expressed. 
 Since I'm the new guy on the Commission, forgive me if some of my questions 

have been addressed in the past. I did drive out this weekend to the Village of 
Rochester Hills and spent an hour walking around trying to get a feel for it. I do 
think this looks even better than that, especially with the public spaces. 

 I do want to echo two things that Courtney had mentioned. I am a little concerned 
with the public space and the main access, and how you will deal with traffic 
there.  

 I'm also interested in your views on how to connect to the trail system to the 
south and the west, with the new pedestrian bridge. 

 
Bruce Aikens - The bridge connecting the trail system is another fantastic amenity. We 
will think about this more and work with the Township to figure out a way to connect. 
Access may be at Walnut Lake Road, but connection is a concern. 
As far as the way the traffic works within the center on this layout, we love this plan. 
People won't all come from one area; so what is the main entrance? We really haven't 
been able to find that ourselves. It will depend upon the direction you're coming from. In 
addition, the parking fields are well thought out throughout the center, and we don't think 
people will all come up the main entrance. There are four entrances and there's parking 
for each component in the center. We did have valet at the Village, but it was phased 
out as people didn't use it because the parking was so effective and accessible. 
 
Sue Neumann - Parallel parking is a calming device in itself. It causes traffic to slow 
down on the roads. 
 
Discussion continued regarding the entrances and internal traffic circulation. 
 
Weber - Dave, in looking at the traffic impact study, I have two questions on the impact 
of the M-5 flow. If they put in a light at Walnut, and time it efficiently, is there still a risk of 
it clogging up that right access lane off of M-5? 
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Dave Campbell - It is certain that the Township, and more specifically the RCOC, will 
want to look at that signal at Walnut Lake and Pontiac Trail and how that will be 
sequenced. Not only relative to the roundabout, because obviously we don't want to see 
traffic backing up on Pontiac Trail all the way to the slip lane and back into M-5. 
Obviously, the timing needs to be analyzed to avoid that. The other thing though is, 
looking in the other direction, you don't want the same dynamic happening at Pontiac 
Trail and Haggerty. That is something that the RCOC and the traffic engineers will have 
to look at. 
That being said, that intersection right now, Walnut Lake Road to the south and the 
Walmart entrance to the north, it warrants having a traffic signal currently, and even 
more so when a project of this scale goes into place. 
 
Weber - The entrance heading north off Martin Parkway, that is a raceway and having 
people slow down to turn right there presents a concern. 
 
Dave Campbell - First, the traffic study does call for a right-turn taper at that driveway. 
Secondly, I would think that this whole development would have something of a calming 
effect. Currently as you're northbound on Martin Parkway, it just feels wide open. Once 
this is developed with landscaping and buildings to give you some scale and mass 
around it, I think it will naturally have a calming effect on drivers. I can't promise they 
won't still be going through at a pretty good clip, but hopefully it will slow down a little bit. 
 
Bruce Aikens - There will be a right-in slip lane there. 
Also, on the Walmart drive, we have designed that with the understanding of the 
stacking needs for Walmart use. That's why that drive is moved quite a distance to the 
north to allow for stacking of cars that are turning right onto Pontiac Trail. 
 
Schinzing - That is the only eastbound out of Walmart, right? Legally, you can't go east 
out of the other exit? 
 
Dave Campbell - Correct. 
 
Weber inquired about what has been learned from past developments. Bruce Aikens 
discussed tenant mixes, changes in tenants and improving site connections. Although 
the Village was a tighter site to build, it was one of his father's existing centers from the 
70s. The parks and amenities there are much smaller, and the team realized that there 
was a need for a larger civic area for community events. There have been radical 
changes in retail over the past few decades. The new mix will address that and be more 
compelling for consumers as it's not just about shopping anymore. The concierge, 
personal shoppers, dog walking and other services will entice consumers. There will be 
yoga and Pilates next to the gourmet market. The lifestyle components, amenities and 
services will create an experience. 
 
Weber - With this being probably the largest development Commerce has ever had, and 
probably ever will have, it's an opportunity for the businesses in Commerce as well. 
What are your thoughts or plans on utilizing Commerce-based businesses, trades or 
labor? How can the community also play into the benefit of this development? 
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Bruce Aikens - They could open a store. 
 
Weber - Touché. 
 
Bruce Aikens - We're hoping to help in any way we can. This team is local. I live 10 
minutes from the site. Jim grew up here. It's unusual for us to have this honor of working 
in our home. It's exciting and if there are any businesses or entities looking to be 
involved, we'd love to have them. 
  
Weber -  

 We'll hold you to that. 
 I think the landscaping and the architecture is cool. Everything you showed us, 

are we going to get that? 
 
Bruce Aikens - They've raised my landscape budget significantly. Our main focus is the 
architecture, so obviously we will have beautiful landscaping, the soft seating, the 
landscape elements, et cetera, and we are looking to accomplish that goal. 
As Sue has told you, we are very focused on the Lakes. We want natural materials, 
wood, glass, stone and landscape elements. When you drive around and see the 
landscaping at some of the homes surrounding the development, it's phenomenal. We 
certainly will raise the level up to that and beyond. 
 
Weber -  

 Great.  
 Jay, I have one question for you. I heard mention about the signage in front. Will 

this fit within the ordinance, and what about signage for the individual shops? 
 
Jay James - That's something we would typically address later, but our Sign Ordinance 
is written in a way that works with these types of developments as far as individual 
stores. I've talked to a couple people in the DDA about signage, monument signage, et 
cetera. They were in a unique area with multiple frontages, so we work with them as 
much as we can to generate the signage they feel they need, and that we feel fits into 
the Ordinance. 
I'd like to add one more thing on the roundabout in relation to the traffic light at Walnut 
Lake. I typically do not go down Martin Parkway in the morning because it backs up so 
badly at the roundabout. By putting a light at Walnut Lake, it's actually going to provide 
a break from the traffic coming from the east, which will allow people to get through the 
roundabout heading southbound. 
 
Weber - Great point. 
 
Dave Campbell - On the signage; the development agreement currently speaks to the at 
least the freestanding signs in this development, how many they can have and where 
they're allowed to be. My expectation, which is provided in the recommended motion 
language, is that when the team comes back with a fully developed site plan, part of one 
of the inclusions with that site plan is a sign package that has specific standards for a 
development like this. Jay is correct that our sign regulations in the Zoning Ordinance 
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are currently pretty comprehensive, but I still don't know that they would be well tailored 
to a development like this. A development like this should really have its own sign 
standards, or their own rule book for signage; how many, what size, what the design is, 
and so on. As you can imagine, as this place develops, the years go by and different 
tenants come and go, different tenants will want different styles of signage. Our hope is 
that we will have sign guidelines specific to the development and when a new tenant 
comes in for a sign permit, the guidelines will make it clear to both the tenant and 
Township what signage is allowable in this development. 
 
Bruce Aikens - Actually, at the Village, we don't even have a monument sign. We 
wanted it to be minimalistic, and we usually use the landscape. 
 
McKeever -  

 I really don't have anything to add.  
 I've been watching this site for years and I'm impressed by what they've 

presented so far, given where we are with the process.  
 I'm eager to see it move forward. 

 
Schinzing -  

 Excellent.  
 Tonight, I think you've also heard some good input on our expectations for the 

site plan portion of this. 
 I would add to that; I think parking around the theater at peak times seems 

problematic right now. I'd like to understand at site plan approval what your 
thoughts are on that. We have a standard for that I'm assuming. 

 
Dave Campbell - We certainly have parking standards. I can tell you, we don't have 
parking standards that fit for an animal like this. 
 
Schinzing - Right. 
 
Dave Campbell - Parking requirements would be another example of something where 
the developer and the Township need to have some flexibility. There's a multitude of 
uses proposed in here. Those uses are going to change and evolve over time. We have 
to come up with a reasonable standard for parking. Mr. Aikens had mentioned that the 
Village parking ratios worked well.  
 
Schinzing - They don't have a theater there though, right? 
 
Bruce Aikens - No. 
 
Schinzing - My concern is the theater. 
 
Dave Campbell - Right, and there's certainly going to be uses that are busy different 
times of the day. Retail and apparel are going to be busy in the middle of day, and the 
theater would be busy later at night. We have to take that into account so that we are 
not necessarily over-parking the site to accommodate the peak hour of all these 
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different uses. There has to be a shared parking dynamic based on when these different 
uses are busy at different times of the day. 
 
Bruce Aikens - The actual ratio here is 4.5. The Village is 4.2. I think this will work with 
the theater. I've tried to reduce the ratio and Sue won't let me. 
 
Dave Campbell - We can all appreciate that. We don't want this place to be one of those 
malls we've all seen where there's a massive parking lot that only fills up one time a 
year, on the day after Thanksgiving. We want to be smart to ensure there is enough 
parking here, but that we're not over-parking the site to the detriment of the 
development, the Township and the natural environment. 
 
Schinzing - I don't think I'm suggesting there's not enough parking - it's really more the 
location of the parking. 
 
Sue Neumann - It's an industry known fact that theaters are destinations, and people 
are willing to walk to theaters. When the theater approved this, they were very 
comfortable with having people park behind and walk around. 
 
Schinzing - I also see people parking by where they want to go to dinner then walking 
over to the theater. 
 
Sue Neumann - Absolutely, and that's where the sharing comes in. It's a balancing act, 
but as we shift into higher entertainment components and lower retail, I'm very 
comfortable holding at the 4.5 ratio. 
 
Schinzing - The only other thing was Wyncliff's concern. How are people on the west 
side of Martin Parkway going to get over to the east side safely? 
 
Dave Campbell - Don't forget there is a very nice tunnel under Martin Parkway, which is 
between Wyncliff and this development. 
 
Open discussion continued regarding pedestrian safety in the area. Dave Campbell 
stated that the RCOC had indicated that the roundabout was never intended for 
pedestrians or crosswalks. Alternative ways have to be found, away from the 
roundabout, to cross safely. The tunnel is a good alternative, or the crosswalk at the 
Library Drive roundabout. Additional future alternatives were discussed at length. 
 
Jones - I would like to compliment Mr. Aikens and his team, along with the Commerce 
Township staff. This has been a lot of work to prepare and I'd like to say thank you. 
 
MOTION by Weber, supported by McKeever, that the Planning Commission 
recommends approval, with conditions, of Item PPU17-0001 Five & Main - Planned 
Unit Development, the request by Robert B. Aikens & Associates of Birmingham MI for 
approval for a proposed PUD (Planned Unit Development) for a mixed use development 
consisting of retail, restaurants, entertainment and residential uses to be located on the 
north east corner of Pontiac Trail and the Martin Parkway.  
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Sidwell No.’s: 17-24-401-050, -058 &-059 & 17-24-300-067 
Move to recommend approval of PPU# 17-0001, a PUD application for Phase 1 of Five 
& Main, an integrated mixed-use development by Robert B. Aikens & Associates (Bruce 
Aikens) consisting of retail, restaurants, entertainment, and residential uses on 
approximately 58 acres at the northeast corner of M-5/Martin Parkway and Pontiac 
Trail.   
The Planning Commission’s recommendation of approval is based on a finding that the 
PUD application satisfies all of the requirements outlined in Article 38 of the Commerce 
Township Zoning Ordinance; that the proposed development is consistent with the 
goals of the Commerce Township Master Plan and the Commerce Towne Place PUD; 
that Five & Main offers recognizable and substantial public benefits proportionate to the 
modifications from the Zoning Ordinance being requested by the Developer; that the 
PUD Development Agreement achieves the goals of both the Township and the 
Developer to create a high quality, best-of-class, mixed-use, walkable downtown 
destination; that the PUD Concept Plan proposes a layout of buildings, streets, access, 
parking, civic spaces, and public improvements that the Planning Commission is 
confident can be approved in a future PUD Site Plan; and Robert B. Aikens & 
Associates will capably serve as the master developer with unified control over the 
entire Five & Main project. 
This recommendation of PUD approval is conditional upon the following: 

1. Approval by the Commerce Township Board of Trustees of the PUD 
application; 

2. A detailed PUD Site Plan to be reviewed and approved by the Planning 
Commission subsequent to Township Board approval of the Five & Main 
PUD; 

3. The PUD Site Plan submittal to include highly-developed Design Guidelines 
for the buildings and site improvements within the Five & Main project; 

4. The PUD Site Plan submittal to include highly-developed Sign Guidelines for 
all signs – temporary and permanent – in and along the perimeter of the Five 
& Main project; 

5. The PUD Site Plan submittal to include highly-developed Landscape Plan for 
the Five & Main project; 

6. The Developer to execute an agreement satisfactory to the Township 
Attorney and the Commerce DDA Board memorializing his commitment to 
participate in traffic improvements to the adjacent road network, including but 
not necessarily limited to improvements to the M-5/Martin Parkway/Pontiac 
Trail roundabout, and to the intersection of Walnut Lake Road and Pontiac 
Trail as recommended by the Traffic Impact Study; 

7. Approval by the Road Commission for Oakland County (RCOC) and the 
Michigan Department of Transportation (MDOT) for all public road 
improvements under their respective jurisdictions; 

AYES:  Weber, McKeever, Parel, Schinzing, Jones, Winkler 
NAYS: None 
ABSENT: Haber 
       MOTION CARRIED UNANIMOUSLY  
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Dave Campbell - For the benefit of the folks in the audience, the Aikens team is going to 
be before the Township Board tomorrow night. They're not looking for a formal final 
approval yet. They will be presenting their proposal to the Township Board and 
specifically talking about the residential component. They'll be answering preliminary 
questions from the Board on the overall development, and the residential in particular. 
This will lead into a potential final approval from the Board at their April meeting. 
 
I. NEW BUSINESS 
None. 
 
J:  OTHER MATTERS TO COME BEFORE THE COMMISSION:   
None. 
 
K:  PLANNING DIRECTOR’S REPORT 

 NEXT REGULAR MEETING DATE:  APRIL 16, 2018 @ 7PM 
 
L: ADJOURNMENT  
MOTION by Jones, supported by Weber, to adjourn the meeting at 7:32pm. 
      MOTION CARRIED UNANIMOUSLY 
 
 
 
 
______________________________ 
Brian Winkler, Secretary 


