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Tuesday, May 19, 2026 7:00 PM 1000 Rochester Hills Drive

CALL TO ORDER

Chairperson Hooper called the May 19, 2026 Regular Planning Commission
Meeting to order at 7:00 p.m., Michigan Time.

ROLL CALL

Present 8- Deborah Brnabic, Sheila Denstaedt, Greg Hooper, Marvie Neubauer, Scott
Struzik, Dale Hetrick, Gerard Dettloff and Anthony Gallina

Excused 1- Ben Weaver

Others Present

Sara Roediger, Planning and Economic Development Director
Chris McLeod, Planning Manager

Oliver Blakely, Youth Representative

Jennifer MacDonald, Recording Secretary

APPROVAL OF MINUTES

2026-0237 April 21, 2026 Planning Commission Regular Minutes
A motion was made by Neubauer, seconded by Gallina, that this matter be
Approved. The motion carried by the following vote:

Aye 8- Brnabic, Denstaedt, Hooper, Neubauer, Struzik, Hetrick, Dettloff and
Gallina

Excused 1- Weaver

COMMUNICATIONS

None.

PUBLIC COMMENT

Chairperson Hooper opened the floor for comments on items not appearing on
the agenda, noting that two public comment cards had been submitted for
non-agenda topics.
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Theresa Pounders - 2866 Avalon Rd., Rochester Hills - inquired whether the
Planning Commission or City Council had begun implementing any of the
environmental mitigation recommendations previously suggested by the City's
ASTI representative regarding soil erosion threats.

Lisa Winarski - said she is President of the Eddington Farms Subdivision, and
wanted to speak regarding short-term rentals in single-family residential
communities. She expressed concerns from subdivision residents and urged
the Commission to place the topic on a future agenda to prevent issues similar
to those experienced in Birmingham. Ms. Winarski said that short-term rentals
are not necessary within single-family neighborhoods, noting that Rochester
Hills is not a vacation destination and that numerous local apartment complexes
are available to accommodate such rentals.

Hearing no further comments, Chairperson Hooper closed Public Comment
and invited staff to opine on the environmental regulation review conducted by
the ASTI consultant.

Ms. Roediger clarified that ASTI has served as the City's environmental
consultant for nearly 30 years and reviews every submitted site plan. Regarding
the potential implementation of proactive Master Plan recommendations, she
noted that the City recently awarded a contract to a consultant to develop a
Sustainability Plan. This initiative will evaluate City practices to identify the best
possible sustainable methods concerning energy, stormwater, wetlands, and
similar environmental factors.

In response to Chairperson Hooper's inquiry about recent developments
regarding short-term rentals, Ms. Roediger indicated that the topic had been
discussed previously during joint meetings between the Planning Commission
and City Council. She explained that the Planning Department has monitored
the prevalence of short-term rentals over the past few years and determined
that they remain sparse within the City, resulting in a low demand for a dedicated
ordinance. She also noted that the issue continues to undergo significant
discussion at the state level. While the Planning Department remains open to
revisiting the matter at the direction of the Planning Commission or City Council,
current tracking indicates that the few active rentals are primarily concentrated
near downtown Rochester or close to Auburn Hills near Oakland University.

NEW BUSINESS

2026-0240

Public Hearing and Request for Preliminary Planned Unit Development (PUD)

and Site Plan Approval - File PPUD2025-0001 - for Penelope Place Apartments,

a proposed development of two three-story apartment buildings, each with
twenty-nine units, on approximately 4 acres of land, located at Parcels
15-30-302-034 and -036, on the southeast side of Adams Rd. and north of
Auburn rd., zoned O Office Business District and subject to a consent
judgment; Ziad Kassab, Penelope's Place LLC, Applicant
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(Staff Report dated 5-13-26, Reviewed plans Pt. 1, Reviewed plans Pt. 2,
Development application, Environmental Impact Statement, Umlor Group letter
date 4-13-26, GAV Associated dated letter 4-13-26, Allen Design letter dated
4-13-26, WRC letter dated 5-9-25, Public hearing notice, PC Minutes 6-17-25,
PC Minutes 12-18-18, Adams Vito Settlement, Additional public comment as of
5-18-26, and Public comment has been placed on file and by reference became
a part of the record hereof.)

Chairperson Hooper introduced the request for a preliminary Planned Unit
Development and site plan approval for Penelope Place Apartments, a
proposed development featuring two three-story apartment buildings with 29
units each on approximately four acres of land. The property is located on the
southeast side of Adams Road, north of Auburn Road, zoned O, Office
Business District, and is subject to a consent judgment. Chairperson Hooper
invited the applicant to the dais and noted that several public comment cards
had already been submitted. He requested that any remaining individuals
wishing to speak on the topic submit their cards immediately to ensure proper
time allocation.

The applicant team introduced themselves as Ziad Kassab representing
Penelope’s Place, Ghassan Abdul from JV and Associates as the project
architect, and Chad Holdwick with the Umlor Group as the civil engineer and
surveyor on the project.

Prior to the formal staff report, Ms. Roediger provided historical context for the
site, noting its complex legal and structural background. She explained that the
property was originally a rectangular parcel accessed off what is now referred to
as Old Adams Road. Ms. Roediger stated that a little over 20 years ago, a court
case resulted in a consent judgment tied to the development of the adjacent
commercial shopping center, commonly known as the Walmart shopping
center. She further noted that the extensive commercial development in that
area also prompted the creation of a new interchange on M-59, which did not
previously exist.

Ms. Roediger explained that the development of the M-59 interchange required
the realignment of Adams Road by the Michigan Department of Transportation
(MDOT). She noted that historically, Adams Road ran straight north and had a
bridge over M-59. However, the realignment infroduced a near 90-degree curve
to shift Adams Road further east, which was necessary to meet minimum
distance separation requirements on M-59 between the Squirrel Road and
Adams Road exits. This construction directly impacted the subject property,
transforming it from a standard rectangular parcel into an irregularly shaped
parcel with a curve on the northwest corner, effectively reducing the property
owner's land by 1.5 acres.

As a result of the realignment, Ms. Roediger explained that the City entered into
a development agreement with the property owners, which established the
specific rules and regulations for the parcel. The agreement stipulates that the
property must be developed as a Planned Unit Development (PUD), providing
flexibility to both the City and the applicant to propose a project that may not
strictly adhere to all standard City regulations. This flexibility was granted
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because the prior road construction left the remaining acreage irregularly
shaped and with significant topographical variations. Ms. Roediger clarified that
while a typical PUD involves a standard negotiation and a give-and-take
discussion between a property owner and the City, the City is court-ordered to
utilize the PUD process for this specific site due to the consent judgment from
over 20 years ago. She then turned the presentation over to Mr. McLeod for the
formal staff report.

Mr. McLeod thanked the Chairperson and Ms. Roediger, clarifying that this
request represents the first phase of the PUD application process. He explained
that the PUD process consists of four distinct steps, requiring preliminary PUD
approval from both the Planning Commission and City Council, followed by final
PUD approval from both bodies should the application move forward. He noted
that the plans presented tonight are significantly more intensive and fully
developed than what is typically provided at the preliminary PUD stage, as the
applicant has proactively worked through the City's site plan review process.

Providing geographic and development context, Mr. McLeod noted that the City
of Auburn Hills lies directly to the west, featuring a developed downtown area
characterized by large multiple-family developments and higher-density
single-family housing on the west side of Adams Road. To the south of the
subject site is an office building and the Clinton River Trail, while an existing
industrial distribution center is located to the east. To the north sits a recently
completed carwash, and further north across Adams Road is a mixture of
industrial uses.

Mr. McLeod stated that in addition to the PUD request, the application includes
a site plan review and a tree removal permit. He noted that while a tree removal
permit is technically not required until the final PUD stage, it was included to
provide a complete overview of the project's impact. Using aerial imagery, he
pointed out that the subject site is currently heavily treed, and he confirmed that
the applicant has submitted a comprehensive tree survey that has undergone
full administrative review.

Mr. McLeod explained that there is a severe embankment on the edge of the
property caused by the construction and roadbed of the Adams Road
realignment. While this feature appears on the City’s steep slope maps and was
noted in public commentary, he clarified that because it is a man-made road
embankment, it can be exempted from standard review provisions. He noted
that the consent judgment allowed for underlying office designations or ORT
uses on the property, but as Ms. Roediger indicated, it also permitted a PUD
application to address the constraints imposed by the road alignment.

Reviewing the overall site plan, Mr. McLeod stated that the development
merges two parcels to create just under four acres of land. The project features
58 total units split between two identical three-story buildings containing 29 units
each. A retaining wall will be constructed against the north and east sides of the
property. The large area on the north end of the site, which is positioned to the
left side of the presentation screen, will serve as a tree preservation area. Mr.
McLeod confirmed the project has undergone a full forestry review, noting that
the applicant meets the City ordinance requiring 40% tree preservation.
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Additionally, the site plan includes 116 parking spaces, which fully complies with
the City ordinance based on the bedroom count for the proposed building
configurations.

Vehicle access to the development will be provided via two separate driveways.
Mr. McLeod noted that staff encouraged the applicant to share an existing
driveway with the adjacent office building to the south, but that arrangement was
unsuccessful due to the design of the proposed development. Consequently,

the applicant is proposing a new driveway on the southern end of the site and a
secondary driveway on the more northerly portion of the property. The northern
access point will be a directional, right-in and right-out driveway, which was
mandated by both the Road Commission for Oakland County and City staff

from the Department of Public Services.

Proposed on-site amenities for the residents include a dog park, a play
structure area, a gazebo area, and an extensive internal network of pedestrian
pathways. For exterior amenities, the applicant is currently in discussions with
SMART to enhance the existing bus stop located just north of the subject
property. The applicant also plans to install bicycle fixing stations along the front
portion of the site to service cyclists traveling to and from the Clinton River Trail.
Furthermore, the applicant will extend the pedestrian pathway along Adams
Road all the way down to the Clinton River Trail, establishing a complete
connection with upcoming pathway work being commenced by the City in this
area.

Referencing the submitted tree survey, Mr. McLeod explained that standard
operating procedures require surveying trees with a six-inch caliper or greater,
meaning trees below six inches are exempted from the ordinance. The applicant
is fulfilling the 40% preservation requirement by conserving the highest
percentage of trees within the northern preservation area, alongside a tree line
on the southeast corner of the site. The applicant has requested to utilize this
southeastern tree line as a natural buffer between the subject site and the
developments to the southeast. Mr. McLeod concluded by stating that the
overall landscaping scheme satisfies all City ordinance requirements, including
parking lot landscaping, parking lot perimeter landscaping, and right-of-way
landscaping.

Mr. McLeod stated that the applicant's tree removal permit requires 159
replacement trees. The applicant is proposing to plant six trees on-site and pay
into the City's tree fund for the remaining 153 trees, an arrangement that is
permitted under the City ordinance. He noted that staff worked extensively with
the applicant to maximize the number of on-site trees, but due to City
regulations governing sight distances and general site requirements, additional
trees could not be accommodated while still ensuring an environment where
they could survive and flourish.

Turning to the architectural design, Mr. McLeod described the proposed
structures as three-story buildings. He indicated that the building materials were
the subject of a long discussion with the applicant. The dark gray and mid-gray
areas of the facade consist of brick, which is supplemented by Hardie board
paneling and limestone paneling, leading up to a shingled roof system on the
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upper stories. The four different facades presented are very similar for both
building one and building two, and each individual unit will be provided with a
balcony.

Mr. McLeod detailed the interior composition of the 29-unit buildings, noting that
each structure will contain 16 one-bedroom units and 13 two-bedroom units of
two varying sizes. The one-bedroom units will feature one bathroom, while the
two-bedroom units will include two bathrooms. He referenced a rendering and a
material details sheet provided by the applicant to illustrate the overall
architectural scheme, the different brick materials, the roofing, and the
limestone paneling. In conclusion, Mr. McLeod reiterated that the criteria for
qualification are unique due to the site's history and are essentially pre-qualified
under the consent judgment, and he offered to answer any questions from the
Planning Commission.

Chairperson Hooper asked if the applicant wished to add any information. Mr.
Kassab thanked the Commission and stated that Mr. McLeod had
comprehensively covered the details. He noted that it had been about a year
since their last appearance before the Commission, during which time they
worked closely with the Planning Department to incorporate feedback. He
highlighted that they made significant modifications to address density
concerns, including removing an entire floor from the buildings and eliminating
three units from each structure. He also mentioned that the architectural palette
was revised to feature more natural, earthy tones and reiterated their
commitment to the proposed amenities, including the SMART bus route
improvements and the pathway connections.

Chairperson Hooper announced that a public hearing was required and issued a
final call for public comment cards. He explained that speakers would be limited
fo three minutes, should address their remarks to the Chairperson, and that all
questions gathered during the public hearing would be addressed by the
Commission and staff after the public hearing concluded.

Richard Bosler - 399 Daylily, Rochester Hills - said he is concerned regarding
overall community development throughout Rochester Hills, particularly along
major arteries like Squirrel, Adams, Crooks, Rochester, and Dequindre Roads.
He argued that developments must coexist with the community both
aesthetically and architecturally rather than just fitting requirements on paper.
Mr. Bosler expressed concern that the proposed project is too compact for the
3.34-acre site, excluding the 0.62-acre parking lot parcel, by placing two 29-unit
buildings and 116 parking spaces in a dense configuration. He raised safety
concerns regarding tenants driving to and from the site around the existing road
curve and questioned the adequacy of the space allocated for common areas
and playground equipment. He stated that the three-story design resembles a
short-stay hotel or motel and lacks clear deliverables or amenities for the
community. He noted that the view from the upper stories would merely
overlook the single-story roof of Gemini, a local transportation warehouse
company that has operated there for decades. Mr. Bosler asserted that a
two-story maximum medical office building would be more appropriate for the
site, which is designated for commercial office use on City maps, matching the
office building to the south and the carwash to the north. In summary, he stated
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that the development fails to meet necessary architectural, aesthetic, and
safety standards for its tenants and the community, and he requested that the
Planning Commission and City Council vote no to encourage the developer to
seek alternative options.

Theresa Pounders - 2866 Avalon, Rochester Hills - spoke as a neighboring
property owner at the end of Avalon Street, noting that she purchased her home
due to the quiet nature of the dead-end road and its immediate proximity to the
Clinton River Trail. She expressed concern regarding the preservation of the
trailway and inquired whether representatives from the Clinton River Trail had
reviewed the project, citing extensive development occurring north of other trail
areas. Ms. Pounders shared privacy concerns, questioning whether tenants
from the upper floors of the three-story buildings would overlook her yard, and
expressed worry that trail users might trespass onto her private property. She
said that the proposed development does not fit the area and presents severe
traffic safety hazards. She noted that drivers frequently speed at 50 miles per
hour around the adjacent Adams Road curve, raising concerns about the safety
of locating a SMART bus stop in that immediate vicinity where buses might
suddenly stop. In addressing the Commission, she referenced Commissioner
Neubauer’s role in representing Rochester Hills residents and stated that this
type of project is not what constituents want to see. She concluded by
suggesting that if the City Council rejects the plan and faces a potential lawsuit,
the Planning Commission should, at the very least, postpone its decision until a
variety of comprehensive studies are completed.

Carol Morlan - 2761 Rhineberry, Rochester Hills - spoke in opposition to the
PUD, stating that the project should not pass as currently presented. She
agreed with prior safety concerns, noting that she drives that specific section of
Adams Road daily and finds it dangerous. Ms. Morlan argued that the City's
zoning requirements are established for important reasons and pointed out that
the proposed development considerably exceeds the City's height limits, which
she asserted should alone require a complete rework of the proposal.
Furthermore, she stated that the project fails to be harmonious with the
surrounding area, characterizing the modernistic, multi-shaded gray exterior
and poor site development as failing to enhance the aesthetic appearance of the
City. She concluded by urging the Planning Commission to uphold the City's
zoning laws and vote against the development.

Jo Soko - 751 Ironwood Drive, Rochester - spoke from the perspective of a
local renter and expressed concern regarding the escalating cost of housing in
the area. She noted that after moving from Flint three years prior, she and her
roommates wish to remain in the community but are increasingly priced out of
the market. Ms. Soko stated that a standard two-bedroom, one-bathroom
apartment in the area currently averages between $1,200 and $1,300 per month
without amenities included. She requested clarification from the applicant team
regarding whether the proposed apartments would be affordable, what specific
amenities would be included in the rental cost, and how the developers intend to
address the traffic and site safety concerns raised by previous speakers.

Rhonda Yates - 56 Texas Ave., Rochester Hills - emphasized that the
community’s historical roots, built by farmers, merchants, and union workers,
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represent a distinct character that must be protected. She asked the
Commission to vote no on the apartment complex proposal. Ms. Yates stated
she would support the apartments if they were genuinely affordable for young
people, seniors, nurses, teachers, and union workers who serve the community
but are increasingly priced out of Rochester Hills; however, she expressed
skepticism that this development would fulfill that need. Additionally, Ms. Yates
argued that because the land is currently zoned for office use, altering the
designation to accommodate a developer sets a bad precedent. She asserted
that zoning decisions should reflect long-term planning goals and community
needs rather than the financial interests of developers. She also raised
concerns regarding traffic congestion on Adams Road, noting that there is
already an active debate about widening the thoroughfare. Ms. Yates warned
that adding this development on top of another proposed apartment complex at
South Boulevard and Adams Road would worsen the traffic situation, and she
asked for independent answers regarding the sustainability of the project before
urging the Commission to vote no.

Kimberly Goforth - 2786 York Rd., Rochester Hills - spoke as a lifelong resident
of the area, noting her family's deep roots on Leach Road and her current
residence on York Road. She expressed disappointment regarding the loss of
local green spaces and the continuous push for new development, which she
argued is detracting from the area's visual appeal. Ms. Goforth characterized
the Adams Road corridor and its curve as highly dangerous for drivers, noting
that navigating traffic near the Meijer and Walmart shopping centers is already
incredibly difficult. She questioned the environmental impact of the project,
critiquing the applicant's proposal to plant a minimal number of trees onsite. She
shared that local wildlife, including deer and foxes, are increasingly displaced
and forced into residential yards due to overdevelopment. Furthermore, she
expressed concern that the proposed apartment complex is too large for the
small, four-acre site. She referenced a Planning policy established 20 years ago
affecting Leach Road, which stipulated that if a home sat vacant for six months
following a resident's passing, the zoning would automatically revert to industrial.
She stated that this policy allowed industrial interests to systematically buy out
family properties. She concluded by stating that the remaining ten residents live
in constant fear of being pushed out of their neighborhood, and she urged the
Commission to deny the request.

Scott Beaton - 655 Bollinger Street, Rochester Hills - spoke regarding the
history of the property. He noted that he served on the City Council
approximately 40 years ago when the initial discussions occurred, adding that
property owners were financially compensated hundreds of thousands of dollars
by the state when Adams Road was realigned. Mr. Beaton stated that while
everyone has the right to develop their property, the commercial office market
is currently soft. He suggested that the applicant, whom he praised as a
fantastic citizen and positive contributor to Rochester Hills, could potentially
deliver a viable, affordable residential solution for the site.

Mr. Beaton requested that the Recording Secretary read a short resolution he
had submitted into the public record. Chairperson Hooper responded that the
Commission would take the request under advisement but clarified that they are
not legally required to read submitted emails or written documents aloud during
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the meeting. Mr. Beaton argued that refusing to read the document would violate
the Open Meetings Act. Chairperson Hooper stated that the procedure does not
constitute a violation of the Open Meetings Act.

Erin Pruitt - 2541 John R Rd., Rochester Hills - thanked the Commission for
their service to the residents of Rochester Hills. She cited Article I, Section 1
and Section 3 of the Michigan State Constitution to emphasize that all political
power is inherent in the people, and that citizens possess the constitutional right
to peaceably assemble, instruct their representatives, and petition the
government for a redress of grievances. While she commended Mr. Kassab’s
32-year residency and his desire to invest in the community, she noted that he
was appearing before the Commission as Penelope's LLC, a private entity. She
argued that a private entity's desires do not supersede the will of the people, and
she reminded the Commission that their alliance lies with the residents they
represent. Ms. Pruitt clarified that she had no personal objection to Mr. Kassab
building in the community, but firmly objected to the construction of another
apartment building in Rochester Hills. She pointed out that the City already
hosts approximately 15 apartment complexes, excluding condominiums and
townhouses, and noted that 16 new developments have arisen within a two-mile
radius of her home over the last 10 years. She questioned the urgency to
develop every inch of the City, stating that she believed Rochester Hills was
essentially a community of single-family homes, yet it is increasingly
surrounded by apartment buildings. Furthermore, Ms. Pruitt argued that
apartment renters lack a long-term investment in the community because they
often relocate when their leases expire, unlike homeowners who build a legacy
for their families and stay. She warned that the City might be creating a
revolving door of transient residents. Referencing a recent water main break in
Auburn Hills, she suggested that neighboring communities have overdeveloped
their land while neglecting their critical infrastructure. She questioned whether
Rochester Hills was headed down a similar path toward becoming an
aesthetically beautiful city with a crumbling foundation, noting that she has
personally experienced multiple electrical outages on clear days while utility
rates rise. In conclusion, she stated that additional apartments would create a
denser population, increase traffic, strain utilities, raise police and fire calls, and
overload the infrastructure, and she urged the City to slow down its development
pace.

Werner Gottschalk - 2726 Midvale Dr., Rochester Hills - spoke as a 26-year
resident of Rochester Hills, noting that he has closely followed local politics for
the past 15 years. He expressed frustration with the ongoing push for
multi-family residential complexes, arguing that when he moved to the
community, Rochester Hills was defined by single-family residential homes. He
pointed to the development directly across the border in Auburn Hills,
characterizing it as a visually unappealing, high-density urban environment. Mr.
Gottschalk warned that if Rochester Hills replicates that style of development
with projects like Penelope Place or the complex at Hamlin and Adams Roads,
the community's overall appeal will decline, prompting long-term residents to
pack up and move away. Mr. Gottschalk said that Rochester Hills does not
need any more apartment complexes, particularly given the size and proximity
of the newly finished development at Hamlin and Adams Roads. He argued that
allowing high-density builds is altering the local voting demographic and
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contributing to a progressive shift that threatens single-family homes and
families. Additionally, he raised infrastructure concerns, stating that utility
networks for water and gas are already operating at their limits. He also agreed
with previous speakers regarding traffic safety, calling the proposal to add
driveways near that corner dangerous due to a nearby traffic light and drivers
traveling at full throttle around the curve. Finally, he noted that the City had
already permitted a new carwash to be completed nearby the previous year, and
he urged the Commission to deny the apartment request to keep Rochester
Hills green and focused on single-family homes.

Chairperson Hooper officially closed the public hearing and noted that the
Planning Commission had received eight emails regarding the proposal. He
confirmed that all eight emails had been distributed to and reviewed by the
commissioners. He summarized that the written correspondence aligned
closely with the public testimony delivered that evening, with the writers
expressing opposition to the development for similar reasons. He stated that
while the emails contained no new topics, they are all a part of the official public
record and will be accessible on the City's website for public review.

Chairperson Hooper then transitioned to addressing the specific points raised
during the public hearing to provide clarity. He began with the concerns
regarding density and the assertion that the project was not being built according
to the City's zoning standards. He directed a question to Mr. McLeod to reiterate
the site's parameters, noting that the property is currently zoned office and
allows for three-story structures by right, clarifying that the current application
does not constitute a rezoning request. He then asked what further information
could be provided regarding how the project aligns with the City's zoning
framework.

Mr. McLeod confirmed that the consent judgment running with the property,
which can only be modified by mutual agreement of both parties, permits the
site to be developed as a three-story office building. He explained that if the
applicant utilized the same building footprints and square footage across three
stories for an office building, it would generate two to three times as much traffic
as the proposed multiple-family development. He noted that the City would have
no authority to prevent such an office development because it would be allowed
by right under the underlying office or ORT district.

Mr. McLeod stated that the developer is proposing to blend the provisions of the
two districts by applying the 42-foot, three-story height limitation of the office
district to the multiple-family buildings. The proposed structures measure 39
feet, seven inches to the midspan of the peaked roof, which is within the limits of
the underlying office zoning. The site plan then applies setbacks and other
regulations that are more characteristic of a multiple-family district. He clarified
that this blending of development provisions is precisely why the PUD process

is being utilized under the review of the Planning Commission and City Council.

In terms of building massing, Mr. McLeod asserted that the project fits within the
context of what is legally allowable on the site. Regarding traffic generation, he
referenced standard Institute of Transportation Engineers (ITE) definitions to
clarify that a general office would produce twice as much traffic, and a medical
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office would produce three times as much traffic, as the proposed apartment
complex. Conversely, he noted in fairness that utility usage would be higher for
the multiple-family development than for an office use. He concluded by
reiterating that these competing factors fall under the purview of what the
Planning Commission and City Council must weigh during the PUD review.

Chairperson Hooper acknowledged that traffic was his next point of concern and
noted that Mr. McLeod had already addressed it. He spoke regarding the
continuous balancing act between private property rights and the laws and
ordinances of the City, highlighting the necessity of finding a compromise that
allows individuals to monetize and develop their land. He observed that every
home within the City of Rochester Hills was constructed by a previous property
owner who requested development permissions under the City's existing
regulations. He added that the construction of those homes historically required
the removal of trees, the potential displacement of wetlands, and the relocation
of local wildlife, noting that such impacts are the inherent nature of community
growth.

To manage these challenges, Chairperson Hooper explained that the City has
enacted various regulations over the years, pointing to the tree ordinance as a
key example. He noted that the City now requires developers to preserve 40%
of the regulated trees on a property, an increase from the previous 37%
standard, and remarked that such stringent regulations constantly skirt the line
of property takings. Drawing on his 38 years of local residency and 26 years of
service on the Planning Commission, he stated that a common sentiment
among neighbors and residents is the desire to keep unowned parcels
undeveloped for visual enjoyment. He clarified that completely depriving an
owner of their personal property rights and monetization options is neither legal
nor right. He emphasized that while these decisions are complex and rarely
receive unanimous agreement, the Planning Commission must constantly
weigh these distinct factors before projects move to the political sphere of the
City Council.

Finally, Chairperson Hooper addressed the public inquiry regarding whether a
formal review of the development was required by representatives of the Clinton
River Trail. He stated that the project's interaction with the trail is limited to a
pedestrian pathway connection, and he questioned staff whether any additional
review or requirements were necessary beyond that connection.

Mr. McLeod clarified that the office property directly to the south spans the

entire length of the applicant's southern property line, meaning there is no direct,
physical connection between the applicant's property and the Clinton River Trail.
He explained that the proposed pedestrian pathway connection to the trail will be
constructed entirely within the road right-of-way, which places it under the City's
purview. He noted that if the project is approved and the pathway is extended
down the right-of-way to connect to the trail, the applicant will be required to
make minor improvements to the Clinton River Trail at that location. To execute
those improvements, the applicant must coordinate with the Clinton River Trail
Group.

Chairperson Hooper confirmed that a condition of the development includes
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completing this off-site pathway connection to the trail outside of the applicant's
property lines, which Mr. McLeod verified. Ms. Roediger added that Ken Elwert,
the City’s Parks Director, serves on the Clinton River Trail Group and acts as
the City's liaison, ensuring the group is fully aware of the proposed path
connection.

Chairperson Hooper asked for clarification regarding the location of the SMART
bus stop, noting that he had not spotted it on the site plans, though he confirmed
that SMART buses currently operate along Adams Road. Mr. McLeod
explained that as part of the public improvements required under the PUD
process, the City requested that the applicant enhance the existing bus stop.
He noted that the current stop is marked only by a sign along the east side of
Adams Road near the northern end of the property, technically sitting on the
adjacent carwash parcel. He confirmed that the proposed improvements would
occur right along the roadway just off the current site plan screen, and that the
applicant has already initiated conversations with SMART regarding the
potential design of that improvement.

Chairperson Hooper then addressed the public inquiries regarding the cost of
the apartments and the included amenities, asking the applicant to clarify the
anticipated pricing ranges that had been outlined in their environmental
statement. Mr. Kassab provided the pricing clarifications, stating that the rental
rates for the one-bedroom units are projected to range from $1,600 to $2,000
per month, while the two-bedroom units are expected to rent between $2,200
and $2,600 per month.

Chairperson Hooper acknowledged the pricing and called for order in the
auditorium. He stated that rental pricing is a subjective, market-driven topic and
noted that developers' initial estimates typically end up being higher in
Rochester Hills due to the City's high desirability. He explained that while strong
demand and higher price points are beneficial for local homeowners, they
present a challenge for maintaining affordability, creating a complex situation
that affects both home values and rental rates across the community. He noted
that the displacement of wildlife had already been touched upon during his
earlier remarks on the general nature of development.

Turning to the architectural appearance of the buildings, Chairperson Hooper
noted that aesthetics are subjective, but he highlighted that the City maintains
specific ordinance guidelines regarding masonry development and material
percentages. He asked staff whether the proposed building designs comply with
those existing regulations.

Mr. McLeod confirmed that the proposed building materials are standard
elements utilized across all City developments. He explained that the two darker
tones on the facade are decorative brick masonry, while the lighter colors
consist of Hardie board siding and limestone panels. He noted that at a building
height of three stories, structural requirements become more complex, dictating
how a building is constructed and how materials react. Mr. McLeod concluded
that the selected building materials fully comply with the City's ordinance
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standards. Chairperson Hooper thanked him and opened the floor for Planning
Commission discussion, calling first on Ms. Brnabic.

Ms. Brnabic noted that she interpreted the consent judgment differently than
what had been previously stated, expressing gratitude that the document was
provided to the Planning Commission for their review. She read a portion of
page three, number seven of the consent judgment, which specifies that the
application of a Planned Unit Development is intended to allow flexibility and
innovation in site development, and to afford a convenient, practical, and
efficient means to obtain reasonable relief from the strict application of
development standards, dimensional setbacks, and area regulations. The
document notes that the need for this flexibility and relief arises from the
irregular shape of the remaining parcel and other site development challenges
caused in part by the City's partial taking and the relocation of Adams Road.

Ms. Brnabic emphasized the subsequent wording in the judgment, which states,
"notwithstanding the foregoing, the subject property may only be used and
developed for those land uses permitted under the city zoning ordinance in the
O-1 office business district and the ORT office research and technology
districts." She pointed out that "notwithstanding the foregoing" serves as a
qualifier, meaning in spite of the previously mentioned development flexibility.

She disagreed with the ongoing assertions that the PUD was put in place to
allow any type of development or zoning. Instead, she argued that the original
expectation was for the site to be developed strictly under the office business
zoning parameters. In her view, the history indicates that the property owners
sought a PUD specifically to protect the parcel from regulatory compliance
issues that would naturally arise from the irregular shape and topography left
behind by the City's partial taking. She concluded that the language explicitly
restricts the property's development to uses permitted under the Office
Business District, especially since the ORT designation is no longer a part of
the City's current ordinance.

Ms. Brnabic stated that moving forward with a proposal for a three-story
apartment complex would violate the terms of the settlement, asserting that the
consent judgment should be formally amended before the City even considers
the project. She reiterated that the phrase "notwithstanding the foregoing" clearly
demonstrates that while the developer originally requested a PUD for some site
versatility, the permissible uses remained restricted to office space. She noted
that her interpretation was reinforced after reviewing past meeting minutes,
specifically from December 18, 2018.

During that 2018 meeting, the City Attorney at the time, John Staran, who was
directly involved with the road acquisition, the partial taking, and the consent
Jjudgment, stated that the settlement agreement limited the development
flexibility of the site and that the seller's right to proceed would be restricted to
office uses. Ms. Brnabic emphasized Mr. Staran's conclusion that the City
never intended to grant carte blanche regarding land uses, and that there was a
clear expectation the property would continue to be developed under its
designated office zoning.
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Additionally, Ms. Brnabic addressed the developer regarding statements made
in the Environmental Impact Statement (EIS), which claimed the project
conforms to the Master Land Use Plan's mixed-use designation. She clarified
that standalone apartments on their own are not legally considered a mixed-use
development, as a true mixed-use project must blend multiple distinct uses
together, such as combining multiple-family residential with retail, office space,
or a medical clinic.

Concluding her review of the 2018 minutes, Ms. Brnabic noted that while Mr.
Staran mentioned the City's intent to maintain existing zoning should not be
construed as completely blocking the Planning Commission from ever
considering alternative land uses under a PUD, the underlying point remains
that the consent judgment itself would first have to be formally amended.
Because no such amendment has occurred, she questioned how the Planning
Commission could legally continue reviewing the application when it fails to meet
the clear intent and requirements of the active consent judgment.

Chairperson Hooper directed the question to Ms. Roediger to see if the City
Attorney had weighed in on the concerns raised by Ms. Brnabic.

Ms. Roediger responded that multiple-family residential uses for the property
had been discussed for upwards of 10 years. She acknowledged that the
current consent judgment specifies office use, but explained that a consent
Jjudgment can be amended if both parties are in agreement. She stated that the
administrative approach was to make an amended consent judgment a
condition of the project's approval, rather than involving legal counsel to amend
the document upfront. Ms. Roediger noted that the 20-year-old consent
judgment predated extensive local development, such as the major residential
growth on the Auburn Hills side of Adams Road and the retail centers to the
north. Because the originally envisioned office and industrial area had not
materialized as zoned, staff believed a multi-family project would be consistent
with the surrounding area. She confirmed that an amended consent judgment
would ultimately run concurrently with the site plan when it moved forward to the
City Council.

Ms. Brnabic said that this proposed process was backwards and that the
consent judgment must be formally amended before the application can move
forward, rather than treating it merely as a condition of approval. She questioned
the legality of the Planning Commission reviewing a PUD that explicitly
contradicts the intent of the active consent judgment. Ms. Brnabic asserted that
the City must first make a definitive decision on whether it actually wants to
permit multiple-family residential on the site before any further planning reviews
take place.

Chairperson Hooper noted that the proposed process appeared to link the
amended consent judgment directly to the review of the specific development
proposal, whereas Ms. Brnabic was advocating that the consent judgment
should be amended first prior to initiating the development review process.

Ms. Brnabic confirmed that was her position. She expressed disappointment
that a written legal opinion from the City Attorney was not included in the meeting

Page 14



Planning Commission

Minutes May 19, 2026

packet. While staff indicated that verbal consultations had occurred, she
requested that a formal, written opinion from the City Attorney be provided to the
Commission before moving forward.

Transitioning to the project design, Ms. Brnabic stated that despite the addition
of two stories of brick, the architectural coloring and design remained
unchanged from the concept plan and looked unappealing. She asserted that
the project is still too dense for the property and that the density needs to be
lowered. While she acknowledged that the applicant did a commendable job
adding the requested amenities, she noted that they all appeared to be located
at the front of the site due to a lack of space elsewhere, and she requested the
exact dimensions of the proposed dog park.

Mr. Kassab stated he would locate the exact dimensions of the dog park and
asked if he should respond to the comments immediately or wait. Chairperson
Hooper directed the applicant to wait until more commissioners completed their
deliberations so they could address all feedback at one time.

Ms. Brnabic inquired whether the proposed bio-retention area would function as
a shallow rain garden. Mr. Holdwick confirmed that is the intention, though soil
borings and infiltration testing have not yet been completed. He explained that
the designated area is envisioned to feature various plantings, serving a dual
purpose by complementing the surrounding residential amenities. In response
to Ms. Brnabic’s concern regarding child safety and the depth of the water, Mr.
Holdwick clarified that these types of systems typically have a maximum
ponding depth of six inches.

Ms. Brnabic then raised a question regarding a monument sign shown on the
plans at the property corner, asking Mr. McLeod to confirm if it was a newly
planned feature. Mr. McLeod verified that a new monument sign is proposed for
each entrance way, as nothing has been built on the site yet. Ms. Brnabic noted
that the City currently has an ongoing gateway monument sign program and
asked the applicant if they would consider funding a "Welcome to Rochester
Hills" gateway sign outside the development as an additional public amenity.

Mr. Kassab and Chairperson Hooper sought clarification on whether she meant
a City gateway sign or the development's identification signage. Mr. McLeod
clarified that he had misunderstood her initial question, explaining that the plans
actually show standard identification monument signs representing the
development itself rather than a City gateway sign. Ms. Brnabic acknowledged
the clarification and concluded her remarks by reiterating that her primary
objection remains the legality of moving forward before the active consent
jJjudgment is formally amended.

Ms. Neubauer expressed agreement with Ms. Brnabic, stating that consent
judgments or litigation matters involving the City must go through the City
Council and the City Attorney first rather than being initiated as a condition within
the Planning Department. She noted that nobody on the panel, with the
exception of herself, has the right to practice law or give legal advice. She then
clarified the earlier introductory remarks by stating that the Commission is not
court-ordered to develop the property as a PUD, which she asserted is
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incorrect.

To support this, Ms. Neubauer referenced the consent judgment and noted that
John Staran, who remains one of the City Attorneys, drafted the document and
provided his notes in 2018. She read from the judgment, highlighting that the
property may only be used and developed for land purposes permitted under
the City's zoning ordinances in the O-1 Office District. She reiterated Mr.
Staran's 2018 opinion that the judgment was not intended to grant carte blanche,
and that any variance or flexibility was strictly provided to ensure the site could
be developed with an office building.

Ms. Neubauer then read a portion of the City's ordinance criteria required to
qualify for a PUD option. She noted that a PUD cannot be used for the sole
purpose of avoiding applicable ordinance requirements, and that any proposed
building or use not normally permitted must result in an improvement to the
public health, safety, and welfare of the affected area, which she argued is not
demonstrated in this case. She also cited the requirement that a PUD option
shall not be utilized in situations where the same land use objectives can be
accomplished through conventional zoning provisions. Consequently, she
rejected the notion that enforcing the ordinance would constitute a property
taking, stating that the developer is simply being asked to build what the
property is zoned for, an office building. She pointed out that the applicant
purchased the property with full knowledge of the active consent judgment.

Finally, Ms. Neubauer raised concerns regarding the density and height issues
brought forward during the meeting, stating she could not support the project.
She noted that although a traffic study had been submitted, she had not seen it
and wished to review it. She also disputed the claim that the project fits into the
Master Plan, providing history on how the Planning Commission worked
tirelessly to ensure residents were heard. She recalled that the City did not
extend its contract with the consulting firm, Giffels Webster, because the firm
was initially unresponsive to the residents’ desire for low-density developments,
smaller buildings, and an absence of new apartment complexes.

Ms. Neubauer elaborated on the history of the City's Master Plan, noting that
the Planning Commission chose to terminate its contract with the consulting
firm, Giffels Webster, after one year rather than granting a two-year extension.
She explained this decision was driven by the fact that residents were very clear
about their desires, and the resulting Master Plan firmly reflects a commitment
to single-family residential areas rather than apartment complexes. She
reiterated that requiring a property to be developed in accordance with its
existing zoning does not constitute a property taking or a deprivation of property
rights, as the developer purchased the parcel with full knowledge of those
restrictions. While she acknowledged the applicant's status as a respected
friend and positive contributor to the community, she emphasized that personal
relationships cannot influence the Commission's decision.

To demonstrate that zoning regulations must apply equally to everyone, Ms.
Neubauer shared recent local examples. She noted that the previous year, an
applicant requested a minor 1.83-foot variance to split their land for two homes
and was denied. Furthermore, just two days prior, an individual was denied a
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1.5-foot variance to move a gazebo. She argued that the same strict standard
must be upheld for this commercial proposal.

Additionally, Ms. Neubauer voiced significant safety and infrastructure concerns
based on direct conversations with local fire department personnel. She stated
that firefighters are not in support of the project, warning that a three-story
development of this height and density would drain their limited resources and
require specialized equipment in an emergency. She noted that the department
is already facing resource constraints, which would be compounded by the
higher utility usage referenced by Mr. McLeod. Citing the recent water main
break in overbuilt Auburn Hills that impacted Rochester Hills residents, she
asserted that Auburn Hills' developments should not be used as a baseline for
continuity, stating that it is a completely separate city with different standards.

Finally, Ms. Neubauer criticized the proposed public benefits of the PUD. She
drew a contrast with the Legacy PUD, noting that while the Legacy apartment
project remains unpopular among residents, the developer contributed $10
million to clean up that property, representing a true public benefit. In contrast,
she argued that installing a dog park-especially after the City just used taxpayer
funds to build two dog parks at Nowicki Park-and "making a bus stop pretty" do
not qualify as genuine public benefits, particularly on such a small acreage
close to a major road. She concluded by stating that while her opposition is not
personal, the rules must apply across the board to everyone, and she cannot
support the development. Chairperson Hooper then called on Mr. Hetrick.

Mr. Hetrick asked Mr. McLeod to identify other developments in Rochester Hills
that feature a similar density to the proposed project. Mr. McLeod responded
that the project falls right in the middle of the City's density range. He noted that
while it is denser than projects built 15 to 20 years ago, most multiple-family
developments constructed within the last decade are actually more dense than
this proposal. By way of comparison, he stated that the Legacy development is
slightly denser, whereas the proposed project is slightly denser than the
Barrington development. Mr. McLeod added that while density is often
unpopular, it is the primary real-world mechanism used to achieve the housing
affordability that many residents desire.

Mr. Hetrick agreed with Ms. Neubauer's past assessment that defining
affordability quantitatively in Rochester Hills is exceptionally difficult, noting that
whether a $1,600 one-bedroom apartment is considered affordable depends
heavily on market dynamics. He stated that he is not personally opposed to the
development, characterizing the proposed density as reasonable. He suggested
that if the applicant could slightly improve the architectural appearance of the
buildings based on the feedback received, it would enhance the project's
chances of approval. Finally, addressing the amenities, Mr. Hetrick
acknowledged that they were not well received by some panel members and
asked the applicant for an update on the status of their negotiations with SMART
regarding the bus stop improvements.

Mr. Kassab confirmed that discussions with SMART had taken place, noting
that both the bus stop enhancements and the dog park were added to the plan
based on recommendations from City staff and the Planning Commission.
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Mr. Hetrick stated that given the active debate surrounding the current standing
of the consent judgment and the legal requirements to amend it, securing an
approval that evening would be exceptionally difficult. He reiterated that while he
is not personally opposed to the development, the consent judgment must be
amended before the project returns to the Planning Commission. He warned
that if it is legally impossible to proceed under the current judgment, the
applicant would face a negative vote regardless of individual opinions on the
project's merits. He concluded that seeking a formal amendment to the consent
Jjudgment is the necessary next step, as he did not foresee a positive outcome
for the applicant under the current conditions.

Chairperson Hooper then called on the remaining panel members to share their
deliberations, acknowledging Ms. Denstaedt.

Ms. Denstaedt expressed agreement with previous comments that the consent
Jjudgment needs to be formally amended before the development process
moves forward, characterizing the current approach as putting the cart before
the horse. She raised several concerns regarding the site design, agreeing that
the building would benefit from warmer color tones and stating that she also
wished to review the traffic study, noting that Adams Road was fairly busy even
during her Sunday morning site visit. Furthermore, Ms. Denstaedt expressed
safety concerns regarding the proximity of the playground to Adams Road,
warning that young children chasing balls could easily run toward the busy
street. She also flagged the adjacent bio-retention area as a hazard for children
playing nearby if it filled up during a heavy rain event, and she suggested either
adding fencing or swapping its location with the fenced dog park. Chairperson
Hooper thanked her and recognized Mr. Struzik.

Mr. Struzik, whose name was transcribed as Mr. Schusek and Mr. Struzik in the
record, agreed that the language of the consent judgment appears quite clear
regarding the site's limitations and noted that the issue could not be resolved
during the current meeting. However, assuming that legal hurdle could be fixed,
he voiced support for the project. He recalled that the Planning Commission
was previously unreceptive to a four-story proposal and commended the
applicant for compromising by reducing the height to three stories. He noted this
height is comparable to the residential structures located directly across the
street in Auburn Hills. Mr. Struzik emphasized that the parcel's odd shape is a
direct result of the City's realignment of Adams Road. Drawing on his municipal
training, he explained that partial government takings that leave behind
awkwardly shaped remnants typically grant a developer more legal leeway for a
variance or specialized development.

Mr. Struzik praised the site's layout and logistics, noting that restricting the
northern driveway to right-in, right-out access is the only logical approach, and
that a left-turn entrance would function like a standard left turn against oncoming
traffic. He highlighted the property's excellent connectivity to M-59 and I-75, its
close proximity to retail and dining, and the utility of the nearby SMART bus
stop. He shared that he researched the specific transit route, noting it connects
riders to Meijer, Walmart, Oakland University, and the Oakland County
government complex.

Page 18



Planning Commission

Minutes May 19, 2026

Furthermore, Mr. Struzik noted that the Clinton River Trail would provide future
residents with excellent walking and biking opportunities. He shared that he
personally toured the site by bicycle earlier that day, finding navigation difficult
due to a lack of existing sidewalks, and he praised the project's plan to fill in
those sidewalk gaps. While acknowledging that an apartment complex would be
inappropriate for many areas of the City, he stated that this specific location is
highly suitable if the consent judgment issue can be resolved.

Addressing public concerns about overdevelopment, Mr. Struzik argued that the
permanent conservation of land must be achieved through direct ownership
rather than stripping private property owners of their development rights. He
defended the City's preservation track record, pointing out that Rochester Hills
already maintains four major parks with a fifth on the way at Nowicki Park,
alongside numerous school open spaces. He added that the City owns eight
dedicated green spaces totaling over 140 acres that will remain permanently
undeveloped, with an additional parcel expected soon. Coupled with green
spaces preserved by local HOAs, Oakland University, and Rochester Christian
University, Mr. Struzik concluded that the City and its residents have already
committed substantial resources toward local land preservation. Chairperson
Hooper then recognized Mr. Dettloff.

Mr. Dettloff stated that his comments would be brief, expressing that he readily
agreed with the remarks made by Mr. Hetrick and Mr. Struzik in finding the
proposal to be a good development. He recalled the applicant's appearance
before the body the previous June, noting that the Planning Commission had
several concerns at that time, and he thanked the applicant for taking those
issues to heart by making the adjustments presented. He noted his appreciation
for the clarification regarding the "dos and don'ts"” of the consent judgment,
emphasizing that the City does not want to go against the legal system and
leave itself open to a lawsuit. He reiterated that back in June, no one opposed
the overall concept of the development; rather, the concerns centered on the
height factor, density, and amenities. In light of this, Mr. Dettloff asked Mr.
Kassab if he would be willing to take the necessary steps to get the consent
Jjudgment amended to allow the project to move forward.

Mr. Kassab thanked Mr. Dettloff and replied that he would have no choice but to
have it amended. However, he explained that his team has been coming back
and forth to the City for the better part of a decade, for as long as they have
owned the property, and has held numerous meetings with both the Planning
Commission and the Planning Department specifically regarding a
multiple-family development. He expressed deep frustration that in all those
years, and despite all the money spent on engineering and architectural plans,
no one had ever informed him that he could not pursue this use.

Mr. Kassab emphasized that this is a highly unique parcel operating under a
complex PUD structure. Responding to Ms. Neubauer’s earlier critique, he
stated that because this is his first development in the City, it is unfair to
characterize him as not being a good developer under such complex
circumstances. He remarked that it would have been nice to know about this
legal limitation 10 years ago. He concluded by stating that every time they have
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returned for a meeting, they have taken all feedback to heart, made every effort
to fulfill everything requested by the panel and the Planning Department, and
successfully addressed those requirements.

Mr. Dettloff added that he frequently hears similar complaints from his
neighbors regarding new commercial developments, such as a new Starbucks
being built, but argued that if the market demand exists, the City should not
simply reject it. He noted that a developer would not pursue a project of this
scale on a whim without market support, and while he understood the public's
sentiment, he reiterated that it is a good development overall. However, he
emphasized that the City must handle the legal hurdle of the consent judgment
first, and he again thanked the applicant for addressing the concerns raised by
the panel nearly a year ago. Mr. Kassab thanked him.Chairperson Hooper then
recognized Mr. Gallina.

Mr. Gallina acknowledged that the consent judgment is a significant issue and
represents the primary obstacle. He explained that as appointed members of
the Planning Commission, their job is to evaluate whether a proposal is
something they would want in their own backyards, noting that the panel spends
a great deal of time conducting site visits to properly assess these projects. He
stated that he travels past the location frequently and recently visited the site,
confirming that traffic is a major concern. However, he pointed out that if the
apartment complex is rejected and the site is instead developed as a
three-story office building under its current zoning, it would introduce a
completely different set of traffic concerns. He emphasized that resident safety
and public feedback are very important to him, and he expressed his
appreciation for all the citizens who attended and shared their opinions.

Mr. Gallina noted that the evening's division of opinions was a positive thing for
the process, but stated that he still harbors personal concerns about the project.
He recalled that when the applicant presented a four-story concept the previous
June, the panel strongly objected to the height. He clarified that the City does
not simply rubber-stamp projects, adding that the Commission is now
deliberating on many complex factors that were not on the table last year. He
concluded by echoing the concerns previously raised by other panel members
regarding the project's density, traffic impacts, and the color of the building's
facade.

Chairperson Hooper stated that the Planning Commission had reached a point
where it would need to postpone the proposal to a future meeting, pending a
review by the City Attorney regarding the applicability of a consent judgment
amendment for the project to proceed. He then invited the applicant to share
any additional comments.

Mr. Abdul stepped forward to respond to the criticisms regarding the facade
colors, explaining that following the meeting a year prior, the development team
had returned to the City with two different color options and had brought physical
samples with them to the current meeting. Mr. Kassab added that these options
featured more earthy tones. Ms. Neubauer requested that Mr. Abdul speak
directly into the microphone so his comments could be accurately captured for
the record, noting that she could not see the samples from her position.
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Mr. Abdul continued, stating that they had visited the City twice and provided
architectural renderings featuring brown, beige, limestone, and bronze tones. He
noted that these specific colors are seen everywhere across Rochester Hills, a
community where he has done a significant amount of building. Chairperson
Hooper acknowledged the point but maintained that the Commission first
needed to tackle the "elephant in the room", referring to the legal status of the
consent judgment, before finer design details could be discussed. Mr. Abdul
reiterated that the development team is fully willing to cooperate on any color
modifications to satisfy the panel, describing the building as having a very
traditional look complete with a shingled hip roof to elevate its
appearance.Chairperson Hooper accepted the statement and called on Mr.
Kassab for his final remarks.

Mr. Kassab provided several clarifications to address the panel's concerns,
noting first that he purchased the property 10 years ago, had inherited the parcel
as it was, and received no financial compensation from the City related to the
past road taking. He stated his goal of making the development both beautiful
and affordable, acknowledging that balancing the two is challenging under high
local construction costs and noting that one cannot get a Cadillac for the price of
a Ford Escort. He highlighted that he is not an out-of-town developer, having
lived in the community for 32 years, and emphasized that his team has fulfilled
every request made of them. He reminded the body that they had actually
presented a mixed-use concept years prior, but it did not move forward at that
time.

Addressing aesthetic feedback, Mr. Kassab explained that while design and
color choices are a matter of preference, his team brought the earth-tone
samples because they heard the previous criticisms loud and clear, despite
some past panel members favoring the original look. Regarding density, he
clarified that they not only removed an entire floor from one of the buildings but
also eliminated three residential units from each remaining floor to minimize the
project's intensity. On the subject of traffic, he asserted that a three-story office
building permitted under current zoning would generate far more traffic than a
residential development, particularly during daytime hours. He then answered
an earlier question regarding the dog park, stating its dimensions are 65 by 30
feet.

Mr. Kassab admitted he was caught off guard by the debate surrounding the
consent judgment, expressing surprise that no one had flagged the project as
illegal across a decade of collaborative meetings and engineering expenditures.
He also disputed Ms. Neubauer's remarks regarding the Fire Department,
stating that his team had met with fire officials multiple times, secured their
approval on nearly everything, and had never been informed of any lack of
support. He reiterated that the proposed dog park and SMART bus stop
enhancements were public amenities directly recommended to them by City
staff and the panel.

Concluding his remarks, Mr. Kassab addressed the remaining site concerns.
He verified that the development meets the City's tree ordinance, noting that
they are actively preserving the trees to the north to maintain a buffer with
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neighboring properties. He promised to take a close look at the playground's
layout to eliminate any safety risks to children, noting that he had personal
experience with such dangers. He concluded by highlighting that the site sits on
the outskirts of the City along a wide five-lane road, that they resolved previous
safety issues by restricting the northern driveway to right-in, right-out access,
and that a formal traffic study had been submitted. He expressed a willingness
to adjust the architecture and colors to the panel's exact preferences and
thanked them for their time.

Chairperson Hooper appreciated Mr. Kassab's clarifications, noting that
information continuously evolves, but reaffirmed that the best course of action
was to postpone the matter. He emphasized his desire for the City Attorney to
formally weigh in on the situation rather than relying on external opinions. He
then asked Ms. Roediger if she had found any additional information.

Ms. Roediger admitted that the debate over the project's legality had taken her
by surprise. She explained that because she did not anticipate the approval
procedure being questioned, she had not included a specific email chain in the
Planning Commission's meeting packet. She then referenced a 2022 email
from City Attorney John Staran, which stated that there was no immediate need
to alter the consent judgment upfront and that it made practical sense to wait
until the project was further along in the development process, noting it was not
an issue the Planning Commission needed to be concerned with at that stage.
Ms. Roediger apologized if the panel felt the administrative process was handled
incorrectly, reiterating that staff had been consulting with the City Attorney for
the past decade on how to process the application. She stated they would
coordinate with him once again to ensure all details are properly addressed.

Chairperson Hooper thanked her and called for a motion to postpone the topic
pending a review by the City Attorney regarding the existing or amended
consent judgment. Mr. Dettloff made the motion to postpone, which was
supported by Mr. Hetrick. Chairperson Hooper then opened the floor for
discussion on the motion, asking the panel members if the wording of the
motion was clear to everyone.

Ms. Neubauer asked for the exact language of the motion to be repeated.
Chairperson Hooper stated that the motion was to postpone the review of the
development pending a City Attorney review of the existing consent judgment or
an amended consent judgment for potential future development.

Ms. Neubauer stated she was not comfortable with that phrasing. She said that
any such review must be conducted openly with the City Council first. She
responded to Ms. Roediger's previous comments, stating that while she
respected her, she was relying on the written minutes, notes from the attorney
regarding the original intent of the consent judgment, and the explicit text of the
document itself. She noted that she could not rely on the 2022 email mentioned
by staff, because she possessed a separate email from the City Attorney
stating that zoning and ordinances must be applied equally across the board to
avoid exposing the City to litigation.
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Consequently, Ms. Neubauer asserted that the proposed motion to postpone
was inappropriate. She maintained that the Planning Commission lacks the legal
authority to communicate independently with the City Attorney on these issues
without the City Council. Instead, she stated she would like to make a motion to
deny the proposal as presented, suggesting that the applicant could
subsequently handle the legal issues with the attorney as a separate matter if
they chose to do so.

Chairperson Hooper asked Ms. Neubauer to clarify the specific reasons for her
proposed denial. Ms. Neubauer explained that the Planning Commission lacks
the authority to engage in communications with the City Attorney independently
of the City Council, reiterating that all consent judgments and settlement
agreements must clear City Council first. She stated she was trying to be as
gentle as possible despite past statements that were untrue, and she reiterated
her motion to deny the development as proposed, noting that any necessary
amendments should be handled by the City Council.

Chairperson Hooper acknowledged the motion to deny the development as
proposed, which was seconded by Ms. Brnabic. Speaking during the ensuing
panel deliberation, Chairperson Hooper cautioned against a flat denial, calling it
a strong action that could expose the City to legal liability. He maintained that a
postponement was the safer and more appropriate path.

Ms. Brnabic questioned Chairperson Hooper's interpretation regarding legal
risk, asking why a denial backed by a legitimate legal basis would be
problematic. She clarified that a denial does not mean the Commission would
never review the project again; rather, it indicates that the development cannot
move forward under its current proposal and existing framework, which requires
amendments anyway.

Chairperson Hooper responded that a formal denial requires explicit, justifiable
reasons. Ms. Neubauer then specified that her motion was for a denial of the
development as proposed because the conditions outlined in the language of
the previous settlement agreement and consent judgment have not been met.
Chairperson Hooper accepted this clarification and opened the floor for further
discussion on the motion, calling on Mr. Struzik.

Mr. Struzik agreed that a denial was too strong of an action and stated he would
not support it. He pointed out that the applicant had been working collaboratively
with the City and the Planning Commission and had been led down this specific
development path, noting it would not feel right to suddenly have that path
dead-end. He expressed greater comfort with obtaining a formal opinion from
the City Attorney to see what it would say, highlighting that the panel has
routinely relied on written legal opinions included in their meeting packets to
make past decisions. He suggested that if the current motion to deny fails, the
body could subsequently reconsider a motion to postpone pending either that
legal opinion or an amended consent judgment.

Mr. Dettloff then questioned the procedural status of the meeting, asking what
happened to the original motion to postpone that had already received a motion
and a second. Chairperson Hooper admitted that the panel had "jumped the
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gun" procedurally, explaining that they never took a formal vote on the original
motion before Ms. Neubauer requested a language clarification and introduced
her alternative motion.

When Ms. Neubauer asked for the exact phrasing of that original motion, Mr.
Dettloff and Chairperson Hooper clarified it was a motion to postpone the review
pending a City Attorney evaluation regarding the applicability of the existing
consent judgment or an amended consent judgment for the development of the
property. Chairperson Hooper explicitly noted that the Planning Commission
lacks the authority to approve a consent judgment, as that power rests solely
with the City Council.

Ms. Roediger asked to confirm if the first motion had ever received a second,
prompting Mr. Dettloff and Chairperson Hooper to clarify that Mr. Dettloff had
made the motion and Mr. Hetrick had supported it. Acknowledging that the
procedural sequence had become tangled, Chairperson Hooper stated that to
correctly follow Robert's Rules of Order, they needed to recognize that the
original motion to postpone by Mr. Dettloff, supported by Mr. Hetrick, was the
active motion on the table.

Ms. Neubauer disputed the viability of the active motion, arguing that it could not
be legally made with its current phrasing. She stated that the panel needed to
either clean up the text or postpone the entire matter without attached
conditions, as she did not believe the Planning Commission possessed the
legal authority to impose conditions related to a consent judgment amendment.

Seeking a middle ground, Chairperson Hooper asked Mr. Dettloff and Mr.
Hetrick if they would be willing to modify their original motion to simply be a
motion to postpone to a future date, completely devoid of any conditions. Both
Mr. Dettloff and Mr. Hetrick agreed to the modification. Ms. Neubauer
acknowledged that the updated language was clear and stated that the body
should proceed directly to a vote. Chairperson Hooper then reopened the floor
for discussion on the revised motion.

During this final discussion, Ms. Neubauer directly addressed Mr. Kassab's
earlier comments regarding his lack of awareness about the legal hurdle. She
asserted that failing to identify the restrictions of the consent judgment was a
failure in the developer's due diligence, not the City's, emphasizing that the
Planning Commission was only provided with the document for the very first
time in their current meeting packets. She also clarified her previous statements
regarding the Fire Department, specifying that her feedback came from
personal conversations with individual firefighters rather than the official who
issues formal project approvals.

Additionally, Ms. Neubauer recalled that during the applicant’s prior appearance,
a single-family unit price of $3,000 had been mentioned. While she assumed
the lower rates presented earlier were an amendment to the application, she
warned the panel that nothing legally binds the developer to those lower
numbers, meaning they could still ultimately charge $3,000. Finally, she
challenged Mr. Struzik’s earlier training points regarding zoning variances,
clarifying that variances are legally permissible only when a hardship is not
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self-created. She argued that the hardship in this case is entirely self-created
because the developer simply does not want to construct an office building on
land specifically zoned for office use.

Following her remarks, Chairperson Hooper summarized that the active motion
on the table was the modified motion by Mr. Dettloff, supported by Mr. Hetrick,
to postpone the development as proposed. After confirming that the panel
members were perfectly clear on the item, he called for a roll-call vote, noting
that a "yes" vote would be in support of the postponement.

Ms. MacDonald conducted the roll-call vote on the motion to postpone the
development to a future date. When completed, Chairperson Hooper
announced that the motion passed with a 7-2 vote, meaning the development
would be officially postponed to a future date pending the outcome of
discussions involving the City Attorney and City Council. He informed the
audience that anyone who had submitted a comment card during the meeting
would be formally notified in the future if and when the project returns to the
Planning Commission. Chairperson Hooper then called for a 10-minute recess.

A motion was made by Dettloff, seconded by Hetrick, that this matter be
Postponed. The motion carried by the following vote:

Aye 6- Denstaedt, Hooper, Struzik, Hetrick, Dettloff and Gallina
Nay 2- Brnabic and Neubauer
Excused 1- Weaver

Resolved, that the Rochester Hills Planning Commission POSTPONES the Request for
Recommendation for Preliminary Planned Unit Development and Site Plan - File No.
PPUD2025-0001 Penelope's Place to a future meeting date.

2026-0241 Request for Tree Removal Permit approval - File No. PTP2026-0001 - to
remove 110 regulated trees and 5 specimen trees with 159 replacement trees
required, for Penelope Place Apartments, a proposed development of two
three-story apartment buildings, each with twenty-nine units, on approximately 4
acres of land, located at Parcels 15-30-302-034 and -036, on the southeast side
of Adams Rd. and north of Auburn rd., zoned O Office Business District and
subject to a consent judgment; Ziad Kassab, Penelope's Place LLC, Applicant

See discussion under Legislative File 2026-0240.

A motion was made by Dettloff, seconded by Hetrick, that this matter be
Postponed. The motion carried by the following vote:

Aye 6- Denstaedt, Hooper, Struzik, Hetrick, Dettloff and Gallina
Nay 2- Brnabic and Neubauer
Excused 1- Weaver

Resolved, that the Rochester Hills Planning Commission POSTPONES the Request for
Tree Removal Permit - File No. PTP2026-0001 Penelope's Place to a future meeting date.

DISCUSSION
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2026-0245

Data Center Ordinance Discussion Draft #2

(Memo McLeod 05-13-26, Draft Ordinance 05-13-26, Draft Ordinance 03-19-26,
Temporary Data Center Moratorium 02-11-26, Draft PC Minutes 04-21-26, City
Council Synopsis 03-09-26 and 02-23-26, Joint PC-CC Minutes 02-02-26, PC
Minutes 12-09-25, and Public comment had been placed on file and by
reference became a part of the record hereof.)

Chairperson Hooper called the meeting back to order and introduced the
discussion on a potential draft data center ordinance. He addressed widespread
public discussion and speculation on the internet, clarifying directly that there
was absolutely no proposed data center development before the City, nor was
any such project being contemplated or considered for Rochester Hills.

He explained that the City Council had proactively enacted a six-month
moratorium to stay ahead of the curve, observing how other communities were
handling potential data center reviews. Chairperson Hooper stated that the
ongoing administrative effort over the past few months was strictly an exercise
to draft preventative regulations for the highly unlikely scenario that a data
center developer ever approaches the City in the future.

Chairperson Hooper then asked Mr. McLeod if he had any opening statements.
He also requested that any attendees who wished to speak but had not yet
submitted a public comment card do so immediately, noting that a significant
number of cards had already been received and public comment would take a
couple of hours to process.

Mr. McLeod echoed Chairperson Hooper's comments, confirming that there
was no imminent threat of a data center development. He explained that
because data centers are considered a legitimate land use within the State, the
City is legally required to provide reasonable zoning provisions for them. By
taking a proactive approach, the City aims to establish as many regulatory
safeguards as possible to avoid being caught flat-footed. He noted that a data
center development is highly unlikely to occur due to the City's limited land
availability, the current status of the power grid, and utility infrastructure
constraints.

Mr. McLeod outlined the legislative process for the draft provisions under the
City Council's active moratorium. First, the Planning Commission reviews and
discusses the draft provisions until a final version is settled upon. A formal
public hearing will then be scheduled in the future to officially receive public
testimony. Following that, the Commission will forward a recommendation to the
City Council, which will hold two separate meetings consisting of a first and
second reading before the ordinance officially takes effect.

He explained that the draft ordinance categorizes data centers into two distinct
types.

Large-Scale Data Centers: These are the massive facilities frequently featured
in national news that require hundreds of acres and consume vast amounts of
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water and energy. Under the draft ordinance, these facilities would be strictly
relegated to the Industrial district. They would require a minimum lot size of 10
acres and would be classified as a conditional use, giving the City discretionary
review authority subject to a multitude of protective regulations covering
environmental and utility impacts.

Ancillary Data Centers: These are smaller, secondary facilities intended strictly
to support the existing local business environment, particularly research,
technology, and robotics companies that rely heavily on data and intelligence.
They would be permitted as an accessory use to allow firms to function
efficiently, rather than for broader commercial representation. While this opens
up eligibility to the EC (Employment Center) district, the ordinance enforces
significant setback requirements from all residential properties, drastically
limiting the number of eligible parcels.

Mr. McLeod pointed out on a displayed zoning map that Rochester Hills
possesses very little purely industrial land, noting the primary zones are located
along the north side of Hamlin Road west of Dequindre Road near the landfill
area, around Crooks Road and M-59, and near Adams Road and M-59. He
suggested that the panel proceed directly to public comment before addressing
specific questions from the Commission.

Chairperson Hooper opened the floor for public comment, reiterating that no
data center developments were under proposal or active consideration by the
City of Rochester Hills. He noted that approximately 25 comment cards had
been received, officially marking this as the final opportunity for attendees to
submit a card, and set a three-minute time limit per speaker.

Magdalene Rose - 402 Timberlia Drive, Rochester Hills - emphasized that water
is an essential life resource and shared the personal impact of past water
access challenges and recent local boil-water advisories. She noted that even
smaller-scale data centers can consume up to 300,000 gallons of water daily
through evaporative cooling, which can severely impact municipal water
pressure. Ms. Rose questioned how the City plans to prepare for the massive
infrastructure strain caused by such intensive water usage, asking if the City is
prepared to establish water distribution centers or reimburse citizens for
associated utility fees. Furthermore, she expressed concerns regarding the
broader economic and employment impacts of artificial intelligence on everyday
and creative workers. Referencing active data center developments in Saline,
Michigan, she highlighted reports of local property damage and vandalism,
asking if Rochester Hills is prepared to handle similar community backlash.

She thanked the panel for clarifying that no data center is currently proposed
and urged the Planning Commission to reject any future applications to protect
the community’s clean water supply.

Carlos Pizano - Washington Township, Michigan - informed the Planning
Commission that on November 13, 2025, real estate developer Prologis had
submitted a rezoning application to construct a 312-acre technical campus and
data center on the south side of 32 Mile Road, between M-53 and Powell Road.
He stated that members of his community have worked diligently to protect the
Township by packing local board and planning meetings to demand
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accountability from their officials. Mr. Pizano announced that Prologis had
officially withdrawn its application earlier that day, electing to wait until
Washington Township completes its own regulatory framework. He emphasized
that the broader effort is not over and stressed the importance of neighboring
municipalities showing solidarity to protect the state and the Great Lakes.

Mr. Pizano shared several specific recommendations for the Planning
Commission to consider while drafting the Rochester Hills data center
ordinance. Regarding acoustic studies, he suggested that the City explicitly
mandate which specific independent institutions are authorized to perform the
required 3D acoustic studies, warning that developers possess the financial
resources to hire firms that will simply sign off on favorable results. For baseline
noise levels, he recommended requiring a consecutive 72-hour baseline noise
study that must be conducted during normal peak seasonal days, rather than
allowing developers to measure ambient noise during quiet winter weekends
when baseline levels are artificially low. On compliance enforcement, he advised
the City to strictly define compliance penalties and avoid leaving terms open to
renegotiation if a facility violates noise thresholds, urging the panel to make the
rules as restrictive as possible. Finally, he flagged a lack of concrete penalties
regarding municipal water draw and wastewater discharge, noting the current
draft only requires a plan review. He urged the Planning Commission to
implement a strict "no discharge"” mandate within the ordinance text to protect
the local water infrastructure.

Noel Chan - 2130 Reagan Dr., Rochester Hills - thanked the panel for clarifying
that no data centers are currently proposed in the City, but expressed her
strong opposition to ever allowing them. She urged the community to act as
responsible environmental stewards for the Clinton River Watershed, citing
recent public health data highlighting the detrimental impacts of data
infrastructure. Ms. Chan noted that data center equipment can emit up to 96
decibels of noise pollution, which exceeds the safe threshold of 85 decibels and
is louder than a typical subway station. She also raised concerns regarding air
pollution from fine particulate matter released by backup generators and
supporting fossil-fueled power plants, referencing a predictive modeling study
that indicates U.S. data center emissions could contribute to nearly 1,300
premature deaths annually and more than $20 billion in healthcare burdens by
2030 due to respiratory and cardiovascular illnesses. Furthermore, Ms. Chan
highlighted the heavy natural resource demands of these facilities, stating that
hyperscale data centers consume an average of five to seven million gallons of
water daily. She warned that the resulting heat and water pollution threaten native
wildlife species and accelerate the spread of disease, while compounding the
types of local utility anxieties recently highlighted by the City's water main break.
Acknowledging that many modern conveniences carry environmental
drawbacks, she emphasized that Rochester Hills is in a unique position to use
existing industry data proactively to safeguard its residents. She questioned
whether escalating energy grids, skyrocketing utility bills, and severe public
health risks are a justifiable price to pay for automated tech conveniences like
auto-generated emails or novelty artificial intelligence videos, concluding that
local residents are closely watching the panel's actions.

Troy Butzin - 1870 Campus Court, Rochester Hills - shared his perspective
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based on his seven and a half years of professional experience in the
technology sector. He noted that even smaller, ancillary-scale data centers
present severe environmental and infrastructure drawbacks that are
fundamentally identical to those of large-scale facilities. He highlighted that such
data centers would place a massive strain on the local power grid, warning that
while utility companies like DTE Energy routinely spike electrical rates, the
immense energy demands of these operations would make utility costs
substantially worse for average residential consumers.

Mr. Butzin stated that one of the primary reasons he and his wife choose to live
in Rochester Hills is the abundance of local wildlife, noting he regularly observes
turkeys, deer, skunks, raccoons, opossums, and groundhogs in his own
backyard. He voiced concern that the severe noise pollution generated by data
infrastructure would disrupt these natural habitats and drive wildlife away,
diminishing the community's natural environment for future generations. He
argued that municipal leaders currently lack sufficient data regarding the
long-term environmental consequences of data infrastructure, warning against
making a rash decision that could negatively impact the City 10 to 15 years
down the line. Drawing from his technical background, Mr. Butzin dismissed the
general utility of modern artificial intelligence, describing it as operating on a
"garbage in, garbage out" principle where widespread misuse outweighs its
practical benefits. He urged the Planning Commission to craft extremely strict,
airtight ordinance language that leaves no room for developers to exploit
loopholes, stating that his ultimate preference would be to bar data centers from
the City entirely.

Dennis Talluto - 2769 Rhineberry Rd., Rochester Hills - said that he is a 35-year
resident of Rochester Hills whose children and grandchildren were raised in the
community, and he shared an alternative viewpoint on the data center
discussion based on his 45 years of professional experience in the information
technology sector. He noted that public concerns are heavily driven by an
intense media hype cycle, comparing the current narrative surrounding data
centers and artificial intelligence to previous speculative investment cycles
involving electric vehicles and battery plants. He warned that some market
analysts predict a massive economic contraction if data center investments fail
to deliver business utility before capital resources run out.

To contextualize local data infrastructure, Mr. Talluto cited a real-world example
on West Entrance Drive in neighboring Auburn Hills, where Electronic Data
Systems (EDS) successfully constructed two 75,000-square-foot data centers
on two separate nine-acre parcels, operating safely at a standard capacity of
four megawatts. He stated that while land use regulations are appropriate, the
public narrative surrounding data center water usage is significantly overhyped.
He explained that large-scale, water-intensive developers looking at the west
side of the state or areas near Saline are specifically seeking hundreds of
thousands of acres of virgin, clear-cut land, which does not reflect the land
dynamics of Rochester Hills. Mr. Talluto applauded the Planning Commission
for starting the proactive zoning review, noted he had reached out to Mayor
Bryan Barnett and members of the City Council to offer his technical consulting
services pro bono, and reiterated his availability to help the City navigate
complex technical policies.
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Taara Donley (no address provided) - stated that this was her first time
attending a Planning Commission meeting, thanking the panel members for
their time and applauding the City Council for proactively implementing the
temporary moratorium. She noted that under the Michigan Zoning Enabling Act,
municipalities are legally prohibited from implementing outright bans on data
centers, meaning the City is highly restricted in the absolute actions it can take.
Because the active moratorium is slated to expire in September, Ms. Donley
inquired whether the City intends to extend it further once the deadline
approaches. She supported the ongoing efforts to adjust City ordinances to
implement hard caps on megawatt capacity and water usage.

Speaking from her professional background as a chemical engineer, Ms.
Donley challenged the notion of low-impact facilities. She explained that a
perfectly closed-loop system does not exist in reality; leaks inevitably occur,
necessitating the safe treatment and purging of cooling chemicals that could
otherwise contaminate the groundwater. She stressed that groundwater
contamination is a severe hazard for the numerous Rochester Hills residents
who rely exclusively on well water. Additionally, Ms. Donley informed the
audience that while Rochester Hills does not have an active proposal, Oakland
University is exploring a 26-megawatt public-private data center proposal on its
campus. She noted that because state universities are exempt from local
zoning, the project is moving forward independently, and she urged concerned
residents to attend the upcoming Oakland University Board of Trustees meeting
on Friday, June 26th at 10:00 AM to voice their concerns before a formal vote
occurs. Chairperson Hooper confirmed that the university meeting was
scheduled for June 26th, correcting a brief mention of October. Ms. Donley
concluded by thanking the Commission for the information and their time.

Holli Munro - 110 Longford Dr., Rochester Hills - admitted she was unaware that
there was no active data center proposal before the City and apologized if her
prepared wording seemed mismatched. She expanded upon previous resource
concerns by highlighting hidden environmental hazards associated with data
infrastructure, noting that the massive heat generated by servers can create a
regional data center heat island effect that elevates immediate local
temperatures by as much as 35.6°F. She warned that this artificial temperature
spike would disproportionately harm vulnerable demographics, such as children
and the elderly, while driving up home cooling costs for all surrounding
residents. Furthermore, Ms. Munro noted that security floodlights operating
around the clock would produce light pollution, disrupting neighborhood sleep
cycles and distressing local vegetation and wildlife.

Ms. Munro highlighted significant chemical risks, citing data from the
Environmental and Energy Study Institute indicating that specialized cooling
fluids and fire suppression foams utilized by data centers contain toxic PFAS
forever chemicals. Because these substances resist natural breakdown, she
warned they pose severe long-term cancer and immune system risks,
accumulate permanently in local soil and water tables from even microscopic
leaks, and leave a legacy of electronic waste and toxic burdens in local landfills.
She also cautioned that around-the-clock fuel deliveries and heavy equipment
operations would trigger a notable uptick in commercial truck traffic at nearby
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intersections.

Regarding noise pollution, Ms. Munro described the persistent, low-frequency
hum generated by server cooling systems and cooling towers, noting that its
multi-frequency nature makes it incredibly difficult to block or mitigate. She
shared a real-world example from Chandler, Arizona, where residents blocks
away from a facility reported suffering from chronic stress, elevated blood
pressure, and sleep disruption due to an inescapable, structural vibration that
could not be blocked even with industrial earplugs. Finally, she challenged the
economic promises of the technology sector, noting that while massive projects
claim to generate thousands of jobs during their initial construction phases,
permanent staffing is minimal. She cited the Switch advanced technology data
center near Grand Rapids as a cautionary example, stating that the company
initially promised 1,000 jobs on paper but left only 26 direct positions remaining
years later. She urged the panel to protect the City from these combined
hazards and thanked them for their consideration.

Pamela Wallace - 168 Cloverport, Rochester Hills - introduced herself as a
58-year-old resident of Rochester Hills and an expert in environmental health
education and policymaking. Speaking from both her personal and professional
background, she explained that she has collaborated with prominent technical,
engineering, scientific, and legal entities globally to address the complex
community balancing act required by evolving technological infrastructures. Ms.
Wallace emphasized that the current unprecedented proliferation of data
infrastructure across the state and country represents a highly accelerated
friction point between powerful economic drivers and fundamental community
stability, outpacing the public's ability to stay informed or implement sound
governance.To illustrate these emerging risks, Ms. Wallace highlighted
mounting documentation concerning biological health hazards, including rare
cancer clusters, respiratory illnesses, and cardiovascular diseases associated
with data center corridors. She specifically noted that the North American
Electric Reliability Corporation (NERC) had just issued a rare, high-level
operational alert in response to massive, sudden power oscillations and abrupt
computational load drops that threatened to destabilize regional bulk power
grids. She praised the 51 cities and townships throughout Michigan that have
already enacted temporary bans or moratoria, noting that active legislative
discussions are intensifying at both the state and federal levels. Ms. Wallace
affirmed the Planning Commission's legal right to strictly regulate these
developments, particularly regarding geographic placement, stringent noise
controls, and multi-frequency sound thresholds. She introduced a new concern
regarding facility abandonment and technical lifecycle management, pointing out
that data centers require core hardware and cooling infrastructure upgrades
every two to five years. She questioned whether future modifications would
require developers to return for public Planning Commission reviews or if they
could alter equipment independently, which could retroactively worsen local
sound or light impacts. She concluded by invoking a statement from former City
Council President Ryan Deal, who noted that Rochester Hills does not need to
be everything to everyone, including heavy industry. She urged the
Commission to implement the strictest possible ordinance provisions to shield
the community.
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Andrew Krupp - 168 Cloverport, Rochester Hills - noted that while major
technology conglomerates pitch data warehouses as cloud facilities essential to
future progress, their primary commercial objective is to collect, store, and
process massive volumes of personal digital data to track locations, purchases,
and personal habits for corporate monetization. He argued that turning
residential communities into industrial factory sprawl is not necessary for
innovation. While acknowledging that landowners possess development rights,
Mr. Krupp emphasized that the City holds the authority to implement highly
aggressive regulations. He urged the Planning Commission to adopt extremely
strict setback boundaries to isolate these facilities from residential
neighborhoods, even if they are situated inside designated industrial corridors.
Furthermore, he suggested enacting rigid spatial restrictions by enforcing hard
caps on building height and maximum square footage. Mr. Krupp concluded by
recommending that the final ordinance text require developers to submit
comprehensive environmental impact assessments guaranteeing that their
projects will not deplete local natural resources or trigger grid destabilization,
asserting that big tech corporations should not profit at the expense of quiet
neighborhoods, local power grids, and community health.

Bernadette Walli (no address provided) - thanked the Commission for their time
and careful deliberation on the matter. She challenged the underlying
administrative assumption that an outright ban on data centers is legally
impossible due to exclusionary zoning restrictions. Referencing the specific
language of the Michigan Zoning Enabling Act, Ms. Walli argued that the
statutory prohibition against exclusionary zoning applies only in the presence of
a demonstrated public need for that specific land use within either the local
municipality or the surrounding region. She asserted that a colorable legal
argument can be made that there is no demonstrated public need for data
center infrastructure within Rochester Hills. Additionally, Ms. Walli highlighted
the statutory exception allowing a municipality to exclude a land use if no
appropriate location exists within its boundaries. She argued that Rochester
Hills lacks an appropriate location for such developments, noting that the
primary industrial site discussed by staff already houses a municipal landfill.
She cautioned that placing high-impact data infrastructure there could trigger
unforeseen environmental complications and leave the City without a viable
location for future landfill expansion. She suggested that the recent water main
break, regional electrical vulnerabilities, and the City’s high population density
provide ample empirical evidence to support a total ban, urging the Commission
to pressure-test this option with the City Council or an external law firm.Ms.
Walli concluded by stating that if a total ban is deemed legally unfeasible, the
City Council should enact a much longer moratorium to provide adequate time
to consult outside experts and properly evaluate the highly nuanced risks. She
also recommended that the draft ordinance expand beyond individual developer
requirements to specify which municipal or regulatory body will be responsible
for conducting cumulative regional impact assessments if multiple data facilities
cluster in the area.

Carol Morlan - 2761 Rhineberry Drive, Rochester Hills - thanked the panel
members for their time and dedicated service on the Planning Commission,
acknowledging that the role demands an immense amount of work. Speaking
from her perspective as both a local resident and a former Rochester Hills City
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Council member, she commended the Commission for taking a proactive
leadership position on the issue by mapping out defensive regulatory policies
before an active project emerges. She emphasized that the technical and
environmental nuances surrounding data infrastructure represent a highly
complex issue with a vast influx of competing information. Noting that the
community is placing a high degree of trust in its local officials to get the
regulations right, Ms. Morlan strongly urged the Planning Commission to
recommend an extension of the temporary moratorium to ensure that City
Council, municipal staff, and the panel have adequate time to fully educate
themselves, maximize protections, and establish the highest standard of zoning
safeguards for the residents.

Jo Soko - 751 Ironwood Drive, Rochester - introduced herself as a
cybersecurity professional who holds a Security+ certification and is actively
pursuing advanced technology credentials. Drawing from her background in the
technology sector, she validated previous comments regarding the severe
infrastructure complexities and financial volatility of the modern artificial
intelligence market, noting that the industry is operating under an intense
investment bubble. She emphasized that municipal leaders must focus heavily
on community health and resource protection when evaluating data utilities.

To quantify the regional threat to water infrastructure, Ms. Soko cited a research
study published by the Houston Advanced Research Center and featured in
Fortune magazine, which calculated that data centers are projected to consume
49 billion gallons of water annually, with that figure modeled to escalate to as
much as 399 billion gallons by 2030. She warned that communities across the
nation forced to host these facilities have suffered from severe water pressure
drops, sediment contamination in municipal water mains, lack of transparency
from developers, and doubled utility pricing. She argued that Michigan residents
are already struggling with inflationary costs and should not be subjected to
skyrocketing public utility bills driven by commercial server demand. Ms. Soko
pointed out that Michigan’s existing data infrastructure is fully capable of
supporting the state's technological needs for the foreseeable future, noting that
the state already houses 75 operational data centers, 33 of which are
concentrated right in the metropolitan Detroit area. She implored the Planning
Commission to recommend extending the data center moratorium into
mid-2027 or beyond to guarantee that the City has adequate time to
communicate with expert stakeholders and draft a highly responsible, protective
ordinance.

Rhonda Yates - 57 Texas Avenue, Rochester Hills - noted that both the data
center ordinance and the preceding multi-family apartment proposal had
successfully engaged the community's younger demographic. As a regular
attendee of Planning Commission meetings, she observed that seeing young
people fill the chamber is a rare occurrence and underscores how deeply these
developmental policies resonate with local families. Ms. Yates echoed the
recommendations of former Councilwoman Morlan, imploring the Commission
to extend the active moratorium to buy more time for comprehensive
evaluation. She stated that the long-term biological, environmental, and mental
health implications of even small, ancillary data facilities remain completely
unquantified. Furthermore, she criticized the lack of regulatory oversight by
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state and federal governments regarding how artificial intelligence entities
capture and manipulate personal consumer data. Ms. Yates shared that in her
professional role as a linguistics instructor at Oakland University, her students
routinely voice their intense dislike for artificial intelligence tools rather than
actively pursuing them. She concluded that the evening's testimony
demonstrated a clear, unified mandate from residents against hosting data
infrastructure, urging the panel to maximize the moratorium extension and
implement rules so restrictive that developers will bypass the City entirely.

Erin Pruitt - 2541 John R Rd., Rochester Hills - cited Article 1, Section 1 of the
Michigan State Constitution, which establishes that all political power is inherent
in the people and that government is instituted for their equal benefit, security,
and protection. She said that the residents of Rochester Hills were exercising
this constitutional right by explicitly instructing their local officials to use their
municipal authority to ensure the security and protection of the community
where data centers are concerned. Ms. Pruitt explained that data center
infrastructure introduces an array of severe, long-term human health risks that
have not yet been fully studied or transparently presented to the public. She
emphasized that Rochester Hills is far too densely populated to avoid the direct
physical and environmental effects of industrial server facilities. Ms. Pruitt
warned that when surrounding neighborhoods inevitably suffer from the resulting
air, noise, and environmental pollutants, residents will be forced to abandon their
homes, causing local property values to become worthless because no one will
choose to move to a city hosting a data center. She told the commissioners that
they have a defining opportunity to place themselves on the right side of history
by choosing to protect the people over industrial interests. She challenged the
commissioners to consider the historical legacy they will leave behind,
questioning whether they would be remembered as community heroes or as
officials who were bought off by tax incentives. Demanding that local leaders put
the well-being of people ahead of corporate profit, Ms. Pruitt concluded by
stating that the community wants an absolute rejection of data infrastructure
rather than just temporary moratoriums, explicitly declaring a stance of "no
moratoriums, no data centers."

Werner Gottschalk - 2726 Midvale Dr., Rochester Hills - noted that because the
preceding speakers had already thoroughly covered the primary environmental
and infrastructure arguments, he would keep his remarks concise. He stated
that he is counting on the Planning Commission to handle the issue in a
balanced manner that serves the best interests of the community so that
everyone comes out a winner at the end of the legislative process. While
acknowledging that a certain level of data infrastructure is necessary to sustain
modern technical systems, Mr. Gottschalk questioned the overarching public
need for these facilities given the current, intense media and investment hype
cycle. He made a clear distinction between scales of development, arguing that
the massive, hyperscale operations, rather than smaller local uses, are the
ones generating severe, documented problems for host communities. He urged
the Planning Commission to recommend an extension of the temporary
moratorium to allow municipal leaders to finalize a robust, protective policy that
all Rochester Hills residents can live with.

Scot Beaton - 655 Bolinger St., Rochester Hills - addressed the Commission by
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pointing out that Rochester Hills has successfully maintained an active
moratorium on marijuana for over three years. He argued that because the City
can freeze that land use for three years, it can do the same for data centers. He
then transitioned to the topic of consent judgments, noting that a major
conversation regarding these legal agreements had taken place earlier. He
highlighted a significant, 30-year-old consent judgment attached to the corridor
extending from Hamlin Road and Adams Road down to M-59.

Chairperson Hooper interjected to ask what a consent judgment had to do with
data centers.

Mr. Beaton clarified his point, explaining that if the final ordinance language fails
to account for historic legal agreements, a developer could exploit the loophole.
Specifically, they could take a parcel governed by an old consent judgment,
such as one originally authorizing a 10-story hotel at that corner, and demand to
build a data center in its place instead.

Additionally, Mr. Beaton highlighted regional land vulnerabilities, pointing to the
SOCRRA compost site located north of School Road by Dequindre Road. He
noted that the site composts leaves and grass clippings and generates a strong
odor in the summertime, identifying it as a gigantic tract of land where a data
center could be built. He observed that while Rochester Hills is technically
built-out, it contains multiple landfill sites, and the City has secured significant
money to clean up these properties. He strongly cautioned against a scenario
where public funds are spent cleaning up an old landfill site, only for a developer
to come back down the road wanting to build a data center. He urged the
Commission to insert a simple requirement into the ordinance explicitly stating
that data centers cannot be built on existing or pre-existing landfill sites.

Lisa Winarski - 194 Bedlington, Rochester Hills - expressed confusion
regarding the panel's earlier assertions that no data center projects were under
consideration. She stated that discussions have already taken place concerning
data center placement at School Road and Dequindre Road. She noted that an
active Michigan Department of Environment, Great Lakes, and Energy (EGLE)
project is underway in that area, pointing out that the purple-shaded zones on
the displayed zoning map are concentrated in a single sector, which presents a
significant health concern for neighboring communities. Accusing local officials
of a lack of transparency, Ms. Winarski reported that water testing had been
conducted at the site a week and a half prior, DTE Energy is currently
expanding its nearby power plant, and a large drain pipe was recently installed to
support local infrastructure. Furthermore, she stated that the City's Capital
Improvement Plan (CIP) contains a $198 million capital plan allocation intended
to support data centers and related municipal infrastructure. Speaking as a
medical and research professional with over 25 years of experience, Ms.
Winarski warned against the health risks of building data infrastructure on top of
a landfill. She referenced a past methane gas explosion that occurred at the
School Road landfill, arguing that compounding existing methane hazards with
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the air pollution generated by data centers is a dangerous combination. She
concluded by requesting that the City Council extend the temporary moratorium
indefinitely, asserting that the draft ordinance provisions currently under review
are far too basic and minimal to protect residents.

Chairperson Hooper responded to the testimony, noting that the School Road
property continued to be mentioned. He stated that he was not aware of any
development proposal whatsoever coming before the Planning Commission,
and indicated that Ms. Roediger was similarly unaware of any such project.

Ms. Roediger directly addressed the speaker's comments to clarify the nature
of the active infrastructure work. She explained that the city had received an
environmental grant from the Michigan Department of Environment, Great
Lakes, and Energy (EGLE) to conduct essential remediation and environmental
assessments on the city-owned landfills at Hamlin Road and School Road. She
confirmed that technicians were out in the field testing water exclusively for this
remediation project, and that City staff are actively working with individual
property owners to complete these safety assessments.

Ms. Roediger stated that the Planning Department has had absolutely zero
discussions regarding a data center development on those properties or any
other parcel within the City of Rochester Hills. She concluded by stating that she
took offense to the insinuation that city staff were being untruthful or hiding
information from the public, reiterating that no data center projects have been
proposed or discussed internally.

Chairperson Hooper called upon the next scheduled speakers, Leah Whetstone
and Linda Whetstone. He noted that Leah Whetstone had left the meeting.

Linda Whetstone - 6687 Wellsdale Ct. Washington Township - shared her
ongoing experience attending municipal meetings to draft restrictive zoning
rules in her own community. While confirming that the developer in her township
had recently paused its application, she emphasized that the regulatory battle is
far from over. She commended the Planning Commission for enacting a
proactive moratorium and urged local officials to exercise their municipal
authority to craft regulations that prioritize the community over corporate
interests. Ms. Whetstone targeted the concept of closed-loop water cooling
systems, labeling them a farce. She explained that these systems are highly
prone to pipeline blowouts that release hazardous technical chemicals, which
cannot be filtered out by standard water treatment facilities. Additionally, she
shared a recent news item regarding Lake Tahoe, claiming that a power
company had just notified 49,000 residents, thousands of businesses, and a
major tourism sector that all regional electricity would be redirected exclusively
to feed incoming data centers. She warned that local utility providers like DTE
Energy could enact similar energy deflections if data infrastructure is left
unchecked. Stating that modern data campuses represent a completely new,
high-impact threat that cannot be compared to historic technical facilities, she
urged the panel to slow down and conduct exhaustive research.

Chairperson Hooper officially closed the public comment portion of the meeting.
He noted that in addition to the evening's live testimony, the City had received

Page 36



Planning Commission

Minutes May 19, 2026

approximately 39 public emails regarding the data center ordinance. He
confirmed that all received emails had been posted to the municipal website and
were officially entered into the public record.

Addressing the audience's feedback, Chairperson Hooper acknowledged that
while various environmental and utility impacts were raised, the most
predominant request from the public was to extend the temporary moratorium.
He clarified that the legal authority to extend or alter a moratorium rests solely
with the City Council. He explained that if the Planning Commission requires
additional time to properly vet and draft the text as the ordinance review process
moves forward, the City Council will make the ultimate determination on
extending the timeline.

Chairperson Hooper then transitioned the meeting to board deliberation and
called upon Mr. Struzik to open the discussion.

Mr. Struzik opened the discussion by noting that the draft ordinance before
them introduces heightened regulations on data centers to provide extensive
protections for nearby property owners, local water bodies, and subterranean
water tables. He pointed out that the current draft explicitly prohibits evaporative
cooling systems, which addresses a major concern raised during public
comment. Drawing from his 20 years of professional experience as an IT
industry worker, Mr. Struzik noted that he has never encountered an
evaporative cooling system in any data center he has worked in, adding that
Michigan’s climate is poorly suited for them anyway. He explained that while
banning evaporative cooling protects local water resources, the technical
trade-off is an increase in electrical consumption because facilities must run
heavy condensers instead.

Mr. Struzik expressed his overall support for the ordinance but emphasized the
need to protect existing and future local employment. He explained that many
businesses, such as office, industrial, or technology prototyping firms that
employ hundreds or thousands of people, utilize smaller-scale, ancillary data
operations on-site. He cautioned the panel to ensure that the final zoning
language does not inadvertently penalize these operations or discourage
employers who rely on smaller, secondary data storage to function.

Additionally, Mr. Struzik recommended specific text modifications to strengthen
the ordinance against potential requlatory loopholes. He referenced a recently
revised provision stating that a data center shall not be permitted to utilize well
water or draw water from a creek or river. He suggested broadening this
restriction to encompass all surface water to prevent developers from exploiting
semantic workarounds involving county drains, private lakes, or ponds. He
proposed alternative language stating that a data center shall not be permitted to
utilize well water or be permitted to draw water from a creek, river, pond, lake, or
any other surface-level body of water, leaving it to City staff to refine the final
legal phrasing.

Chairperson Hooper thanked Mr. Struzik and asked if he could pinpoint the
exact paragraph and section of the draft text containing that water provision. As
Mr. Struzik looked up the specific section, Chairperson Hooper called upon Ms.

Page 37



Planning Commission

Minutes May 19, 2026

Neubauer to share her comments.

Ms. Neubauer stated that based on the substantial amount of public feedback
received via email and during the evening's testimony, she did not feel
comfortable recommending the draft ordinance for final approval without further
research. She expressed her desire to make a formal motion recommending
that the City Council extend the temporary moratorium to grant the Planning
Commission additional time to investigate the matter thoroughly.

Addressing allegations made during public comment, Ms. Neubauer strongly
defended the transparency and integrity of staff members Chris McLeod, Sara
Roediger, and Jennifer MacDonald. She emphasized that the Planning
Department operates with the highest level of integrity and noted that the
Commission only knew to be proactive about data infrastructure because staff
brought the issue forward. She stated that the administrative goal is to establish
restrictive, fair zoning provisions that protect the community. Ms. Neubauer
noted that while panel members occasionally disagree on votes, they maintain
mutual respect and a shared commitment to the community.

Ms. Neubauer then made a formal motion to recommend that the City Council
extend the data center moratorium to allow for further research.

Chairperson Hooper asked if her motion should specify a time frame, such as
an additional six months. Ms. Neubauer replied that the specific duration should
be left to the discretion of the City Council based on research needs, noting she
could not establish a definitive deadline at that moment.

Chairperson Hooper noted the motion by Ms. Neubauer and a support of the
motion by Mr. Struzik to forward a recommendation to City Council to extend
the moratorium, confirming with Ms. Neubauer that the language of the
recommendation should be kept simple.

When Chairperson Hooper called for discussion on the active motion, Mr.
Struzik noted he had located the water provision section discussed earlier,
confirming it was under Section E1. Chairperson Hooper then called upon Mr.
Hetrick for further discussion on the active motion to extend the moratorium.
Mr. Hetrick clarified that his intended comments were meant for general board
deliberation rather than discussion on the active motion.

Chairperson Hooper asked if there was any further discussion on the motion
from the panel. Hearing none, he called for a roll call vote on Ms. Neubauer’s
motion to recommend that the City Council extend the data center moratorium.
The vote was passed unanimously.

A motion was made by Neubauer, seconded by Struzik, that the Planning
Commission recommends to City Council to extend the data center moratorium.
The motion carried by the following vote:

Aye 8- Brnabic, Denstaedt, Hooper, Neubauer, Struzik, Hetrick, Dettloff and
Gallina
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Excused 1- Weaver

Resolved, that the Rochester Hills Planning Commission hereby recommends to City
Council to extend the data center moratorium.

ANY OTHER BUSINESS

None.

NEXT MEETING DATE
June 16, 2026

ADJOURNMENT

Hearing no further business to come before the Planning Commission and upon
motion by Neubauer, seconded by Denstaedt, Chairperson Hooper adjourned
the Regular Meeting at 10:23 p.m.

Greg Hooper, Chairperson
Rochester Hills Planning Commission

Jennifer MacDonald, Recording Secretary
Rochester Hills Planning Department
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