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STATE OF MICHIGAN
COUNTY OF OAKLAND
CITY OF FARMINGTON HILLS

RESOLUTION REGARDING INCORPORATION OF THE CITY'S CORRIDOR IMPROVEMENT

AUTHORITY (CIA) 2013 GRAND RIVER CORRIDOR VISION PLAN
AND THE 2015 DEVELOPMENT AND TIF PLANS INTO THE CITY'S
MASTER PLAN FOR FUTURE LAND USE
AND
CONFIRMATION OF THE PLANNING COMMISSION'S FIVE-YEAR
REVIEW OF THE MASTER PLAN

RESOLUTION NO. _R-PC-1-17

At a regular meeting of the Planning Commission of the City of Farmington Hills, County of Oakland,
State of Michigan, held on the 17th day of August, 2017, at 7:30 p.m., with those present and absent

being,

PRESENT: Countegan, Brickner, Fleischhacker, Mantey, McRae, Orr, Stimson

ABSENT: Rae-O’Donnell, Schwartz

the following resolution was offered by Commissioner Barry Brickner and supported by Commissioner

James Orr:

WHEREAS,

WHEREAS,

WHEREAS,

WHEREAS,

WHEREAS,

The City of Farmington Hills in 2011 established its Grand River Corridor Improvement
Authority (CIA) and also entered into an Agreement to jointly and cooperatively work
with the City of Farmington’s CIA on plans to improve the Grand River Corridor area that
the two cities share; and

From 2011 through 2014, representatives of the two CIAs and their respective staffs and
consultants worked to prepare a Vision Plan which was approved by the Farmington Hills
City Council on September 9, 2013 and reviewed by the Planning Commission on October
17, 2013. Subsequently, the City Council formally adopted Development and Tax
Increment Financing (TIF) Plans for the City; and

In 2015, the City of Farmington Hills and the County of Oakland entered into a Tax
Sharing Agreement whereby the County agreed that certain of its ad valorem taxes
would be captured by the Farmington Hills CIA for its use in accordance with the
Development and Tax Increment Financing (TIF) Plans, that specifically incorporated the
2013 Vision Plan as part of the Development Plan; and

The Tax Sharing Agreement with the County specifically requires, at Paragraph 3(d), that
the “City of Farmington Hills will adopt/amend its Community Master Plan to accurate
incorporate the TIF Plan in conjunction with the next scheduled Community Master Plan
review;"” and

This requirement is also consistent with the requirement in the Corridor Improvement
Authority Act (Act 280 of 2005, at MCL 145.2875) that, in connection with its
Development Plan, a municipality is expected to “modify its master plan to provide for
walkable, non-motorized interconnections, including sidewalks and streetscapes
throughout the development area”; and



WHEREAS, the Farmington Hills Planning Commission met on August 17, 2017 to review the
contents of the Farmington Hills 2015 CIA Development and TIF Plans, as well as the
2013 Vision Plan; and

WHEREAS, the City has followed the process in the Planning Enabling Act, Act 33 of 2008, with
respect to amendment as set forth in MCL 125.3835 for adoption of a subplan; and

WHEREAS, the City has also, as required in MCL 125.3825(2), conducted the review of its Master
Plan to determine whether to commence additional amendments to the Master Plan or to
adopt a new Master Plan, and has determined not to conduct further amendments or to
begin the process for adopting a new Master Plan at this time.

NOW, THEREFORE, BE IT HEREBY RESOLVED that the City of Farmington Hills Planning Commission
resolves as follows:

1 The City of Farmington Hills 2015 Grand River Corridor Development and TIF Plans, as
prepared and approved by the City's Corridor Improvement Authority and City Council, and the 2013
Grand River Corridor Vision Plan are hereby made part of the City’s Master Plan for Future Land Use; and

2. Pursuant to MCL 125.3845(2), the Planning Commission has reviewed its 2009 Master
Plan for Future Land Use and has determined not to make any further additions, revisions, or
amendments thereto, or to begin the process of adopting a new Master Plan at this time.

AYES: Countegan, Brickner, Fleischhacker, Mantey, McRae, Orr, Stimson
NAYS: none

ABSENT: Rae-O'Donnell, Schwartz

ABSTENTIONS: none

RESOLUTION DECLARED ADOPTED.

STATE OF MICHIGAN )
)ss.
COUNTY OF OAKLAND )

I, the undersigned, the duly qualified and acting City Clerk of the City of Farmington Hills, County
of Qakland, State of Michigan, do hereby certified that the foregoing is a true and complete copy of a
resolution adopted by the Planning Commission of the City of Farmington Hills at a regular meeting held
on the 17th day of August, 2017, the original of which resolution is on file in my office.
IN WITNESS WHEREOF, I have hereunto/setf-'mjf' official signature, this 25577 day
of _AuGusT |, 2017. ¢
\

PAMELA B—SMITH, City Clerk
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History & Background of Land Use Planning

I ntroduction

Farmington Hills has evolved from a rapid growth community (1960-1995) to a
community focused on maintaining and preserving established residential areas
while encouraging redevelopment of economically challenged commercial areas.
The 1979 Master Plan focused on controlling and managing the growth that was
occurring, while the 1996 Master Plan touched on land use redevelopment and
introduced Special Planning Areas as a tool to guide future redevelopment within

identified areas.

The primary focus of this Master Plan is a continued effort to encourage
redevelopment within designated commercial areas together with a renewed effort
in preserving and enhancing existing residential neighborhoods. In order to assist

the City with this effort, two unigue studies were compl eted.

The first involved the establishment of the Redevelopment Committee by the City
Council on July 25, 2005. The committee’ s purpose included identifying properties
for further study and possible redevelopment. Their study was completed and

forwarded to the Council and Planning Commission in August of 2006.

The second involved the hiring of an outside consultant to provide a study making
recommendations for the future economic sustainability of Farmington Hills. This
study focused on three dimensions of sustainability — Financial, Social and

Environmental — and was presented to the City in November of 2006.

Purpose

The purpose of a master plan is to provide a long-range guide for land use

development and redevelopment which best reflects the goals of the community
4



and its residents while promoting the health, safety and welfare of the people both
living and working in Farmington Hills. The Master Plan accomplishes these goals
by:

Suggesting future land use patterns for major uses.
Indicating the intensity of development.
Indicating location of sites for future and existing public facilities.

Providing a guide for the location and capacity of roads, in terms of right-of-
way width and location.

Determining the residential holding capacity of the City.
e Analyzing the City’ s economic base.
e Providing for the redevelopment of areasin the City.

The function of the master plan in a legal and practical sense must also be clear.
The Master Plan for Future Land Use is developed to provide guidelines for
decisions on how land will be used. As such, the plan does not represent fina
decisions. The plan therefore must be flexible so that it can be changed when the
Planning Commission and the City Council determine the need for such change.
Change is necessary because the plan is based on present goals, knowledge and
technology. The master plan does not control the use of land and, therefore, should
not be confused with the Zoning Ordinance and map which does control the use of

land. The essential characteristics of the master plan are:

¢ A long-range, comprehensive and general guide for the development of land.

e A map of future land uses and the supporting documentation describing the
details.

e Theresult of an orderly process of survey and study of the basic planning
elements; land use, natural features, population and community facilities;
residential, recreation, commercial, office and industrial land needs;
thoroughfares and streets to provide for vehicular movement within and
through the City.

M aster Plan Goals

The Master Plan represents the foundation for the planning process within the City.

This foundation can be found within the following general planning goals:
5



e To create desirable residentia areasin the form of neighborhoods which are
served by quality schools and parks and are devoid of land uses which
negatively impact these neighborhoods.

e To preserve natural features of the land to every extent possible.

e Toprovidefor all uses of land necessary to serve the residents of the City.

e To promote the City’ s economic position by encouraging land uses which
will provide a sound tax base.

e To provide an adequate circulation system for the safe, efficient movement
of people and goods within and through the City.

e To provide a blueprint for the redevelopment of areas within the City.

e To accommodate new residential developments and the redevel opment of
older residential areas.

e To preserveidentified historically significant properties.

The above goals can be realized through the implementation of the plan into a
continuous action program for improvements and through sound zoning decisions

by the Planning Commission and City Council.

History of Planning

Those who have represented this community have aways had an interest in and
supported the land use planning of Farmington Hills. This began during township
days and has carried through to city-hood. This long history of planning has
provided a sound framework for development of the City. A critical component
guiding this future development was the Farmington Township 1971 Future Land
Use Plan. This plan, developed over a five-year period, served as the foundation
for the development experienced to date. Since the City’s incorporation in July of

1973, Farmington Hills has continued this tradition of planning.

e In 1975 the City’ s Planning Commission readopted the 1971 Future Land
Use Plan.



In December 1977 an economic analysis was completed to evaluate the

City’ s current and future tax base compared to governmental cost. Existing

and future land uses were examined.

In May of 1978 ageneral inventory of environmentally sensitive areas was

completed.

In October 1978 aresidential areas plan determined the residential capacities

of the City and the need for public facilities.

In August 1979 a Master Plan for Future Land Use was adopted by the

Planning Commission. Major components of this plan included:

— Population trends, e

— Natural features,

— Community and
School facilities,

— Thoroughfare plan.

In August 1981 and :

January 1982 commercial fin

land needs were examined. BB | Lt Use

Thefirst, acommercial

market analysis, deter-

mined the supportable
commercial floor areafor
the projected population.

The second, acommercia areas plan, provided specific locations where

commercial uses could be supported.

e |n March 1996 the Master Plan for Future Land use was adopted by the
Planning Commission. The City of Farmington Hills was 93 percent
developed at the time this plan was adopted. It was the first plan to have a
major focus on redevel opment within the city. Significant elements of the
plan included:

— Specia planning areas
— Residential densities
— Action planning

¢ |n 2002 the Planning Commission reviewed the existing Master Plan and

recommended no significant changes to the 1996 Master Plan.

3 sl P

Past planning efforts have played an important role in shaping the community and
the development of the 2008 Master Plan.



Planning Process

The Planning Commission initiated discussion for a comprehensive review of the
Master Plan for Future Land Use in May of 2006. As envisioned, the process
would take two years to complete. A notice to proceed was mailed to all required
parties on August 14, 2006. The process was divided into three essential stages:
background sessions; investigative and review sessions; and plan development and

finalization sessions.

The background sessions were conducted in the fall of 2006 till the spring of 2007
in an effort to acquaint the Planning Commission with the master planning process.
These sessions aso provided opportunity to review past planning efforts and to
review in detall the current land use status of the community. Every section of the
city was analyzed and specific parcels were identified for further investigation and
action. In addition the findings of the Redevelopment Committee and the

Sustainability report were examined.

The investigative and review sessions were conducted in the summer and fall of
2007. There were two major components to these sessions. The first could best be
described as an educational or fact finding component. The Planning Commission
invited members of the development community to provide input regarding all
aspects of development in Farmington Hills. The Commission also toured a mixed-
use development in a neighboring community. The second involved reviewing
designated parcels for potential change. These areas were broken down into two
categories, Special Residential Planning Areas and Non-residential Redevel opment
Aress.

In the Winter and Spring of 2008 the draft document was reviewed by the Planning

Commission. The Commission then deliberated on the changes to the Master Plan

8



map and text. The document was presented to the Council at a joint meeting on
March 6, 2008 to gain the input of the Council.

Significant Elements of the Plan

There are severa features to note in the plan. They include the following:

Special Residential Planning Areas:

Fifteen such areas within the community have been identified for special
consideration. For some, development and redevelopment alternatives have been
proposed. In others, special considerations or goals are set forth. These

alternatives provide a conceptual framework for future activity.

Non-Residential Redevelopment Areas:

The parcels considered within this category are primarily located along Orchard
Lake Road, 1-696, 1-275, Grand River Avenue and Eight Mile Road. These areas
have been divided into four major categories: Freeway Redevelopment, Mixed-Use
Developments, Business Redevelopment and Industrial Redevelopment. Each of
the areas within the specific categories contains goals and policies to encourage

redevelopment of the parcels.

Action Planning:

Within this section specific strategies are discussed in an effort to fulfill the goals
of the Master Plan. Zoning regulations, Planned Unit Development (PUD),
Overlay Zoning Districts, Mixed-Use Developments and the Capital |mprovement

Plan are important components of the master plan process.



Current Characteristics

Land Use

The land use layout of a city evolves over time from a series of both planned and
unplanned events. Farmington Hills has given forethought and coordination to
land use decisions since at least 1960 when the first neighborhood unit plan was
published for the township. Due to the planning that occurred at such an early
stage, development and land use patterns today are, for the most part, orderly.
However, some conflicts do exist. By mapping existing land use, the City is able
to identify conflicts and areas of under-utilized potential. Furthermore, the City is
able to chart its growth in certain areas to identify if development is indeed
proceeding according to plan. With this information, the City is better able to

formulate policies regarding future development that are meaningful and relevant.

Land Use 2007

Business &

Office 6% .
IRO and Industrial

4%

Utility & Quasi-
public 10%
Residential

5206 Public 5%

Golf Course 3%

Right-of-w ay
17%
Vacant
3%

The map titled Existing Land Use portrays the existing land use in the City based
on field work completed during the summer of 2007. The Existing Land Use 2007
Table, on the following page, provides a tabulation by category, of the acreage
occupied by the various uses. The pie graph above (Land Use 2007) provides a

simplified illustration of Existing Land Use 2007 Table. At present 52 percent of
10



the City’s land area is developed for residential purposes. The next largest land
use category is land devoted to use for street rights-of-way, which represent 17

percent of all land use.

Existing Land Use Subtotals Percent

2007 (acres) of total
Residential 11145 52.0%
Single-family 9211 42.9%
Single-family cluster 527 2.5%
Two-family 8 0.0%
Multiple-family 1359 6.3%
Mobile home 40 0.1%
Business 576 2.7%
Office 710 3.3%
IRO 258 1.2%
Industrial 644 3.0%
Utility 40 0.1%
Public 980 4.6%
Buildings 110 0.5%
Parks 405 1.9%
School-owned 465 2.2%
Quasi-public 2077 9.7%
Institutional 793 3.7%
Private Rec. 1284 6.0%
Golf Course 573 2.7%
Street R.O.W. 3740 17.4%
Total Developed 20743 96.7%
Vacant 703 3.3%
Total Land 21446 | 100.0%

Over time, the City has undergone many changes. The Land Use Comparison
table 1966-2007 on page 14, tracks land development trends. The most striking
change since 1966 is the reduction in vacant land. In 1966, there were 11,445
acres of vacant land. At that time, the City had not yet incorporated and lands in
the Villages of Quakertown and Wood Creek Farms were not included in the
survey. When Farmington Hills incorporated, the villages became part of the City,
increasing the City’s land area by 1,561 acres, or 9.3 percent. Even though the
City gained land area between 1966 and 1975 due to the consolidation, there was
still anet loss of 3,810 acres of vacant land. This loss of vacant land was due to the

rapid development of residential property during this time period.
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The period from 1976 to 1989 was the City’s fastest period of growth. The bar
chart below illustrates this quite effectively. The portion of the bar chart that
represents the period from 1976 to 1989 shows a very steep drop in vacant land;
steeper than the preceding or following periods.

Decline in Vacant Land, 1966 to 2007

0 1 ==

1966 1976 1989 1995 2007

From 1989 to 2007 the drop in vacant land was much less significant than
preceding periods. This was not due to a decline in demand for new development
in the City but was instead related to a shift from development on virgin land to
redevelopment and expansion of existing development. By 1989, most of the large
parcels having little or no environmental restrictions had been developed. Thus, in
recent years and in years to come, most of the development will be on parcels that
are smaller in area, have irregular shapes or other features that will require a more
sophisticated development plan, thus, the close attention given to the specia

planning areas.
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Land Use Y ear Change (acres)

Comparison 1966- 1976- 1989-
1966-2007 1966 1976 1989 1995 2007 76 89 95
Residential 4195| 770010289 | 10967 | 11145| 3505| 2589| 678| 178
Single-fami Iy1 4092 7202 8957 9561 9738 3110 1755 604 177
Multiple-fami Iy2 103 498 1332 1406 1407 395 834 74 1
Business 207| 355| 489| 509| 576| 148| 134| 20 67
Office 125| 550| 581| 710 125| 425| 31| 129
IRO 105| 212| 258 0| 105| 107 46
Industrial 136| 380| 602| 602| 644| 244 222 0 42
Utility 36 43 48 40 36 7 5 -8
Public 496| 637| 784| 987| 980| 141| 147| 203 -7
Buildings 15 27 56 89 110 12 29 33 21
Parks 5 9 248 401 405 4 239 153 4
School-owned 476 601 480 497 465 125 -121 17 -32
Quasi-public 567 | 932| 1731| 1786| 2077| 365| 799| 55| 291
I nstitutional 461 692 721 703 793 231 29 18 90
Private Rec. 106 240 1010 1083 1284 134 770 73 201
Golf Course 533| 533| 471| 471| 573 0| -62 0| 102
Street R.O.W. 2246 | 3068| 3717 | 3732| 3740| 822| 649| 15 8
Total Developed 8380 | 13766 | 18781 | 19895 | 20743| 5386| 5015| 1114| 848
\V acant 11445| 7635| 2606| 1492| 703| -3810| -5029|-1114| -789
Water 27 15 15 15 15| -12 0 0 0
Total Land 19855° | 21416 | 21402 | 21402 | 21446*

! Includes single-family cluster housing

2 Includes elderly housing and two-family dwellings

% Excluding Wood Creek Farms and Quakertown

* A change in research methods occurred between 1995 and 2007

The Land Use Comparison Table 1995-2007 on the following page provides a
comparison of land use since the last Master Plan update. The table provides a

summary of each land use category by area.

The largest increases since 1995 were in the categories of private recreation (201
acres), single family residential (177 acres), and office (129 acres). The most
popular single family development pattern has been open-space subdivisions and
cluster housing. These types of development include dedicated private recreation

13



land within each residential development; therefore an increase in single-family

residences usually includes an increase in private recreational land.

Land Use ] 1995 | 2007 | Change
Comparison acres | percent acres percent (acres)
Residential 10967 55.1 | 11145 53.7 178
Single-family* 9561 48.1 9738 46.9 177
Multiple-family? 1406 7.1 1407 6.8 1
Business 509 2.6 576 2.8 67
Office 581 2.9 710 3.4 129
IRO 212 11 258 1.2 46
Industrial 602 3.0 644 3.1 42
Utility 48 0.2 40 0.2 -8
Public 987 4.9 980 4.7 -7
Buildings 89 04 110 0.5 21
Parks 401 2.0 405 1.9 4
School-owned 497 2.5 465 2.2 -32
Quasi-public 1786 9.0 2077 10.0 291
Institutional 703 35 793 3.8 90
Private Rec. 1083 54 1284 6.2 201
Golf Course 471 24 573 2.8 102
ROW 3732 18.8 3740 18.0 8
Total Developed 19895 100% 20743° 100% 848
! Includes single-family cluster housing
? Includes elderly housing and two-family dwellings
® A change in research methods occurred between 1995 and 2007

Demoqgr aphics

This demographic analysis includes data compiled for the City of Farmington Hills
and the surrounding area, including Oakland County. Existing and developing
population trends are identified within the regional area that can help the City to
better prepare for future needs. Population growth trends - historic, current, and
future - help provide a snapshot of a community’s growth over time. The
information is useful background for making planning and policy decisions
regarding housing, infrastructure, and community facilities. These statistics can
also provide genera guidance in determining the need for land uses in the future

and, thereby will have an influence on the master planning process.
14



Population Trends

The table below provides a comparison of current and recent population growth of
the City of Farmington Hills with that of neighboring communities. The
population of the City grew by only 9.9% between 1990 and 2000. The total
increase was 7,459 people. This was small compared to the previous 30 years of
growth. The decrease in the rate can be attributed primarily to the fact that most
vacant residential land in the City was developed prior to 2000. The decrease in

the number of persons per household also has had some impact.

The data also illustrates the typical conditions of population growth, or lack of it,
in mature cities such as Farmington, Southfield and Livonia. Growth of the
“further-out” communities of Novi and West Bloomfield was still rapid, although
it began to decline in West Bloomfield.

Population Change by Percent 1960 to 2000

. Number of Persons
Community 1960 1970 1980 1990 2000
Farmington Hills* 26,692 | 48,694 58,056 74,652 82,111
Farmington 6,881 10,329 11,022 10,132 10,423
Livonia 66,702 110,109 104,814 100,443 100,545
Novi 6,390 9,668 22,525 30,843 47,459
Southfield 31,501 62,298 75,568 75,240 78,296
W. Bloomfield Twp. 14,994 28,563 41,692 54,180 64,804
Community Per cent Change
1960-1970 1970-1980 1980-1990 1990-2000

Farmington Hills* 82.4 19.2 28.6 9.9
Farmington 50.1 6.7 -8.1 2.8
Livonia 65.1 -4.8 -4.2 0.1
Novi 51.3 133.0 36.9 53.8
Southfield 97.8 21.3 -04 4.0
W. Bloomfield Twp. 90.5 46.0 30.0 19.6

SOURCE: 2000 U.S. Census
*Including Farmington Township and the Villages of Woodcreek and Quakertown in 1960 & 1970.
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Per sons Per Household

Nationwide average household size has declined over the past 30 years, from 3.1
people per household in 1970 to 2.6 people per household in 2000. According to
the U.S. Census Bureau, this represents a decline of one person for every two
households. This decline is caused by the many “baby boomers’ moving into
retirement age and becoming “empty nesters’. Also, many younger Americans
today are choosing to live alone longer and to delay marriage and family formation
until later in life. The decline in persons per household in Farmington Hills from
3.64 in 1970 to 2.41 in 2000 is more dramatic because of the fact that the City
(then township) was a rapidly growing single-family suburb and in 2000 the
average size was smaller because a greater proportion of the population were living
in multiple-family dwellings where the average family size is smaller in addition to

the above factors relating to the “aging process’ beginning in the City.

The table below, prepared by the Southeast Michigan Council of Governments,
should be viewed in tandem with the Council’s forecast of population growth
shown in the Population Forecast by Municipality table on page 18. Comparing
these tables illustrates how community population may increase while the number
of persons per household decreases. This may require a community to plan for
more housing to accommodate the new population than was needed in past
decades.

Regional Development Forecast — Persons per Household

Y ear Change 2000-2030

Household 2000 2010 2020 2030 Numeric Per cent
Oakland County 251 2.39 2.32 2.26 -0.25 -9.96
Farmington Hills 241 2.32 2.29 2.26 -0.15 -9.38
Farmington 2.13 2.07 2.07 2.10 -0.02 -1.40
Livonia 2.59 241 2.29 2.18 -0.4 -15.83
Novi 2.52 2.35 2.25 2.20 -0.31 -12.69
Southfield 2.27 2.13 2.06 2.01 -0.26 -11.45
W. Bloomfield Twp. 2.74 2.60 2.53 247 -0.27 -9.85

SOURCE: Southeast Michigan Council of Governments — Regional Development Forecast
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Population For ecast

Population forecasts for the region are prepared by the Southeast Michigan Council
of Governments and are derived based on a number of factors including, “the most
recent data from Census 2000, data on jobs from the state employment agency,
updates of land availability and planned uses, and local officials expectations
about near-term development and future sewering.” SEMCOG's model of
forecasting is superior to those previously used that included linear and logarithmic
forecasts which relied on extending historic population trends into the future
without consideration of economic and social impacts. This is especialy true for
communities such as Farmington Hills that have aready developed most of their
residentially zoned land. The Population Forecast by Municipality table shows
that the City is expected to see a dlight decline in population between 2000 and
2030. This decline is gradual with an average loss of about 1,700 persons per ten-
year period. The data also illustrates, however, that although the population will
decline, there would still be a demand for some new housing units because it
Illustrates that there would be about 2,000 (2,052 to be exact) more households in
the City in 2030 than there were in 2000. This data indicates that the City of
Farmington Hills will be able to sustain its current residential areas and, in fact,
there will be some demand for new dwelling units to be developed on the small
areas remaining or in the redevelopment of existing residential areas that are either
outdated or of very low density, or both. It may also assist in the demand for

residential land use in new mixed-use developments planned for the City.

1 SEMCOG 2030 Executive Summary
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Population Forecast by Municipality 2000-2030

Household Y ear Chang_e 2000-2030
2000 2010 2020 2030 Numeric | Percent

Oakland County 1,194,156 | 1,254,380 | 1,299,528 | 1,333,573 | 139,417 11.60
Farmington Hills 82,111 80,640 81,565 81,636 -2,475 -1.00
Farmington 10,423 10,155 10,147 10,317 -106 -1.01
Livonia 100,850 96,592 94,056 92,961 -7,889 -7.82
Novi 47,579 60,362 70,875 79,264 31,685 66.50
Southfield 78,322 75,810 74,075 73,397 -4,925 -6.28
W. Bloomfield Twp. 64,860 65,367 66,517 66,986 2,126 3.27

SOURCE: Southeast Michigan Council of Governments — Regional Development Forecast
U.S. Census STF3A Files

Population Age

The population for the City of Farmington Hills tracks closely to communities
throughout the nation. Between 1990 and 2000, the median age increased for the
City of Farmington Hills from 36.5 to 38.6. This aging trend is nation-wide as the
“baby boomer” generation moves into retirement. From a planning perspective,
preparing for this generation to retire is much different than past generations.

Many retirees today have different pursuits than previous generations. Retirees

today tend to lead more active i

independent with regard to living
conditions. This trend should help
maintain occupancy of the many §

multiple-family unitsin the City. It

could also result in the need for
more activities of the type that can be provided by the City, especidly in the field
of recreation. Fortunately, the City has done an excellent job of providing the

gpace for such facilitiesin itslarge parks and at the Costick Center.
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Farmington Hills Age Distribution 1990 to 2000

Age Group 1990 2000 Change 1990-2000
. Number Number of Number of
inYears Per cent Per cent Per cent
of Persons Per sons Per sons

Under 5 4911 7 4,904 6 -7 Neg.
5t09 4,752 6 5,261 6 509 +10
10to 14 4,522 6 5,507 7 985 +21
15to 19 4,204 6 4,789 6 585 +14
20to 24 4,853 6 3,946 5 -907 -19
25t034 14,036 19 11,918 15 -2,118 -15
35t0 44 12,698 17 13,785 17 1,087 +8
45t0 54 8,893 12 12,541 15 3,648 +41
55t0 59 3,437 5 4,424 5 987 +28
60 to 64 3,572 5 3,233 4 -339 -9
65to 74 5,377 7 5,737 7 360 +7
75t0 84 2,508 3 4,458 5 1,950 +78
85 and over 889 1 1,608 2 719 +81
Median Age 36 38

SOURCE: 1990 and 2000 U.S. Census

It is interesting to compare certain age groups. For example, there is amost no
difference between 1990 and 2000 (13% to 12%) in the share of the total made up
of the nine and under age group and the ten to nineteen age group (12% to 13%).
Thereisadeclinein the 20 — 34 year group (25% and 20%), sometimes referred to
as the “family forming” ages. Showing the greatest increase in share of the total
was the 35 to 54 age group (29% to 32%) and the 75 and older group increased its

share by three percent.

The change between the numbers in each age group is even more striking. There
was a more than 75 percent increase in the number of people in each of the two
oldest categories and there were declines of 19 percent and 15 percent respectively
in the young adult (20 to 24 and 25 to 34) and fairly substantial increases in the
number of adults 45 to 59 years old. The City’s population has not yet “aged”
significantly because although there are fewer in the “family forming” ages, the
number of children 19 and under has actually increased by over 2,000. This group
was equal to about 28 percent of the net growth in population. By contrast, the
19



eldest age group was equal to about 36 percent of the net increase in population.
Not yet an aging population, but the trends show that the next census will probably

show more significant changes.

The table below illustrates a comparison of the median age trends in the past
decade in Farmington Hills and the Nation, County and surrounding communities.
In both decennia years, the City’s median age is somewhat older than the country
as a whole and Oakland County. The Cities that grew in population before
Farmington Hills (Farmington, Livonia, Southfield) have older median ages, with
the exception of Southfield that shows a slightly lower figure in 2000. The lower
median age in Novi reflects the fact that this city has developed more recently than
the others and is still developing at arapid pace.

Median Age of the Population 1990 to 2000

LOCATION 1990 2000
National Average 35.3 36.3
Oakland County 33.8 36.7
Farmington Hills 36.5 38.6
Farmington 43.5 40.4
Livonia 37.6 40.2
Novi 334 35.2
Southfield 39.2 38.3
W. Bloomfield Twp. n/a* 40.2

SOURCE: 1990 and 2000 U.S. Census Data
*1990 data not available from the 1990 Census STF1A or STF3A CD release.

I ncome Statistics

The table on the following page shows the median per capita incomes for the City
of Farmington Hills and surrounding units of government. The table illustrates that
the majority of the communities have a higher median income than the County. By
comparison, the median income for the State of Michigan in 2000 was $22,168 and
$21,587 for the Nation. Persons within the City are earning well above the

National and State average for median per capita income as well as being above
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the figures for the County. Only West Bloomfield had median income higher than

Farmington Hills,

On the other hand, although the City’s median income was twenty percent higher
than the County in 1990, it fell to eleven percent higher in 2000. This probably
reflects the increases in income of the growth communities in the County (such as

Novi) and the beginning signs of aging in the City.

Median Per Capita I ncome 1990 to 2000

LOCATION 1990* 2000** CHANGE PERCENT
Oakland County $21,125 $32,534 $11,409 54%
Farmington Hills $25,499 $36,134 $10,635 42%
Farmington $21,549 $32,452 $10,903 51%
Livonia n/a*** $27,923 X X
Novi $20,752 $35,992 $15,240 73%
Southfield $21,098 $28,096 $6,998 33%

W. Bloomfield Twp. $31,845 $44,885 $13,040 41%

SOURCE: 1990 and 2000 U.S. Census

* |n 1989 Dollars

** |1n 1999 Dollars

*** 1990 data not available from the 1990 Census STF1A or STF3A CD release

Occupation Evaluation

The City of Farmington Hillsislocated within the heart of the Detroit Metropolitan
Area. It allows residents of the City the opportunity to commute to many different
communities for employment. Fifty-four percent of the residents of the City are
employed in management and professional occupations. The second largest group
works in sales and office occupations. These groups combined, working in the
“white collar” environments account for 81% of the employed population living in
the City.
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Employment by Occupation
Farmington Hills’Oakland County

Farmington Hills

Oakland County

, Number Number
Oceupation of Per cent of Per cent
Per sons Per sons
Management, professional and related occupations 22,487 54 | 273,909 42
Service occupations 3,473 8 | 65,499 10
Sales and office occupations 11,224 27 | 164,531 27
Farming, fishing and forestry occupations 15 <1 664 <1
Construction, extraction and maintenance 1,885 4 | 42,648 7
occupations
Production, transportation and material moving 3,116 7 | 67,126 11
occupations
TOTAL 42,200 100% | 614,377 100%

SOURCE: 2000 U.S. Census

Employment by Industry

Statistics on employment by industrial group show that the greatest number of

residents of the City work in manufacturing industries, primarily the auto industry,

followed by education and health and social services. A glance at the Employment

by Industry table on the following page shows that there are only a few minor

differences in the percentages of City employment groups compared with Oakland

County.
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Employment by Industry

Farmington HillsOakland Count

Farmington Hills Oakland County
Industry Number Number
Per cent Per cent
of Persons of Persons

Agriculture, forestry, fishing and hunting and 27 <1% 919 <1%
mining
Construction 1,669 4% 32,622 5%
Manufacturing 8,277 21% 134,003 22%
Wholesale Trade 1,881 4% 24,045 4%
Retail Trade 5,253 12% 72,807 12%
Information 1,412 3% 16,635 3%
Transportation and warehousing and utilities 1,023 2% 16,460 3%
Professional, scientific, management, 6,469 15% 81,511 13%
administrative, and waste management services
Finance, insurance, real estate, and rental and 3,336 8% 43,838 7%
leasing
Educational and health and social services 7,803 19% 112,790 18%
Arts, entertainment, recreation, 2,433 6% 38,212 6%
accommodation and food services
Other services (except public administration) 1,755 4% 25,165 4%
Public administration 862 2% 15,370 3%
Total 42,200 100% 614,377 100%

SOURCE: 2000 U.S. Census

Drive Time Analysis

The Drive Time statistics tracked by the US Census are helpful to understanding
how the population of the City of Farmington Hills functions with regard to local
and regional employment centers. The average commute for aresident of the City
IS 26 minutes. This is close to the national average of 25.5 minutes. The map
included in this section is a drive time analysis for the City of Farmington Hills.
The yellow, 30 minute drive-time line reflects the predominant national average
and closely reflects the 26 minutes found for Farmington Hills. The City isaso an
employment center because it is the location of many large offices and industries
and these time lines can also reflect the time/distances traveled for people who are

employed in the City.

23



New|Lothrop

Beech)
Flushing ‘ ““

.f‘

Lapeer O S
Elint Davison Iml t Canac e ! &q
" | mme Zan\
d [ V‘ ¥ in. Port Huro/s
Midfj)lvt\eltoosv?/(ricorunna Lennon Y Burton N -‘-;-n‘ <’
Creeﬂ&? Metamora Dryden ‘.‘ .;..\ P . #‘ﬁ' |
Vernan ' _ Almont b ,.df ) Wg’l e
) Grand BlancGoodrich MBmphl | N
Durand ! "
sbur Leonard
gsburg Bancroft jmes Oronville Armada -
. 1 ‘“n:.
Morrice —éyron Oxford Romeo Richmond C‘P
Perry / Argentine Lake Orion !"
,,é New Haven Mari )
f Village“of Clarkston calll 7
New Bajtimore
ﬁublurn H|IISRG‘(“:hF"Su':‘r \;
Willia ‘l “ { / i
ebberV||IeFowIerV|I|e Pontlaq Utica - S =
d J, .ﬁ\/ g ".w.‘, ’A' ;
Orchard'Lake Vllla LY -
HoweII sl i ge’Bl\oomﬂefd Hllls_l_roy m : Mount Clé mffns
| > i Sterling Heights™ 7 4o ic0) -
! [ i = ‘; v ¢ 7
Dangidile = 7
Br&il;n%on | - Fmﬁﬁﬂflrplrl?hamRoyal Oak Rpsevil_‘e
| |\llf)(;,‘rmlngto Hills FECiEhgres
™ [P —d t 7
b inEla South Lyon 5 = et ?outhﬂeld “Ferndale N7 LT
St kbrldge PanImGy " > = NOT{h\II”e [ \ * dx : y, _\/
Whitmore Lake e Highland. Par f
4 LivonlaRedfOfd Detroit . Hamttamek rosse Poffite Park
Plymofth Torwnshlp 2 s ‘
| I DetrOi
/ Plymoutr Garden City— \
Y Dexter - Westland ‘
Cﬁg}g v sEéarto,n Hills /Canton ™ i [BZearpgrn’mtml ’
arbortvHei
& . AﬂﬂArbGa‘r N \\ _CrTiveyne Allen parK ) City of Farmington Hills Travel Time to Work
SN oS Lake el Ypsnantl Tavior p
End Romulus Y Wyah 0
Belleville SOUthga‘ Less than 10 minutes 3,490
ok Lake l\ Salind Rivervié 10 to 19 minutes 10,985
Napoleon ; Téent n ' & 12 g9_m|nutes 9,137
Mchester AT osse lle 30 to 59 minutes 15,266
\ Flat Rock Gintaltar 60 or more minutes 1,534
[ \ ==
Brooklyn “H'., Mifan R%ckv&o CmeEe lle
‘ement City on Carleton Worked at Home 1,214
\ Total: 41,626*
M e '
. Onsted Tecu . Ape Estral Begkh
Addison Britton .
itou Beach-Devils Lake Dundee /”7 s ot Average travel time to work 26
o N
ﬁl‘émto / * Workers 16 years or older
_— tersburg She Source: 2000 US Census
Adrian N P Ny '
N
Hudson Clayton AT
Blissfield -59
Qm.. /HunaF
N/
[/ fd‘ \
Kl R ¢
S 4
s 20 L%

CITY OF FARMINGTON HILLS
Drive Time Analysis

15 Minute Drive Time

30 Minute Drive Time
D 60 Minute Drive Time

This analysis was done using PCensus Data and ESRI Software and is based on posted speeds for the State of Michigan.

7 o

SOV N

Vilican Leman



Farmington Hills Travel Time To Work

Length of Time Traveled Number of Residents
Commuting

L ess than 10 minutes 3,490

10 to 19 minutes 10,985

20 to 29 minutes 9,137

30 to 59 minutes 15,266

60 or more minutes 1,534
| Residents Working at Home | 1,214 |
| Total Workers 16 Yearsor Older | 41626 |
| Average Travel Timeto Work | 26 minutes |

SOURCE: 2000 U.S. Census

Residential Housing Construction

In order to better understand the relationship between population growth and
persons per household it is advantageous to look at the residential construction
figures for the City of Farmington Hills. The following graph illustrates the annual
number of residential units constructed in the City between 1980 and 2006 with a
breakdown between the one-family and multiple-family units. The information for
the graph and table that follow is from summaries of regional residentia
construction data provided by SEMCOG.
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Farmington Hills Residential Construction Trends

Single- .

Year Family Multiple | 13 | Demolition Net
Detached Family Total

1980 223 173 396 15 381
1981 4 15 109 21 88
1982 57 270 327 13 314
1983 361 293 654 15 639
1984 521 458 979 10 969
1985 647 1,778 2,425 13 2,412
1986 644 701 1,345 17 1,328
1987 384 589 973 18 955
1988 442 1,005 1,447 19 1,428
1989 389 528 917 16 901
1990 261 242 503 9 494
1991 195 130 325 26 299
1992 291 103 394 11 383
1993 249 18 267 11 256
1994 253 302 555 10 545
1995 248 188 436 16 420
1996 282 53 335 15 320
1997 195 248 443 7 436
1998 183 146 329 16 313
1999 138 68 206 22 184
2000 124 40 164 8 156
2001 113 16 129 57 72
2002 52 24 76 33 43
2003 85 20 105 22 83
2004 79 83 162 11 151
2005 94 16 110 32 78
2006 26 0 26 22 4
TOTAL 6630 7,507 14,137 485 13,652

SOURCE: Southeast Michigan Council of Governments (SEMCOG)
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Residential construction in the City was particularly strong in 1977 through 1979
but dropped sharply during 1980 to 1983. This was a period of recession for the
U.S. and building construction in the Midwest and Northeast was particularly
affected as many people migrated to southern states where, at that time,
employment was more readily available. From 1984 to 1989 residential
construction in the City boomed with the peak in 1985 when nearly 2,400 units
were built. Beginning in 2000, the pace again slowed somewhat as vacant

residentia |and became scarcer.

A very significant slow down in residential building began in 2006 with a net
increase of only 4 units. This decrease corresponds with an overall pull back in the
state housing market and the impact of the state's economy in general. This can
also be attributed to the fact that the City of Farmington Hills has developed a

strong residential base.
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Looking into these figures more closely illustrates a number of other factors.
During the ten years between the most recent decennial censuses, the number of
new housing units averaged about 330 per year. Since 2000 and through 2006, the
average has dropped to about 101 per year. It should also be noted that the net
totals for households for the past seven years have been 84 with the number of
demolitions averaging about 26 per year. More detailed analysis of the SEMCOG
data shows that the number of households would actually increase in the City by
about 2,500 between 2000 and 2030, which is an average of about 83 per year.

Although there may not be a direct correlation between the number of households
and the number of dwelling units, it could mean that there would still be a small
net increase in the number of dwellings over the next 30 years. The City’sland use
policies as expressed in the Master Plan and the Zoning Ordinance should continue
to accommodate new residential developments and also be structured so that they

can accommodate the redevelopment of some of the older residential areas.

There is potential for a return of pressures for zoning changes that were
experienced prior to the
boom in  single-family
construction. Before the
boom, vacant residentia
parcels that fronted on major

thoroughfares were often

Cluster Development in Farmington Hills seen as unsuitable for one-
family development. As a

result, there were many requests for multiple-family zoning on these parcels and
the City combated this pressure by permitting the use of such parcels for the cluster

and two-family options. With reduced demand for single-family detached housing,
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the City could see the return of these kinds of pressures with the result that many

new residential units could be of the cluster variety.

Historic Districts

In 1979 the Farmington Hills City Council established an Ad Hoc Historic District

Committee. The charge of this newly formed committee was to assess potential

historic gites. Increasing development
pressures and the demolition of older
structures in the area of new projects gave
urgency to their mission. The Committee
completed an extensive historica and

architectural survey and identified many

Greek Revival Style Historic House  historically significant homes and properties.
As a result, the Ad Hoc Committee prepared the Historic District Ordinance that
was adopted by City Council in 1981. The Ad Hoc committee was formally
established as the Historic District Commission and a total of 52 sites were
designated as non-contiguous historic districts. These districts represent the
history of Farmington Township as a farming community and include many

Michigan farmhouses, Greek revival houses and pre-Civil War structures.

The Commission has since designated 20 more
gtes for a tota of 72 districts within the
community. The list includes 62 houses, a
church, a school house, a country club, St

Vincent and Sarah Fisher property, three pioneer |

cemeteries, two barns and the Botsford Inn.

These structures cover many time periods, styles 1920's Emily Butterfield

- . designed Historic H
of architecture and well-known architects from egned HistoricHouse

the Detroit area. Michigan’s first female architect, Emily Butterfield, was the
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designer of six 1920's homes in the Orchard Lake Road and Thirteen Mile area.
The most recently designated structures are two residential homes built in the
Modern Style around 1960. The designer William Kesser was a well-known,

award winning architect in the Detroit area.

Many of the locally designated districts are aso listed on the State Register of
Historic Sites and three districts, the Botsford Inn, the Royal Aldrich House and
the Orville-Botsford (Lone Ranger) House are listed on the National Register of
Historic Places.

In 1984 the City Code was amended to allow alternate uses of historic homes in
single-family residential districts. These

gpecial land uses are permitted when the
. Planning Commission determines that they
will not have a negative impact on adjacent
properties and will not interfere with
implementation of the City’s Master Plan.

~ | This aternative use of historic homes has

Historic Office building on Twelve Mile  been most effective along Twelve Mile
Road where four homes have been converted to office use. This flexibility in use
has and will continue to alow the
community to retain much of its

heritage  represented by these

™
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structures. T

As the community ages, the == 4
architectural and historical

significance of additional structures 1960'sKessler designed Modern Style House
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will make them eligible for designation as historic districts. The focus will
continue to progress from the designation of farmhouses along mile roads to homes

within early-platted subdivisions and on to Modern Style buildings.

Master Plan

Preservation of these historic sites is an important feature of the City’s overal
Master Plan. This link to the past must be reflected in any plan which speaks of
the future. The mission of historic preservation, as pursued through the efforts of
the Historic District Commission, continues to be a goa of the community and is
appropriate to include in this text. Likewise, the Master Plan map identified those
designated sites. The following purpose, identified in the Historic District
ordinance, embodies the values of the Master Plan:

“...it is declared a public necessity to safeguard the heritage of
Farmington Hills, by preserving districts in the City which reflect elements
of the cultural, social, economic, political or architectural history; to stabilize
and improve property values in and adjacent to such districts, to promote
civic beautification of structures and lands within the historic districts for
historic and cultural preservation, to strengthen the local economy, to
promote the use of historic districts and local history for the education,

pleasures and welfare of the citizens of the City, State and Nation.”
The City continues to promote historic preservation and the ideals set forth above

through the efforts of the Historic District Commission and the goals established
by the Master Plan.
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Natural Features

Preservation and stewardship of natural features has created an attractive and
desirable environment for the people of Farmington Hills. Farmington Hills has
planned locally and regionally for the protection and connection of open spaces

and natural features. The Greenways Initiative is a county wide activity to plan

and enhance the ways residents
participate in the natural areas.
The Oakland County effort
seeks to coordinate the plans of
adjacent communities and to
integrate the preservation of
green areas. A related project is
the Oakland County Green

River Corridors project. This

project prioritizes rivers to co-

K\H | ordinate community efforts and
promotes water resources as an

Green River CorridorsMap
asset for recreation and public

education. The City of Farmington Hills has worked with Oakland County Green

River Corridors project to promote the preservation of water resources.

Many of the community’s natural areas have been preserved through the use of
flexible development techniques, including Planned Residentia Development,
Planned Unit Development, Open Space Subdivisions and One-Family Clustering
Options. Key parcels of land have been acquired by the City for use and
preservation such as Heritage Park, Founders Sports Park, Woodland Hills and

most recently the Longacre House property. While the City may purchase select
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Greek Revival Buildings

Royal Aldrich House

John Garfield House

Lemuel Botsford House
Philbrick Tavern

Stephen Yerkes Rodgers House
Theron Murray House

David Simmons House
Clarenceville Blacksmith House
Universalist Unitarian Church
10. Silas Green House

11. Eber Durham House

12. Stephen Jennings House

13. John Dallas Harger House

14. Cornelius Davis House

15. Botsford Inn

16. Mark Arnold House

17. Orville Botsford (Lone Ranger) House
18. Palmer Sherman House

19. Alonzo Sprague House

R A o

Pre-Civil War Buildings

201. Millers Cottage of Sleepy Hollow
202. Boorn-Halsted House

203. The Parsonage

204. Eri Prince House

205. Elliott Sprague House (Orchard Lane Farm)
206. Drake House

207. Nehemiah Hoyt House

210. Dennis Conroy House

211. John Cox House

212. Addis Emmett Green House

Farmhouses 1860-1900

301. Lawrence Simmons House
302. Myron Crawford House
303. Samuel Davis House

304. John Pettibone House

305. Ely Stodgell House

306. Michael Marlett-Charles Wixom House
307. Hamilton Jones House
308. Halsted Apple Barn

309. The Cooney House

310. Ward Eagle House

311. Glick Home and Pottery

0 0.25 0.5 0.75 1
B I Miles

312. Sherman-Goodenough House
313. Fractional School

314. William Gates House

315. Samuel Locke House

316. Ledyard Cowley House

317. Franklin Comstock House
318. Spicer Barn

319. Bade Hired Man’s House

Other Buildings Post 1900

501. Springbrook Farmhouse
502. Marcus Burrowes House
503. Edward Moseman House
504. Kirby White House

505. Richard T. Cudmore House
506. Glen Oaks Country Club
507. Sarah Fisher Home

508. Spicer House

509. Lewis Howard House

510. Frank Steele House

511. Edward Beals House

512. Model House-Oakland Sub.
513. Henry C. Bach House

514. James F. Cain House

515. Pasadena Park Bungalow
516. Spicer House Stables/Chauffeur Quarters
518. Edward Chene House

519. Fred Gould House

520. Archibald Jones House
601. Jack Beckwith House

602. Arthur Beckwith House

Historic Sites

900. East Farmington Cemetery
910. West Farmington Cemetery
920. North Farmington Cemetery

FARMINGTON

SOURCE: City of Farmington Hills, Planning Division, January 15th 2009.
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parcels for use or preservation, the site plan review process will continue to be one

of the main tools for preserving natural features.

In addition to the flexible development options mentioned above severa other
tools provide protection and guidance for the stewardship of natural features: trees,
waterways and wetlands. The City’s tree protection ordinance, landscape
ordinance, and Natural Beauty Road designations offer guidelines to preserve and
protect the trees. The floodplain ordinance, engineering design guidelines, and the
State of Michigan Wetland Protection Act protect and provide guidelines to
maintain and improve water quality. All these tools work on aloca and regional

level to enhance the environment that makes Farmington Hills desirable.
Treesand Vegetation

continue to preserve and protect the existing |§ .
woodlands of the City, in both residential :
woodlots and within commercia
developments. However, it is not enough to
look only at preservation. The City must
aso look to sustainable tree planting to |
intelligently plan to rejuvenate our aging |

urban forest and prepare for woodland pests

known and unknown.

Tree Protection
The best forms of tree protection continue to be accomplished through the options

of the zoning ordinance and subdivision regulations. Woodlots, street trees,
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canopy trees required in parking lots and other landscape plantings have

contributed significantly to the City’ s visual appeal.

Aside from their aesthetic value, woodlands are valuable to the community for a
number of reasons. There are obvious functions such as wildlife habitat and
recreational value. The woodlands also function to moderate climatic phenomena
such as flooding and high winds, thus protecting watersheds from erosion and
sitation from heavy runoff and wind. Woodlands also absorb air pollution, filter

ground water and can act as anoise or visual buffer.

Many woodland areas have been incorporated into open space areas of private
developments or are included in large public parks. Some notable wooded areas
are located on lands which are occupied by institutions, such as the St. Vincent and
Sarah Fisher site and the Boys and Girls Republic property. Master planning for

both of these areas isincluded in the Special Residential Planning Areas section.

Tree protection in general is best accomplished through the use of zoning options
in the ordinance and subdivision regulations with the emphasis on relatively large
intact open spaces. Larger woodlands benefit by not having the impact of
buildings or the necessity to change topography for structures or utilities. The tree
protection section of the zoning ordinance provides for saving individual trees
where grading and development takes place. The ordinance is not structured to
prevent development, but to permit development with the protection of trees, that
might otherwise have been taken, through careful review of site plans. Tree
replacement plans are required for review to balance out removals. This has proven

to be an effective tool.
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Sustainable Tree Planting

The aging of the existing urban forest presents some challenges for the future. The
need for sustainable tree planting is made
more critical when considering the impact
of the Emerald Ash Borer and other
woodland pests introduced through our
global economy. Pests that have yet to

work their way to our region pose serious
threats to our woodlots. Native trees and
tree diversity in planting are essential to
efforts to maintain our urban woodlots.
Review of tree replacement/landscape
plans during site plan review will

continue to encourage diversity and

sustainable plantings. The right tree in
the right place will allow urban forests to thrive in commercial and industrial sites
as well as large residential woodlots. All these planning tools, existing and new,

will protect, maintain and create a sustainable urban forest within the city.

Natural Beauty Roads

Currently, the City has severa corridors
identified as Natural Beauty Roads.
Their locations are shown on the
Historic Districts and Natural Beauty
Roads map. Designation as a natura
beauty road has allowed the City to give

specia attention to the preservation of Thirteen Mile Road

trees and natural vegetation as



development and redevelopment has occurred along these corridors. The
Beautification Commission of Farmington Hills has set a goal to enhance existing
designated locations and to encourage the expansion of the corridors wherever
possible. The Master Plan will continue to assist in preserving the existing

character of these areas by applying low residential densities.

Major Water Courses and Floodplains
Magjor water courses and floodplains are an integral part of the natural features.

The water courses and floodplains contain many of the mature woodlands within

the City of Farmington Hills. In
addition to being the growing
environment for the trees, these areas |
are critica for ther water
management  capacity. Water
volume and water quality are
important  environmental  issues.

Land use and development actions

within the City can have a significant Floodplain

environmental impact on the water

quality of rivers. The promotion of low impact developments and implementation
of smart growth will help to protect the City’s water resources. In addition to
opportunities to preserve waterways and existing vegetative buffers there is an
opportunity to plan development or redevelopment to restore and enhance

waterways and wetlands for aesthetic and recreational purposes.

The maor watercourses and floodplains were mapped initially based on

information available from the Corps of Engineers studies of the Upper Rouge
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River and Tarabus Creek. In 2006 FEMA released electronic maps that utilize
topography to help clarify the locations of floodplains.

Farmington Hills has its high land point in the northwest corner of the City and the
low point in the far southeast corner. Therefore, major drainage patterns flow from
northwest to southeast and are the major sources of water for the Upper Rouge
River and Tarabus Creek. Farmington Hills is a member of the Assembly of
Rouge Communities. This organization promotes sensible land uses and
1 developments that minimize damage to water
=~: resources that in turn protect the Upper Rouge
,'."I watershed. In addition, federal funding expenditure
under the Rouge River Wet Weather Demonstration
Project in the past fifteen years (well over
$800,000,000) to remediate and restore the Rouge
River to make it fishable, wadeable, and reduce quick inputs of high volumes of

water has resulted in tremendous improvements to the quality of life within the
watershed.

In 1974, a provision was added to the Zoning Ordinance requiring engineering
review of any site plan which islocated in afloodplain as established by the Corps
of Engineers or the State Department of Environmental Quality. Since the
engineering review may require special construction techniques or study, the City
Council, in addition to the Planning Commission, is required to approve structures

proposed to be located within a floodplain.

Engineering Site Development Standards have aso been developed to help
Farmington Hills meet its commitment to the EPA and Clean Water Act. The
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National Pollutant Discharge Elimination System
Permit is in place to ensure communities meet federal

guidelines for water quality and protection.

These development standards utilize and promote Best
Management Practices (BMPs) both structural and
non-structural. BMPs outline the best options for a set
of circumstances to achieve water quality standards

| and control stormwater rates. BMPs for stormwater

treatment include minimizing impervious surfaces,

L ongacr e House pervious
asphalt parking lot reducing soil erosion, promoting infiltration and using

native plant buffers. Stormwater that is discharged into streams and waterways at
a high volume cause environmental damage downstream. In addition, untreated
stormwater can hold pollutants and excess silt. To mitigate these stormwater
impacts the Engineering Standards seek to minimize the disturbance of natural

systems, keep water courses open and maintain or reinstall native plant buffers.

Water quality continues to be a focus of the City of Farmington Hills and
stormwater treatment through the Engineering Division guidelines will improve the
water and educate the property owners on proper stewardship of this important

resource.

Wetlands

The State Wetland Protection Act (Part 303, Wetlands Protection of the Natural
Resources and Environmental Protection Act, 1994 PA 451, as amended) defines a
wetland as “land characterized by the presence of water at a frequency and
duration sufficient to support, and that under normal circumstances does support,

wetland vegetation or aquatic life and is commonly referred to as a bog, swamp or
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marsh.” Wetlands have key roles in the water quantity and quality. First the

wetlands affect the quantity of water as they act as retention basins for runoff

during heavy rainfall. This reduces the amount of
water that can fill floodways. Second the
wetlands affect the quality of water. The
wetlands filter sediment and trap nutrients from
runoff before it enters the adjacent water bodies.
The wetlands along with other water features
provide nesting, resting and feeding grounds for a
myriad of wildlife.

Wetland areas have been identified by the

Michigan Department of Environmental Quality, Center fr Geographlc
Information. Based on the mapping it appears many wetlands have been
incorporated into the open spaces of existing developments. The State regulation
of wetlands is limited to wetlands of certain size or with certain characteristics.
Therefore, wetlands not meeting State criteria in undeveloped areas cannot be
managed through State controls. City policy should be to continue to encourage

preservation of these unprotected wetlands through the use of development options
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Future Land Uses

Residential Areas

Residential Densities

The residential areas of the City have developed with many unique characteristics.
Most have been developed under the open space provisions of the Zoning
Ordinance resulting in the clustering together of large open spaces. For example,
there are over ten miles of major road frontage in the City that are bordered by

open space areas. This presents avery open appearance of the City from the roads.

Some other older areas were developed prior
to the availability of public sewer and water
and even paved roads. These areas have
characteristics that are different because the
open areas are part of the lots that surround

the individua homes. Then, there are [

portions of the City that were developed

Multiple Family Development

earliest, near the City of Farmington and
aong the Grand River Avenue corridor. These are a mixture of the early
subdivisions that were developed as small lots with no separate open spaces. The

highest densities are found in the multiple-family residential areas.

With the City predominately developed, its density characteristics are well
established. Policies can be put into place that will encourage the maintenance of
the existing characteristics. For this reason, the Master Plan portrays four levels of
density based primarily on the existing characteristics. These four density levels

are maintained and implemented by the residential districts of the Zoning
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Ordinance including the following, which are also depicted on the Residential
Densities Plan map:

High Density — Multiple-Family Residential Districts

Medium Density — RA-3 and RA-4 Residential Districts
Low-Medium Density — RA-1, RA-2 and RA-2B Residential Districts
Low Density — RA-1A and RA-1B Residential Districts

The one-family cluster option is available in al but one of the districts (the lowest
density RA-1A). In those areas where the use of the cluster option would be
inappropriate because it would be out of character with nearby neighborhoods, use
of the RA-1A District is appropriate.

Site Condominiums

The site condominium has become a popular form of residential land ownership in
recent years. This type of development is the same as that of a plat or subdivision;
only the form of ownership is different. Because site condominiums are reviewed
more quickly at the State level than plats, they have become more popular than
subdivision plats for detached single-family housing on individual sites (lots).
This vehicle for development is permitted in the City on an equal basis with
subdivision plats because it is consistent with the goal of the Master Plan to

promote single-family housing.

Cluster Option

The cluster option has served to maintain medium density residential land use in
the City. It has permitted residential use of sites that were influenced in a negative
way by major roads or non-residential land use. The option has also provided a
means to preserve and protect open spaces.

Recently, the cluster option has provided a means to develop one-family detached

units at densities that are the same as a conventional development. It should still be
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available for use on sites that have natural features that can be preserved or for

which subdivision platting or site condominiums would be difficult to achieve.

Cluster Housing

Residential Density Plan

The purpose of the Residential Density Plan is to serve as a guide for zoning
densities and the need for facilities related thereto. Currently, the City has reached
the point where there are few large residential areas left to develop. There are two
large areas remaining in the City; 29 acres in Section 31 on Nine Mile Road, and

18-acres on a site in section 23.

SPECIAL RESIDENTIAL PLANNING AREAS

As noted, there are only two sizeable vacant residential parcels remaining in the
City. In addition, there are some smaller vacant parcels and some parcels that are
large but occupied by only one dwelling. Where there are groups of such parcels,
there is potential for the parcels to be assembled for development. Thirty such
areas were reviewed to determine what areas might be subject to change and, if so,
how development of these areas might be guided to meet the planning goals and
objectives of the City. The review also included some large parcels that are now

used for institutional purposes. It is possible that the current use of these parcels
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Single-Family Residential

Single-Family Cluster Option-Detached
- Single-Family Cluster Option-Attached

Single-Family or Public

Special Planning Area

Site Condominiums and Subdivisions

Thirteen Mile Road near Middlebelt
Twelve Mile and Drake Roads

St. Vincent and Sarah Fisher

Sisters of Mercy Campus

Ten Mile near Orchard Lake

Ten Mile Road, east of Middlebelt
Boys and Girls Republic

Halsted near Eight Mile

Metroview Street

Cluster Options

10. Historic Halsted Road

11. Twelve Mile Road and Schroeder

12. Orchard Lake Road north of Eleven Mile Road

13. East side of Orchard Lake Road, south of Eleven Mile Road
14. Inkster and Ten Mile Road

15. Inkster near Nine Mile Road
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might be discontinued and, in that case, aternative land uses would need to be
determined. The capacity of al 30 of these areas together is for more than 1,000
dwellings that could be added to the City if they are developed as suggested in this
Master Plan and to their capacity.

Altogether, fifteen such areas have been singled out for special attention. These
areas are depicted and numbered on the Special Residential Planning Areas map.
They fall into two major categories; those that should be developed under the open
space option for one-family residential site condominiums or subdivision plats and

those that could be devel oped under the cluster option.

Site Condominiums and Subdivisions

These areas are large enough to be developed as single-family developments,
preferable under the open space provisions so that they will fit in with surrounding
residential developments and also protect worthwhile natural features or provide
open spaces that can become an amenity for the residents. Pedestrian-ways should
be provided wherever possible to connect open spaces, to connect existing walks

and to connect with other potentia future walkways and open spaces.

Thirteen Mile Road near Middlebelt (No. 1)

The frontage on the south side
of Thirteen Mile Road west of

Middlebelt consists of one- e i R 1 A RS AR e R R
family residential lots that are ‘ i " _ _1!

o = I T
mostly 515 feet deep and | = J'

between 148 and 200 feet

wide. Most of the lots contain

about an acre and three-
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guarters. The zoning is RA-1 and the ten parcels altogether contain about 21 acres,

which, at 1.8 homes per acre, would yield about 37 homes.

The goals and policies applicable to any changes in this area are as follows, and the
accompanying diagram illustrates how streets could be placed so that parcels could
be developed as individual lots at the RA-1 density. (The diagram shows existing
parcel lines, not proposed lots). Most of the new lots would back-lot to Thirteen
Mile Road with the exception of about three at the west end of the west cul-de-sac
where they should face Thirteen Mile Road because the homes existing on the
north side of the street face Thirteen Mile Road. To the east on the north side, the
existing homes back-lot to Thirteen Mile Road.

The Goals and Policies that follow will serve as guidelines to the City in reviewing
development proposals.

Goals
e Maintain the one-family residential use character of the road frontage on
large lots
e Encourage assembly of parcels and development of one-family lots based on
the concept plan
e Protect the natural features of the area; hillsides, trees

Policies
e [ollow the concept plan under RA-1 zoning
- Locate the primary residential street parallel to Thirteen Mile Road
- Location of entrance roads from Thirteen Mile Road would be
determined by timing of developments
- Except for the west 300, lots should back or side-lot to Thirteen Mile
Road. Cul-de-sacs should be kept to about 600’ in length
- Interconnect the streets over time
e Encourage names of developmentsthat are similar in order to establish a
unified identity for the area
o Allow flexibility in application of city standards
e Encourage flexibility in building setbacks
e Permit water retention in open space
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e Consider the cluster option only when at least one side of the property in
guestion borders on a use that is other than one-family detached land use
e Maintain the density as planned and zoned at 1.8 dwelling units per acre

Twelve Mileand Drake Roads (No. 2)

The site occupies 28 acres of prime residential land. Steppingstone School, which
previously occupied this site, has moved to another location. |If another school
does not occupy the property, one-family residential use would be the desired
aternative. The 28 acres could support about 50 lots.

Goals
e Recognize continuation of a school use
e Maintain one-family residential land use along the north side of Twelve Mile
Road

Policies
o Permit full utilization of the site by a school based on the standards of the
zoning ordinance
e Maintain the RA-1 District zoning of the site

St. Vincent and Sarah Fisher (No. 3)

This 31.5 acre parcdl is _
e

designated as a Historic ' *‘ =
District. Plans may be . "‘JH"*' o i SRR - -

. -4"_ %S Eﬁ. i R ¥ o
submitted for aEET QO SR SR “™hg -

T

il T o -

redevelopment and the
City will need to engage
in a process that will
determine the best use
of the site. Pebble Creek, part of the Oakland county Green River Corridor, is

located at the south end of the site accompanied by a fairly wide flood plain.
Given the nature of the site it is ideal for the PUD option that could provide
flexibility to accomplish the objectives of preserving the historic buildings,

establishing residential use of most of the property and protecting some of the open
a4



space and the flood plain. Access management will need close attention because
of the poor alignment of the mgor nearby intersection and the steep grades
approaching it from the west and south and the minimal capacity of Inkster for

vehicle storage between Northwestern and Twelve Mile during rush hours.

Goals
e Maintain the historic character of the site
e Arriveat aplan for development that will be compatible with abutting
residential uses, including a suitable transition area of single-family to
existing residential use
e Pay special attention to traffic control because of intersection, topography of
the roads and the proximity of the bridge on Twelve Mile Road

Policies
e Consider the PUD Option as a means to accommodate the complexities of
the site
e Work with the developer on suitable plans that will achieve the goals
e Feature the historic buildings on the site

e Protect the environment and drainage pattern of Pebble Creek, which is part
of the Green River Corridor

e Carefully control the location of access for traffic management purposes.
Emphasize vehicular access from Inkster Road because of grade changes
and high traffic volume on Twelve Mile Road

e Requirewidening of Inkster Road if there is any non-residential
development

e Establish residentia lots or other suitable transition abutting the existing lots
to the west

Sisters of Mercy Campus (No. 4)

The present SP-5 zoning of this area was originally established to permit
development of an extensive senior citizen community. The SP-5, Special Purpose
District permits elderly care and services as a specia land use. Residential uses
were also permitted under the standards of the RA-2 District. Since then a large
portion of the site has been acquired by the City resulting in creation of the Costick
Center. Mercy High School has extended its outdoor athletic facilities as far north

as the freeway and a conservation easement has been granted to the Six Rivers
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Regiona Land Conservancy consisting of aimost thirty-five acres of the property.

Since there is no longer a need for the SP-5 District, it could be removed from the

zoning ordinance and the zoning could be
returned to the origina RA-2 District.

If the opportunity ever presented itself, the
site would also be ideal for an expanded
municipal center or “community center”
as suggested in the City’s Sustainability
Study.

Sistersof Mercy

Goals
e Recognize continued use of the area for public and/or quasi-public purposes
e With opportunity, expand municipal use of the site
e Review the current zoning of the areain light of the change in ownership
and its' impact on the potential use as SP-5

Policy

e Change the zoning from SP-5 to RA-2 and remove the SP-5 section from the
zoning ordinance

Ten Milenear Orchard Lake Road (No. 5)

The parcel in question is unique because it is
one-half mile long and only 330 feet wide. The |
zoning is RA-1 which, if applied with a public F I'
road up the middle of the parcel, results in lots [
that would be only 135 feet deep but 154 feet
wide. However, the parcel abutting to the east
was developed on the basis of a consent

judgment with a significant number of 85-foot

wide lots. As a result, the zoning of the parcel
further to the east was changed to RA-2 and 85 foot wide |ots were permitted under
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the open space option. In order to encourage one-family lots on the parcel, zoning
to RA-2 is suggested and could also be considered for the “oversized lots’ that
front on Orchard Lake Road so that they are not also “isolated.”

Goals
e Maintain one-family residential usein the area
e Encourage one-family residential use by permitting more flexibility on
narrow site through zoning change

Policies
¢ Change the zoning to RA-2 to be more compatible with the parcelsto the
east and to encourage open space subdividing
¢ Reasonable zoning pattern would include the lots fronting on Orchard Lake
Road as RA-2

Ten Mile Road, East of Middlebelt Road (No. 6)

This property is comprised of five separate parcels and is touched by a floodplain
on the northeast corner of the site. It contains just over nine acres that could
support 16 lots at the RA-1 density. It islarge enough for a small open space that

could be the center of the development with lots facing it.

Goals |—--.—i ——————————— ]_l____

e Establish low |

density residential |
.

use
e Preservethe natural

: | B
environment : |¥ )
o Protecttheflood [ | @ Se—ea—oil (O

plain i

Policies i S it
e Encourage assembly

of existing parcels
e Promote open space development with houses centered on a private park as
indicated on the accompanying concept plan
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Boysand Girls Republic (No. 7)

This 80-acre parcel contains some of the highest quality trees in the City.
Although much of the site is used for recreation purposes, it would be possible to
save many trees through use of
the open space option. The
existing use is conforming and
will remain as long as it is
viable. If the use were
discontinued, one-family

residential use would be suitable.

Boys and Girls Republic Up to 144 lots could be
developed over the entire parcel. A significant flood plain traverses the front of the
site and would also have to be a part of the open space. If the opportunity should
present itself, the site would also be suitable for public recreation. Except for the
Costick Center and Glen Oaks Golf Course, there are no large recreation sites in
the City east of Orchard Lake Road. There are also fewer private recreation areas
in this part of the City. Because of the sizable flood plain located east of and
opposite the north end of the site, the lands to the east could be better developed
physically together with this site than with the property that fronts on Inkster Road.

Goals
e Preserve or protect existing natural features of the parcel
e Recognize continuation of the existing quasi-public use
e Provide recreation space for the southeast portion of the City

Policies
e Recognize the established use of the property
e Acquireal or portion of the parcel for public park
e Encourage alternative private use as open space subdivision or open space
site condominium
e Proposed layouts should preserve the existing flood plain, trees and steep
topography as much as possible
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Halsted near Eight Mile Road (No. 8)

This area consists of three parcels of land, two that are occupied by homes which

front on Hasted and one vacant

parcel which fronts on Goldsmith.
Open space site condominiums have M 1

I
been developed to the north and T ‘

south of these parcels. Public road ll -
stub streets abut the area from both || | N i J
f th . At least 2 | =1 = |
of these developments. At least 20 - . P |

lots could be developed on the

property. The accompanying

concept plan illustrates a layout with

two open space areas, one on Halsted and the other on Goldsmith. As noted by the
dashed lines, the street could also extend out to Goldsmith. The parcels are absent
of any quality vegetation with only a few decent existing trees near Halsted Road
and some along the north and south property lines of the Goldsmith parcel. The

current zoning is RA-1.

Goal
e Maintain one-family residential use of the property through subdivision
platting or site condominiums

Policies
e Permit open space site condominium or subdivision development
e Public road stub streets should be connected to the south and to the north
and could connect to Goldsmith

e Implement concept plan
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Metroview Street (No. 9)

This area consists of ten separate parcels that altogether contain 26 acres. All but

o
| I.E--Zn l\

one have frontage on Metroview and vary from
110 to 330 feet wide. They average about 650 feet
deep. Most of the lots are occupied by homes.
Many of the other large lots in the subdivision
have been divided in four parcels through land
divisions and one by way of a site condominium.
The concept plan shows how the lots could be
redeveloped in an optimum manner if all of the lots
could be assembled. If the open space option were
used, the lots would be 90 feet wide and a
minimum of 135 feet deep. Three rows of lots
could be developed without open space with
depths of about 186 feet and widths of 107 feet.
The concept plan shows an optimum devel opment
but in redity, there might be more streets

intersecting Metroview with additional cul-de-sacs and temporary cul-de-sacs that

could be connected eventually.

Goals

e To encourage the combination of parcels so that layouts are more efficient
than ones done in the past through land divisions

e Toqualify the areafor development under the open space option in order to
provide flexibility and to maintain lots that are close to 20,000 square feet

average

e To serve new residential lots with public roads and to interconnect them as

parcels are devel oped

e To encourage names of the developments that are similar in order to
establish a unified identity for the area
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Policies
o City standards relating to public improvements are to be followed. In
exceptional circumstances alteratlons of such standards may be permltted If
specific benefits will be ' : ; g :
realized in meeting the
goals
e Encourage flexibility in
the setbacks applied to
buildingsin order to
preserve natural
resources
e Permit the use of
significant portions of
required open space for
water detention areasin Metroview Street
order to meet the objective of lots that nearly average 20,000 square feet
e Follow the concept plan under RA-1 zoning
- Locate the primary residential street parallel to Metroview
- Location of entrance roads from Metroview would be determined by
timing of developments
- Lot orientation to Metroview can be front, side or rear
- Cul-de-sacs should be kept to about 600" in length
- Interconnect the streets over time

Cluster Options

Six areas have been illustrated on the Special Residential Areas Planning map as
suitable for the cluster option in the current Master Plan. One of them, the Historic
Halsted Road area, has been very successfully developed under the cluster option
according to the Master Plan guidelines. In the current plan, some of the options
are designated for detached housing because of the characteristics of the
surrounding areas. This was and is specified for Historic Halsted Road with lots
approaching the minimum of 20,000 square feet required in the district. Others
could be developed with units attached because of their proximity to mgjor traffic

arteries or non-residential uses.
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Historic Halsted Road (No. 10)

Much of the Historic Halsted Road area has
developed according to the concept plan that
was included in the Master Plan in 1996.

This can be seen from the accompanying 'I
diagram. The locations of Wintergreen Drive 1 7 rj
and Timberview Road follow the original |
plan very closely. The plan now illustrates Ty 1
how the remainder of the area could be - I IJ

developed in a similar fashion. A maximum

density of 1.8 dwellings per acre is applicable

to the option and the 22 acres remaining

could support about 40 homes.

Goal
e To protect and preserve as much topography, vegetation and wetlands as

possible and to promote development as low density residential use. Sixty-

two acres of this area have already been devel oped to meet these goals

Policies

Qualify the areafor development under the cluster option because steep
slopes, significant tree cover and wetland soil typify the area conditions
Continue to protect the Green River Corridor as with previous developments
Encourage the development of detached housing on one-family lots or
condominium sites that will average nearly 20,000 square feet, but to allow
variations in size when this results in added protection of the natural features
of the parcels

Serve the residential area with public roads

Generally follow the public road locations as depicted on the concept plan
Interconnect the public roads of existing residential parcels

Protect Halsted Road as a Natural Beauty Road

To encourage names of the developments that are similar in order to
establish aunified identity for the area

City standards relating to public improvements should be followed. In
exceptional circumstances, the alteration of such standards (e.g. right-of-way
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width, maximum vertical and horizontal road curves, public utilities) may be
permitted if specific benefits will be realized in meeting the stated goals

e Encourage flexibility in the setbacks applied to buildingsin order to preserve
natural resources

e Permit the use of significant portions of the required 15% open space for
water detention areas in order to meet the objective of lots that nearly
average 20,000 sguare feet

Twelve Mile Road and Schroeder (No. 11)

There are already two cluster developments located in this area on the north side of
Twelve Mile Road. Two small areas that total eleven acres remain. One is very
narrow and is located between the two clusters and the other is on the northwest

corner of Twelve Mile and Schroeder.

Goals
e Maintain the one-family land use along the north side of Twelve Mile Road

e Protect the environment and drainage pattern of the existing creek and
wetlands

e Maintain the low density of existing one-family developments

Policies
e Plan for the one-family detached cluster option at density of 1.8 units per
acre
e Limit vehicular accessto the easterly site from Schroeder to avoid additional
curb cuts on Twelve Mile Road
e Encourage the combination of parcelsfor development
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Orchard Lake, north of Eleven Mile Road (No. 12)

This area was designated on the 1996 Master Plan for the cluster option with the
purpose of maintaining one-family residential use of this frontage. One of the
goals then was to encourage a boulevard
cross-section for the street, which has
been accomplished. Only those
residentially zoned parcels fronting on
Orchard Lake Road and the on-ramp to
[-696 are included. They contain 24
acres with 17 of them on the east side of
Orchard Lake Road. Not included in

this total are two parcels on the east side

that have already been developed under the cluster option standards. The goal and

policies of the current plan should remain in place.

Goal
e Maintain one-family residential use of the street frontage

Policies
e Permit the one-family cluster option at 3.1 units per acre
e Permit townhouse development (attached buildings with over 50% overlap)
if developments provide:
- Attractive appearance
- Minimize vehicular access points to Orchard Lake Road by
interconnecting driveways

- Present an open appearance to Orchard Lake Road
- Provide extensive landscaping



East Side of Orchard L ake, south of Eleven Mile Road (No. 13)

There are 14 acres located on the east side of Orchard Lake Road south of the
existing cluster developments that consist of six parcels, the largest three of which
are deep and narrow. Taken as a whole, the area has 495 feet of frontage and is
1,223 feet deep. The cluster option is well established in the area but is proposed
to end at Pimlico, which is a heavily wooded area with few lots that front Orchard
Lake.

Goals
e Maintain one-family land use along the boulevard
e Preserve the natural environment (trees)

Policies
e Follow Master Plan for cluster option at 1.8 units per acre

e Encourage the assembly of parcels by permitting density up to 3.1 units per
acre.

Inkster and Ten Mile Road (No. 14)

This rather sizable area is now divided into 18 separate ownerships with six of

these facing Ten Mile Road. A sizable flood plain

crosses the 55-acre area diagonally from the street

intersection at Inkster to near the northwest corner.
Much of the area, especially along the flood plain,

Is heavily wooded. Topographic changes are

significant with a 22-foot difference between the

high spot north of the center of the area to the
surface of the pond near the street intersection.

The cluster option density is planned at or near the

1.8 per acre level because of the small, narrow

parcels and the steep topography and the flood

plain that should be protected. About 88 homes could be anticipated. Large lots
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are located to the west and because of this and the need to protect the natural

environment, detached homes at low densities are planned. The accompanying

concept plan illustrates how parcels could be pieced together. In some cases,

developers may be able to assemble severa parcels. The result can be a more

efficient layout that allows greater protection to natural features. In these

instances, slight increases in density may be warranted.

Goals

Encourage combination of parcelsfor more efficient residential development
Establish low-density residential use

Preserve the natural environment, flood plain and the lowland hardwood
trees along the flood plain

Encourage sizeable open space subdivisions or site condominiums

Policies

Qualify for cluster option with densities of about 1.6 units per acre on the
smallest parcelsto above 1.8 per acre where significant assemblageis
accomplished

Protect the Green Rivers Corridor that traverses the site and permit road
crossings only if necessary
Follow concept plan
illustrated on the previous
page

Require public roads
Connect stub streets
Encourage names of
developments that are
similar in order to
establish a unified identity
for the area

Allow flexibility in
application of City
standards to protect the
natural environment
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Inkster near Nine Mile Road (No. 15)

This area is smaller (13 acres) but similar to the one a mile north. A very deep
ravine crosses the area from the middle of the south side to the very northwest
corner and the change in elevation between the bottom of the ravine at the south to
the center north areais 26 feet. Slopes along the ravine are steep and crossing the
ravine would necessitate much damage to the trees and slopes. For this reason, if

the timing of developments permits it, including the west portion of this area as

part of development of the

abutting Boys and Girls

.I‘I-I.Il:r —

Republic site would be very R e
. . | - (O jf._“?; -
desirable. Five separate i L e |
ownerships are involved. A | Tﬁlﬁ = i |
small development of the very - k\kx i L]
north portion of this area has | m““l“::h_' 2 ~ H'm::-':':ﬂ
i | '\-H' i

been approved by the City at a 27, - Al

density of 1.6 units per acre. A

Excluding this portion, there

are four existing parcels, each occupied by ahome.

Goals
e Encourage combination of parcelsfor residential development
e Maintain one-family residential usein the area
e Promote the one-family optionsin order to protect the flood plain and
encourage the area west of the flood plain to remain open

Policies

e Qualify for cluster option with densities of about 1.6 units per acre on the
smallest parcels to above 1.8 where significant assemblage is accomplished
Follow concept plan illustrated
Require public roads
Connect stub streets
Encourage names of developments that are similar in order to establish a
unified identity for the area
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o Allow flexibility in application of city standards to protect the natural
environment

o |f the Boys and Girls Republic site should be developed for residential use,
encourage the land west of the flood plain to be developed as part of it

School Districts

The City of Farmington Hills is served by three school districts: Farmington,
Walled Lake and Clarenceville. The vast mgjority of the City is covered by the
Farmington Public School District. The Walled Lake District encompasses Section
6 in the northwest corner of the City.

S B The Clarenceville District covers
parts of Sections 34, 35 and 36 at the
¥ Southeast corner.  The Farmington
Public School District serves more
than 12,100 students operating within

25 schools, including:

13 elementary schools
4 middle schools

3 high schools

1 early childhood center

2 special education centers

1 community school including early childhood and alternative high school
programming

e aschool for studentsin aresidential setting

By and large, educational facilities within the community have been constructed as
planned. Construction of additional schools is not likely beyond what presently
exists based on population projections and anticipated family sizes. As a result,
existing facilities for K-12 should be able to meet the future demand anticipated by

the three school districts.
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The Farmington Public School District has formed a Learning Configurations and
Facilities Committee that is in the process of studying preK-12 learning
configurations and facilities needed to complement those findings as well as
facility consolidations, attendance area changes or major renovations and estimates
of any costs/savings based upon the recommendations with priority consideration

given to financial efficiencies.

There are a'so a number of outstanding private schools located within the City.
They include: Hillel Day Elementary and Middle School, St. Fabian Elementary
School, St. Paul Elementary School, Steppingstone Elementary, Echo Park
Elementary, the International School, and Our Lady of Mercy Senior High School.

Farmington Hills is aso
recognized for higher
education. The City is home
to the Orchard Ridge Campus
of Oakland  Community
| College (OCC), and Wayne
State has a satellite campus on
Michigan School of Psychology Twelve Mile Road. Recently

the Michigan School of Psychology opened a campus just south of the OCC

campus.

Parks and Recreation

The Farmington Hills Parks and Recreation Commission adopted the current Parks
and Recreation Master Plan in the fall of 2008. The plan serves as the framework
for recreational needs within the community and identifies 607 acres of open

space, specificaly designated as public parks to meet the recreational demands of
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residents. There are an additional 1,486 acres of open space located at schools and

on private land. The plan was composed of eight primary sections:

The 2008 Recreation Master Plan emphasized

the following:

Executive Summary/Introduction
Overview of the Department of Special Services
Geographic and Environmental
Description

Population Characteristics and Trends
Existing Recreational Facilities
Planning Process

General Community Survey
Recommendations and Actions

Acquire Additional Park Land

Add new Park Facilities

Improve Existing Recreation Facilities
Expand Bike Path System

Retire Debt

Provide an Aquatic Facility

Continue support for the Senior Adult Program, Y outh Program and Cultural
Arts Programs

Provide Support Staff for Recreational Facilities

For grant purposes, the Parks and Recreation Master Plan must be updated every

five years. The Recreation Commission adopted the most recent Master Plan in the
fall of 2008.

Community Facilities

The City recognizes the need to provide a high level of public services and

community facilities. In order to implement this goal, the Planning Commission

yearly adopts a Capital Improvement Plan. The goa in developing a Capital

Improvement Plan is to plan for and guide needed capital improvements and

expenditures in a fiscally sound manner and to ensure that these improvements are
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consistent with the goals and policies of the City of Farmington Hills and its
residents. The accompanying Community Facilities map demonstrates the

commitment of the City to provide these services and facilities.

Municipal Complex

The municipal complex includes the City Hall administrative building, Police and
Fire Headquarters, and the 47" District Court buildings. The site is centrally
located on the southwest corner of Eleven Mile and Orchard Lake Roads. The
complex is located on fourteen acres and contains approximately 140,000 square
feet of floor space. Overcrowded conditions and technological improvements have

created a need for renovation and expansion of the City Hall.

The “west wing” of the City Hall was constructed in the early 1950's as the
township hall.

L

It suffers from several deficiencies, including ADA access and

overall energy efficiency. The
current City Council Chambers was
originally built as a courtroom.
While operating adequately, the

space could be more audience-

@ Lty il Farmingion Fil | friendly and modernized. A
EUY C8Ties Myaince e -

& preliminary Master Plan for the
entire  municipal complex includes a centrally located City Council
Chamber/Administrative wing, together with the renovation of the old Council
Chambers into new office space. The new construction is anticipated to be LEED
certified.
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Department of Public Works

The Department of Public Works (DPW) is located on Halsted Road north of |-
696. The facility is on approximately 9.5 acres and is located within an industrial
area. In 1996 the City

completed an expansion of the

facility to its current size of
69,000 sguare feet. The
enlarged facility alows the
DPW to respond to

emergencies more  quickly

during snow, ice and wind storm events, improve the efficiency of
vehicle/equipment repair operations and extend the longevity of the heavy

equipment used to maintain City infrastructure.

Fire Stations
The City currently has five fire stations. The five existing sites are generally
located in the four quadrants of the City with

the Headquarters centrally located at the
Municipa Complex. In 2005 the City rebuilt
Fire Station # 3 to include the Jon Grant

Community Center.  This state-of-the-art

building is 29,000 square feet and can |

accommodate neighborhood meetings and

youth activities.

Fire Station #3 — Jon Grant
Community Center
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47" District Court

The 47" District Court was relocated
to the Municipal Complex in 2004.
This 58,000 sguare-foot building
currently houses the two assigned
judges and courtrooms as well as
related administrative offices. The
buildingg was constructed to

accommodate a third judge if oneis ==

assigned by the State. 47" District Court

Library

In 2000 an addition to the Library was constructed to facilitate the current 66,000
square-foot “state-of-the-art” building. The Library is located on seven acres of
land on Twelve Mile Road, west of Orchard Lake Road. It is anticipated that this

addition will serve the long-term needs of the Farmington area.

63



HAGGERTY RD

D
ﬂ « -
s o
- ﬁ '_/ (O] M
= )
a ioneer Park | Glen Oaks Franklin Hills
NS é Golf Cours Golf C
| THIRTEE R
=

A - 2
j\/
pe
- G el |;
FR)
- WSU
DPW|
<im
! S !-
| g&ﬂ B '
ol F/b >
= (ol ‘BLEVEN MI LEVENM
Farmingtonc ﬁ e —J \ emarial Parl’ﬁ
\Q Hills o
E Golf Club | #o - 1
< ) B o
\ ) \gf | A a UL
LJ e D- 7iﬁ< @
™~ reen I -
L se
THN MILE R VR\ TENMILERD |
B - J & |
aks e st .
| o
I
o T
= il \\ 01
INE MILE swoce | aWNIVE MILE ‘
- ~
o T} Grant
- = =~ i
(@) nter
3
2 The=v B ‘ﬂ ﬁ% |
< ' = s v
I% ] | = f’) Ide Town Par
H ‘ < =] - s
| | - —
; Hlli S s NG

Community Facilities
and Recreation

Legend

Post Office

A Library

't Cemetery
Holocaust Memorial Museum
YMCA
SWOCC

Private School
Elementary School
Middle School
High School
Municipal Complex
Fire Station

DPW

Parks and Golf Maintenance

* i DxH32e-B0R

Ice Arena

®

e Primary Bike Path

William Costick Activity Center

==_Secondary Bike Path

|:| Golf Course
B Fublic Park

0 0.3 0.6 0.9 1.2
Miles

S

FARMINGTON

SOURCE: City of Farmington Hills, Planning Division, January 15th 2009.

DISCLAIMER: Although the information provided by this map is believed to be reliable,
its accuracy is not warranted in any way. The City of Farmington Hills assumes no liability
for any claims arising from the use of this map.




Non-Residential L and Use

Previous Master Plans of the City have laid the foundation for planning non-
residential land uses, from both a physical location and economic standpoint.
Locations were based on physical factors that related to vehicular access to
freeways aswell asland use relationships. Freeway exposure has been the impetus
for the location of many of the City’s large office complexes and corporate
buildings. These were developed based on the notion that the City should
encourage campus style developments and limit building height. Shopping centers
have been related to the surrounding areas of the population served and to locations
at or near intersections where vehicular access from the surrounding areas is most
convenient. Strip centers have been planned in some cases but many relate to the
historic development of land stretched along major roads prior to urban planning
efforts. Industrial parks were developed in close proximity to the freeway system.
The Eight Mile Road industrial areawas, like most strip centers, developed prior to

significant planning efforts.

Zoning districts were developed to fit specific needs and were influenced by the
goals of the City at the time. Districts were developed with different degrees of
impact so that wherever possible, districts of least impact were placed nearer
residential areas than those with greater impacts. Later, districts were developed
so that the waves of technology were accommodated. Districts were also designed
so that they would separate uses according to function and allow the maximum
amount of control over land use impacts. With smaller parcels of land remaining,
the City has turned its efforts toward rguvenating developed areas that have

become obsolete or which have begun to show signs of reduced activity.



M aster Plan Categoriesfor Nonresidential Uses

Nonresidential uses depicted on the Master Plan are divided by function and
characteristics into eight categories that are in turn implemented by districts of the

zoning ordinance.

Business’Commercial Uses

There are three categories that have different characteristics. Non-Center
Type Business uses are those that are not compatible with shopping centers
and that could have an undesirable impact on abutting residential areas.
They include most automobile oriented uses and outdoor uses; e.g. those that
have the greatest impact beyond their boundaries in terms of either traffic
generation, noise or appearance. These are the uses that are permitted within
the B-3 General Business District.

Shopping Center Type Business uses are those that are compatible with each
other in the shopping center environment and that have the least impact
beyond the buildings. Their locations are implemented through the use of
the B-1, B-2 and B-4 Zoning Districts.

Expressway Service uses are those that are unique to the passer-by traffic
that is created by freeways. Uses are limited and there are specia zoning
provisions relating to traffic flow near interchanges. The ES District
implements the |location of these uses.

Office Uses

Small offices are implemented through the OS-1, OS-2 and OS-3 Districts.
These districts accommodate medical, financial, professional and clerical
occupations. They include some ancillary uses such as day care centers and
nursing homes. Building height in these districts is limited to 30 feet to
facilitate land use relationships with residential uses.

Large offices are implemented through the OS-4 District and are located
adjacent to the freeways. Research uses are permitted through specia
approval.

I ndustrial-Resear ch-Office Uses

These areas are planned for combined large office, research and restricted
industrial uses. Implementation is through the IRO District.
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Industrial Uses

These areas are the least restricted in terms of land use characteristics. Most
recent industrial areas have been developed as industrial parks. The uses are
permitted through the L1-1 Light Industrial District.

Non-Residential Redevelopment Background

In the fall of 2006 the Planning Commission had begun a careful review of future
land use and land use controls within many areas of the city, including some that
were designated in the 1996 Master Plan as “ Special Planning Areas’; areas that
had received thorough scrutiny at that time. In addition, City Council created

committeesto review those issues. Their findings are summarized below.

Redevelopment Committee
In July 2005, City Council established a Redevelopment Committee with the
objective of studying and reporting to the Council on:

¢ Redevelopment within the City
e The concept of establishing a redevelopment plan for the City
e The concept of establishing a permanent commission on redevel opment

In August, the Committee submitted its final report to the Council urging that
“redevelopment is the name of the game” and that the challenges of redevel opment
need to be addressed in the City’ s approach to planning; specifically in the areas of
new zoning ideas, streamlined approval procedures and possible financial

inducements.

The Committee identified and prioritized seven locations in the City for

redevelopment and set forth its perception of the issues related to each of the areas.
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Sustainability Study

The City Charter calls for a periodic audit of the functions of City government and
in 2006 the City engaged a consultant to prepare what turned out to be termed a
“Sustainability Study.” The study contains many recommendations but those that
most directly relate to the non-residential areas of the City’s Master Plan include:

e Establish two mixed-use development areas in the City; one along Orchard
L ake Road between Eleven and Fourteen Mile Roads with emphasison a
“Central Business Digtrict” at Twelve Mile Road and a“North Gateway” at
Northwestern Highway. In addition to mixed-use, the area would be
characterized by buildings up to five stories high with “zero” setbacks from
the roads

e Establish two districts characterized by buildings up to eight stories high
located between Haggerty
and 1-275 and along 1-696
and Twelve Mile Road
between Haggerty and
Farmington Roads

e Establish a“Southern
Business District” along
Grand River east of M-5 and
along Eight Mile Road east
of Farmington Road.
Mixed-use and buildings up
to five stories high were the
significant recommendations

e Establish a“Mixed Industrial-Office District” in the industrial parks located
in the vicinity of Grand River east of 1-275. The purpose would be to permit
buildings up to five stories in height and to add offices as permitted usesin
the industrial district

These recommendations and others were treated as suggestions in the Master

Planning Process.

Orchard Lake Road Corridor Study
In 2002 the City of Farmington Hills participated in a study of Orchard Lake Road

from Grand River Avenue in Farmington to its terminus in Pontiac, with idea to
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develop a coordinated plan to provide a common identity. The vision statement

declares:
“Orchard Lake Road is a north and south corridor, with a unique history
linking six communities in Oakland County that reflect different areas of
development. As a transportation corridor, managed by the Road
Commission for Oakland County, the emphasis has been the movement of
motorized traffic that evolves daily from commuter trips to local trips along
a variety of road frontage land uses ranging from Industrial to Single-
Family. Significant natural settings with wetlands and lake frontage are a
part of this corridor. Presently, the opportunity exists in the plan for the
coordinated enhancement of Orchard Lake Road by each community for the
development, implementation and common visual linkages, landscaping,
calming of traffic, pedestrian friendly ways, lighting and signage, and other
elements, such as Zoning standards and architectural design standards.
While each community should maintain their individual characteristics, a
coordinated design would complement these characteristics, and provide a

bal ance throughout this corridor.”

NON-RESIDENTIAL REDEVELOPMENT AREAS
The Planning Commission reviewed eighteen such non-residential areas and about

a dozen have been singled out for detailed consideration in this Plan. The areas
considered are primarily located along Orchard Lake Road, 1-696, [-275, Grand
River Avenue and Eight Mile Road. The locations are depicted on the three
Redevelopment Area Maps that follow.

The goal of the changes proposed in these areas is to encourage redevel opment of
existing sites in a sustainable manner. There are two major policies intended to
implement thisgoal. Oneisto permit more intensive use of land (that would result

in better return on investment). This can be achieved by permitting buildings that
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may be higher than now permitted and by reducing off-street parking requirements
so that more land can be put to active use and by expanding the range of uses
permitted so that owners have expanded choices for development. The second
policy is to encourage reinvestment in existing buildings by alowing
redevelopment under modifications to applicable zoning standards and by
expanding the list of uses permitted within the industrial, research and large office
districts. Permitting higher buildings would be limited to an area within new
Overlay Digtricts (as noted on page 96) in the zoning ordinance. Broadening the
range of uses in the districts would be accomplished by adding to the list of uses

permitted in the appropriate zoning district.

There are four maor categories for the Redevelopment Areas. Freeway
Redevelopment, Mixed-Use Developments, Business Redevelopment and
Industrial Redevel opment.

Freeway Redevelopment Areas

The Freeway Redevelopment Areas are located along the two major freeways in
the City and border Haggerty, Grand River-Ten Mile and Hills Tech Drive and are
depicted on the Freeway Redevelopment Areas map. The areas have been planned

primarily for Large

Office, Industrial-

Research-Office T . O s
— L B TeCmNaLnGy mRE

(IRO) and Industrial
Land Use and, to a

lesser extent, Non-

Center Type

Businesses. Most of the office and IRO lands have been developed in recent years,

so there may not be significant changes in the immediate future. However, the use
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of any vacant parcels and some of the many industrial and business lands that were
developed as one-story buildings could become more intensively developed. By
increasing the building heights, expanding the types of uses permitted (offices in
industrial districts for example), and decreasing the parking requirements the City

will open the possibilities for more viable development of these sites.

Freeway Redevelopment can be implemented through the use of Overlay Districts
tailored to the areas involved. Several Overlay Districts can be anticipated with
this Master Plan. Areas for Freeway Redevelopment are designated on the
Freeway Redevel opment Areas Map.

Area lislocated west of 1-275 across from industrial land uses and the large 1-275

& [-696 interchange with no residential uses in Farmington Hills affected.

Area 2a. is bordered by both 1-275 and Haggerty Road. The nearest residential
property in Farmington Hills is located east of the freeway right-of-way which
varies from 350 to 400 feet in width in this area.

Area 2b near Grand River and Ten Mile
consists primarily of industria (LI-1) and
general business (B-3) zoning. Permitted |
building heights in these areas accommodate
three and four story buildings under current

zoning districts.

Area 3 is entirely zoned IRO currently,
permitting a maximum height of 50 feet |
which can accommodeate three or four stories.
The areais separated from Twelve Mile Road
by the OS-4 Office Research District that is
generally 385 feet deep.

Pervious asphalt paving
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Goal
e To encourage development and redevelopment of land that will help to
sustain the financial viahility of the City

Policies
e Permit greater intensity of land use by alowing higher buildings in selected
industrial, research, large office and business areas by creating Overlay
Zoning Districts that would permit buildings in excess of three or four
stories
e Encourage development that is LEED Certified. LEED Certification
(Leadership in Energy and Environmental Design) is arating system
established by the U.S. Green Building Council that provides a national
standard for determining what can be considered a “green building.”
Certification is established by following design guidelines that result in
improved occupant well-being, environmental performance and economic
returns of buildings by using innovative practices, standards and
technologies. The Green Building Council determines certification with
reliance on its Green Building Rating System
e Promote Best Management Practices for storm water quality and control.
(See page 37)
e Recommend parking decks/covered parking as a method to expand the
amount of open space on asite
e Broaden the choice of uses permitted in the large office and industrial
districtsto include
- Permitting office and research uses in industrial areas aswell as
broadening the scope of uses permitted to include many business uses
- Permitting hotels, motels and business schools or collegesin the large
office areas
e Concentrate these activities along the 1-275 and M-5 corridors west of
Halsted and north of the I-275 & 1-696 Interchange where building exposure
to the freeways is good and vehicular accessis best
e Consider buildings not to exceed eight stories high in the area numbered 1
e Consider buildings not to exceed five stories high in the areas numbered 2
and 3
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1-696 Special Planning Area

Most of the land along 1-696 east of Halsted has been developed. A large portion
between Halsted and Drake is part of an approved PUD Plan. The zoning is OS-4,
which permits heights of 40 feet. Based on the PUD Plan, some of the buildingsin
the PUD are as high as 55 feet. The locations of these building are specific to the
PUD plan and were permitted in locations where the ground level islow and where

the buildings are a significant distance from Twelve Mile Road.

There are other areas along this freeway that have similar characteristics that could
be developed or redeveloped to more up-to-date standards. The Planning
Commission is open to allowing flexibility in the development of such areas on a
case-by-case basis. These could include flexibility as to height and setbacks in
response to development proposals that will improve on such things as open
spaces, energy conservation, protection of natural features, suitable building
orientations and setbacks. Development proposals that can address the Goals and
Policies set forth for this Special Planning Area are encouraged through the use of
the PUD option.

Goals

e To encourage development that will be sustainable in terms of
environmental protection, attention to the environment impacts of traffic and
noise, provision of visual open space as well as economic sustainability

Policies

e Encourage use of the PUD option as a means to require careful review of
traffic and environmental impacts, including noise, protection of existing
natural features and the provision of open spaces

e Encourage development that is LEED Certified and that promotes Best
Management Practices for storm water quality and control

e Place special emphasis on the review of potential impactsto the residential
uses located north and south of the freeway

e Permit decreases in the number of required off-street parking spaces and
encourage underground and covered parking lots

72



e Expand the choice of uses permitted in the areato include hotels, motels,
business schools and colleges
e Concentrate the location of uses near to the freeway

Mixed-Use Development Areas

The development industry has become more interested in mixing residential uses
with non-residential uses as a means to develop more diversified communities and
activity centers. Examples are beginning to be found throughout the metropolitan
area. In areas where this type of development can be applied in the City, the
applicable non-residential zoning districts already permit buildings up to 40 feet in
height. Since most of the existing buildings are not built to the maximum
permitted heights, additional incentive of mixed-use to include residential use
would make redevelopment somewhat more appealing. Another factor could be
that land values in the City are now such that there is more incentive to “go up”

than there was originally when land values were lower.

The purpose of the mixed-use areas would be to allow residential, office and

businesses to be placed in the same buildings and to encourage site developments

that would be more oriented
toward the pedestrian than the
automobile. Buildings would be
located nearer to the streets but
further from existing one-family
residential areas. The intent isto
create an atmosphere that is
reflective of “downtown” areas of

older cities. In these areas, the

emphasis is on pedestrian circulation with the automobile given a less dominant
role than has been the case for many years. There would be a closeness of

buildings that would add to the feeling of pedestrian dominated space. Residential
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uses placed above businesses and offices would add to this atmosphere with the
resident population living in close proximity to the businesses and services that
they need. Automobiles would be ever-present, but would be relocated to areas
behind buildings to free up areas for pedestrians. Access to automobile parking
would need to be carefully monitored in order to maintain the separation of
automobiles and pedestrians. Architectural features would also be scaled to

pedestrian awareness in order to enhance identity with the community.

The Master Plan Goals and Policies that apply to the Mixed-Use Development
Areas include the following:

Goals
o Facilitate redevelopment and reinvestment to restore or increase economic
vitality
e Encourage mixed-use developments to bring about change
e Create an atmosphere that is more inviting to pedestrians and non-motorized
vehicles
e Implement Access Management Techniques for vehicular circulation

Policies

e Encourage mixing residential, office and business uses, excluding

automobile-dependent uses such as drive-throughs and car dealers

e Encourage somewhat increased building heights and building design
conducive to mixed-use development
Reduce front yard setbacks where parking is replaced with landscaping
Increase setbacks from abutting residential districts
Permit decrease in the number of required off-street parking spaces
Encourage minimum size or combinations of minimum number of parcels
Encourage development that is LEED Certified
Promote Best Management Practices for storm water quality and control
Buffers/transitions to abutting residential districts are improved to equal or
exceed current zoning requirements
e Other policiesthat are detailed for each specific area

Business Redevelopment Areas
Business Redevelopment Areas consist of those locations that were, for the most

part, developed years before zoning requirements were in place. Buildings may or
74



may not have the setbacks required by the ordinance and may provide little in the
way of amenities. In some areas, many buildings are vacant or are in need of
repair or improvement. The primary objective of the plan is to facilitate
redevelopment of these areas by altering the applicable zoning standards so that
Improvements to existing sites and buildings will be encouraged. Consolidating

small sitesinto larger more viable sites is an objective.

The Master Plan Goals and Policies that apply to the Business Redevel opment

Areas include the following:

Goals
e Facilitate sustainable redevelopment and reinvestment
e Emphasize improved appearance and functioning of the street yards
e |Implement Access Management Techniques

Policies
Overlay Districts would be used to attain the goals in these areas. The districts

would be tailored to the needs and existing characteristics of each area but in
addition, the following would apply in most areas:

Permit decrease in the number of required off-street parking spaces
Modify building setback requirements

Modify parking setback requirements

Reduce required open space and/or expand areas counted as open space
Permit use of alley rights-of-way in meeting some minimum requirements
Permit flexibility in requirements for new trees and their location

Permit flexibility in screen wall requirements and location

Enable expansion of nonconforming buildings

Changing the zoning requirements for these areas with standards tailored for each
area could bring about needed investment. By allowing this, the City would expect
that there would be noticeable improvements that could include the following:

e The open spaces remaining between buildings and streets would be
landscaped
e Existing front yard loading/unloading would be removed
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e Bufferg/transitions to abutting residential districts would be improved to
equal or exceed current zoning requirements

e Access management techniques could be implemented

e Pedestrian and non-motorized traffic would be given significant
consideration

e Other amenitiestailored to the individual areas could be achieved

Orchard Lake Road Redevelopment Areas
The Orchard Lake Road frontage between 1-696 and Fourteen Mile Road presents

many land use and traffic challenges. Some of the existing uses are older and in
need of redevelopment. Some portions are sparsely developed and were included
as Special Planning Areas in previous master plans. The current condition of
Orchard Lake Road requires improvement. Plansfor changing Orchard Lake Road
to afour lane boulevard cross-section with landscaped median have been proposed
since first suggested in the Orchard Lake Road Corridor Study completed in 2002.
Although the City’s Sustainability Study called for the establishment of “Central
Business District” type development along Orchard Lake Road, the Commission
does not feel that this is a redlistic proposal for land use frontage on a street that
carries over 40,000 vehicles per day.

Plans proposed for the street frontage along the road can be divided into two major
categories. Thelarge area at Orchard Lake Road and Northwestern Highway could
be very suitable for Mixed-Use Development because of the size of the area. The
remaining areas could have some minor changes through Business Redevel opment
that would be implemented by Overlay Districts tailored to the characteristics of
each, depending on the predominant land uses (business or office) and parcel sizes.

These six areas are illustrated on the Orchard Lake Road Redevelopment Areas
map.
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Northwestern Highway and Orchard L ake Road (No. 1)

In addition to the overall goals and policies for Mixed-Use Development,

redevelopment plans for the area should al so:

Take into account the approved PUD Plan for thisarea

Encourage redevel opment of the entire Farmington Heights Subdivision asa
mixed-use development that could be similar to a central business district.
Include the mgjor road business frontages in the redevel opment as much as
possible — - r

Provide
significant
transition/buffer
adjacent to
existing
condominiums
to the south and
to the group care
facility if they
remain
Encourage non-motorized access alternatives with connections to the east
Promote mixed-use development, including increased height limit, for the
entire area under a unified plan, provided that:

- Changes would be permitted only if most properties are involved and
that no isolated one-family residential uses remain. Include the two
existing multiple-family developmentsif possible

- Intensity of uses allowed by increasing heightsisin proportion to the
amount of land included in the development

- Bike paths and/or sidewalks are installed to provide non-motorized
access throughout the area

- Pedestrian friendly environments are created including landscaping,
walks, trees, shrubs and street furniture

Farmington Heights Subdivision

Fourteen Mile Road and Northwestern Highway (No. 2)

This area consists of several narrow but deep business lots where street visibility is

a problem and where some sites are underutilized. A PUD option may best

accommodate the varied zoning districts that exist and provide protection for the

homes facing the area from West Bloomfield:
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Goals

Improve visibility in the area by consolidating sites

Redevelop land in a manner that protects present single-family homes facing
Fourteen Mile Road from the north and condominiums to the east

Redevel op business frontage on Northwestern Highway

Policies

Encourage the PUD option as a means to devel op the area to accomplish the
City’ sland use objectives

Consolidate vehicular access points to Northwestern and facilitate the
roundabout at Fourteen Mile Road

Disallow vehicular access to Fourteen Mile Road

Require that redevel opment include a significant portion of the Northwestern
Highway frontage
Provide visual
buffering to the
residential areas north
of Fourteen Mile Road
Consider residential
use of the Fourteen
Mile Road frontage as
buffer

Encourage LEED -
Certification and Best Management Practices for control of storm water
quality and quantity

West Side of Orchard Lake Road North of Thirteen Mile (No. 3)

This Orchard Lake Road frontage is characterized by commercial uses with

exception of the portion bordering on Firwood that is used and zoned for office

purposes. Except for the gas station at the corner, the zoning is B-2, which is

intended for shopping center uses and now permits buildings as high as 40 feet.

All existing buildings are one story.

The existing shopping center is changing drastically as CVS moves to the

southwest corner of the intersection and ABC Warehouse moves further south on

Orchard Lake Road to the building formerly occupied by Staples. The center is
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older than the other uses on the west side and the depth of the parcelsis only 266
feet. The south portion of the site abuts what was the Bond School that is now an
office building and a portion of the site includes a vacated portion of Westfield
Street. When the center was developed, the School was zoned residential. With
the current office zoning and use, the setbacks in this area could be reduced. An
overlay district for this block might be developed that would relax some
requirements as to setbacks and as to uses permitted, although the B-2 District is
not particularly restrictive. Or, a PUD might be developed that could result in
some flexibility in terms of design as long as there is good protection for the home
that existsto the west.

North of Bond, the uses have been developed in accordance with current B-2
standards of the zoning ordinance and the buildings are relatively new. The parcel
depth is 124 feet deeper than the parcels to the south. Again, an overlay district
that would have more flexible standards or a PUD option could be applied that

might encourage redevel opment.

Goals

Encourage the consolidation of the unrelated sites

Create an Overlay District for business frontage parcels
Consider PUD Options for devel opment

Implement visions of the Orchard Lake Road Corridor Study

Policies

e Consider modification of setback requirements

e Consider some expansion of uses permitted in the area

¢ |f moreintensive development results, provide greater protection than
currently exists for any abutting residential uses

e Encourage pedestrian connections between principal buildings and the mgjor
road sidewalks

e Require shared drives or interconnecting easements in order to implement
access management

e Locate curb cuts asfar as possible from street intersections
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East Side of Orchard Lake Road North of 13 Mile (No. 4)

These commercial and office frontage lots are among the smallest in the City. Lot
depths are only 100 feet. The original 20-foot wide individual lots were combined
into buildings sites. Many were home sites but most of these have been converted
to offices. Because of the small sizes, most redevelopments from residential to
office have required variances. There is a 15-foot wide public alley at the back of
al the lots. These lots extend north to Ravine Ave. The entire north block,
however, has been developed under a consent judgment for an office use with
extensive landscape buffersin front of the housesto the east. This block is suitable
asit isfrom amaster plan standpoint.

Goals
e Provide amore seamless track for development than provided through the
Zoning Board of Appeals
e Create an Overlay District for business frontage parcels
e Implement visions of the Orchard Lake Road Corridor Study

Policies

e Consider modification of setback requirements for buildings and off-street
parking

¢ Reduce required open space and/or expand areas counted as open space

e Permit the use of aley rights-of-way in meeting some minimum
requirements

o Allow flexibility in the location of walls relative to alleys and property lines

e Permit required deciduous trees to be planted on the residential side of
required walls

e Provide relief from unloading requirements distinguished by use and in
counting areas included as space available

e Place emphasis on front yard open space in return for relaxation of standards

West Side of Orchard Lake Road South of 13 Mile (No. 5)

This area has some unique characteristics that have had an impact on devel opment
of the area. The west portion of the 13 Mile Road frontage is platted land with the
buildings actually sited on separate parcels. The parking area is a separate parcel
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and the whole portion is separated from the uses to the east by awall. This creates
barriers to reasonable vehicular circulation. A new CV'S Pharmacy is being built at
the intersection replacing the gas station and the commercial building to the west.
The aforementioned subdivision and the gas station site are zoned B-3, which
permits all business type uses, and a maximum height of 40 feet. The remaining

areais zoned B-2 which also permits 40 feet. All existing buildings are one story.

There is a sizable parking lot to the southwest that is zoned P-1 because of its close
proximity to the abutting residential subdivision. One of the issues that could be
addressed in any overlay district would be to accommodate the relationships
between the four different zoning districts, especially in terms of setbacks. A goal
would be to encourage the consolidation of the many parcels into larger ones that

could result in significant improvements to land use and traffic patterns.

Goals
e Encourage developments that would enable consolidation of current
unrelated sites

e Create an Overlay District for business frontage parcels
e Consider PUD Options for development
e Implement visions of the Orchard Lake Road Corridor Study

Policies

e Consider modification of setback requirements

e Consider some expansion of uses permitted in the area

¢ |f moreintensive development results, improve the buffersto residential
uses through the placement of new walls where necessary and through
substantial greenbelts

e Encourage pedestrian connections between principal buildings and the major
road sidewalks

e Require shared drives or interconnecting easements in order to implement
access management

e Locate curb cuts asfar as possible from street intersections

e Eliminate the vehicular separation that now exists between uses
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Orchard L ake Road between
Twelve and Thirteen Mile Roads (No. 6)

The frontages on Orchard Lake Road have two distinct characteristics. The south

portions are zoned OS-2 and are occupied by relatively new office buildings. The
north portions are zoned B-2, B-3 and B-4. One parcel is still zoned L1-1. Some

of the buildings are new but most are older; even including one that was once the

tower and hanger for an airport. The newer portions zoned OS-2 were constructed

to current zoning standards and
marginal access drives serve as
access to most of the uses.

Goals

Encourage reinvestment
and redevel opment
Promote an environment
that is more pedestrian
friendly

Implement visions of the Orchard Lake Road Corridor Study
Create one or more overlay districts

Policies

Permit height limitsin the OS-2 portion that are now permitted in the
business portions

With increased height, increase the setbacks required from abutting
residential districts

Improve buffers to abutting residential areas by placement of new walls and
added greenbelts

Require pedestrian access between sites and to other existing walks
Consider special treatment for nonconforming buildings in the business
portions

Consider modifications to setback requirements

Orchard Lake Road at Twelve Mile Road
Special Planning Area

Most of the existing business uses at this intersection were developed under current

zoning ordinance standards. The exceptions are the gas stations and some of the

smaller nearby establishments that are on the south side of Twelve Mile. The
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intersection ranked third highest in Oakland County and fourth in the metropolitan
region for the years 2003 through 2007 in the number of crashes. Turning
movements are a major concern at and near the intersection, especially aong
Twelve Mile Road. On Orchard Lake Road, there are physical barriersto left turns
near the intersection but there are no such barriers on Twelve Mile. As a result,
lefts turns to businesses south of Twelve Mile east of Orchard Lake Road interfere
with the traffic backed up in the left turn lane to Orchard Lake Road and the
freeway. If there could be some consolidation of uses, there could be better control

of the turning movements.

In this instance, a ssimple Overlay District that would provide some new standards

may not suffice because the problems are
too complex. New developments that
would meet the goals set forth for this

area could be carried out through the

PUD process. Proposals should be
evaluated on the basis of their meeting

E ' \'"_ﬁ%‘i the goals and policies with improved

traffic control in the area.

Goals
¢ Promote the consolidation of currently unrelated sites
e Encourage development of areas large enough to create business
development with closely spaced buildings for a more pedestrian-friendly
environment

Policies
e Require shared drives or interconnecting easements in order to implement
access management
e Locate curb cuts asfar as possible from street intersections
e On Twelve Mile Road, east of Orchard Lake, consider barrier to prevent left
turns from abutting propertiesto Twelve Mile
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e Seethat pedestrian connections are made between principal buildings and

the major road sidewalks

e |mprove the buffersto residential uses through the placement of new walls

where necessary and through added greenbelts

Haggerty Road at Fourteen Mile Road Redevelopment Area

Although the strip commercial center located on Haggerty near Fourteen Mile

Road is relatively small, the site's elevation is
lower than Haggerty Road, which will make higher
buildings appear lower from the street. In addition
to the provisions for mixed uses, on this site:

e Pedestrian connections should be made
between principal buildings and the sidewalk
on Haggerty and to abutting residential uses

e Curb cuts should be located as far as
possible from intersections

e Setbacks should be increased if higher
buildings are proposed

? Wlleed Uik Diicaligermind

Twelve Mile and Farmington Road Redevelopment Area

The offices located at the southeast corner of this intersection were originally

developed when the area was part of the Village of Quakertown. The office

buildings are older than most in the City. A recent fire has left one site vacant.
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The Hamilton Streets are public
streets and provide very good access
— | to al of the sites while limiting the
i number of access drives to the
abutting thoroughfares. Overall, the
all % - site has good freeway exposure, good
i . | vehicular access and is located across

the street from a shopping center that
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contains restaurants and other services that are convenient to businesses and

employees of the area.

The present zoning is OS-4, which allows office uses of al types and permits
buildings that are 40 feet high. Redevelopment of these sites could be encouraged
through the use of the PUD option or an Overlay District that would expand the

uses permitted to include businesses that would service new office uses.

Goals

e Encourage replacement of the existing buildings with those that would
contain both office and business uses
e Promote the goals set forth for Business Redevelopment Areas

Policies

e Utilize the existing roadways to control Access Management

e Establish pedestrian walkways to interconnect uses and to connect with
major road sidewalks and with possibilities for safe access to the businesses
to the north

o [Establish setbacks that will create closer relationships between buildings to
provide better pedestrian movement with less emphasis on automobiles

e Encourage LEED Certification for new buildings

e Promote Best Managements Practices for control of storm water quality and
guantity

Ten Mileand Orchard Lake Road Redevelopment Area

A few dtes in this area have
been greatly improved, but some

are still marginal in appearance.

The parcels are very deep but et
building coverage is relatively ‘

high and vehicular circulation is _ I
ill-defined. | mprovements '

would be encouraged as a Business Redevel opment Area.
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Goals
[ ]

To promote a unifying identity for the areathat will assist in sustaining the
viability of the business uses

To improve the appearance of buildings and add landscaping to the Ten Mile
Road frontage

To encourage redevel opment of land by allowing additions to
nonconforming buildings and to establish changes to standardsin return for
upgrading appearance of the street frontage

Policies

Create an Overlay Zoning District that will additionally permit:
- Unloading spaces to double as vehicular access to trash receptacle
Space
- Permit zero side yard setbacks for buildings adjacent to existing
buildings that have no setback on the same side, provided that
construction complies with fire department requirements for abutting
buildings
- Require any substandard buffers between existing uses and abutting
residential lots be brought up to standard
- Permit such activities provided that areas between buildings and street
right-of-way are landscaped and that any existing front yard unloading
spaces are eliminated
Permit mixed-use development that would allow a one-story increase in
height provided that:
- Existing sites are combined for the purpose
- Pedestrian connections are made between principal buildings and the
Ten Mile Road sidewalk
- Front yards are extensively landscaped and made pedestrian friendly
- Buffersto residential uses are improved through the placement of new
walls and added greenbelts
- Increase building setbacks required from residential districts
Encourage LEED Certification for buildings higher than 40 feet
Promote Best N
Managements Practices '
for control of storm water fa&
guality and quantity
Require shared drives or
Interconnecting
easements in order to
Implement access
management




Southeast Business and Industrial Redevelopment Areas

Much of this is the older section of the City which was developed before zoning
standards were in place. Small, narrow and mostly shallow lots were platted along
the Grand River Avenue and Eight Mile Road so that business could be developed
aong the major transit routes of the time. Residential lots were either very small
or very large depending on where they were located. Industrial uses were
developed on some of the deeper lots facing Eight Mile Road between Farmington
and Middlebelt Roads. Redevelopment proposals for these frontages would be
encouraged through the use of Overlay Districts that would facilitate
redevelopment of sites through changes in the zoning ordinance standards to meet
the Goals and implement the Policies of the Business Redevelopment Areas and
the Industrial Redevelopment Area. These areas are illustrated on the Southeast

Business and Industrial Redevel opment Areas map.

Currently, studies are underway to determine the establishment of light-rail transit

in the area.

Grand River Avenue and Eight Mile Road
Business Redevelopment (No. 1)

The business frontage on Grand River needs incentives that will encourage

redevelopment. The lots are small
with shallow depths and many
buildings are nonconforming. Public
aleysstill exist at the back of many of

the lots.

Goal
e Continue to pursue strategies that can be implemented by the Planning
Commission as set forth in the Grand River Avenue Corridor Study
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Policies
e Encourage and support a rehabilitation program for the business and
commercial centers along the Grand River corridor
e Create an Overlay District for business frontage parcels that will permit:
- Modified setback requirements applicable to off-street parking
- Reduce required open space and/or expand areas counted as open
Space
- Permit the use of aley rights-of-way in meeting some minimum
requirements
- Allow flexibility in the location of wallsrelative to alleys and
property lines
- Permit required deciduous trees to be planted on the residential side of
required walls
- Providerelief from unloading requirements by counting areas
currently utilized for such use as required loading
- Place emphasis on front yard open space in return for relaxation of
other zoning standards
e Favorably consider expanding the depths used for mixed-use devel opments
into residential pockets located between Grand River Avenue and the Rouge
River only if all residences are to be replaced
e Continue current policiesfor:
- Encouraging new building facades
- Promoting a continuous green space between curb and sidewalk on all
streetsin the area

Grand River Avenue Mixed Use Development (No. 2)

The three areas included on the south side of Grand River include parcels with
extra depth that could permit greater intensity of development with adequate
setbacks. In addition to the Goals and Policies for Mixed Use Development plans
should:

e Provide extradegree of protection to the Rouge River flood plain
e Continue current policiesfor:
- Rehabilitation programs
- Encouraging new building facades
- Promoting continuous green space between curb and sidewalk on all
Streets
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Eight Mile Road Industrial Redevelopment Area (No. 3)

The area between the City of Farmington and Middlebelt Road outlined on the
Southeast Business and Industrial Redevelopment Areas map started to develop
many years ago before planning and zoning standards were established. As a
result, many buildings are nonconforming and many front yards are lacking open
space. A few sites have been upgraded but most have not changed a great deal.
The intent of this Plan is to encourage changes along the street with the goals and
policies that follow.

Goals

e Encourage redevelopment and development of land by expanding the uses
permitted

e Encourage the redevelopment of land by allowing the rebuilding of, or
additions to, nonconforming buildings. Thiswould include establishing
changes in standards to assist redevel opment

e Upgrade the appearance of buildings and add landscaping to the Eight Mile
Road frontage

Policies
e Expand uses
permitted in the
Zoning Ordinance by
adding general office
and research use in
the L1-1 Light
Industrial District as
well as broadening the
scope of uses permitted
e Create an Overlay Zoning District that will permit:
- Expansion or replacement of buildings (on the same footprint) that are
nonconforming
- Unloading space to double as vehicular access to trash receptacle
space
- Permit areduction in the number of required offstreet parking spaces
- Permit redevelopment provided that areas between the buildings and
street right-of-way are landscaped and that any existing front yard
loading/unloading spaces are eliminated
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A mixture of types of uses characterizes the area with an overcrowded appearance

from the street. Emphasis would be on improving this appearance.

Botsford Hospital Special Planning Area

Botsford Hospital is a unique land use that represents an expanding area of the

economy. It is surrounded primarily
by existing residential land uses. The
Hospital has been able to expand
gradually by adding some parcels
fronting on Grand River Avenue
(including the Botsford Inn) and the
| adjacent elementary school. Hospital
facilities have also been located on

other sites nearby but separated from

the main site. Additional expansion
would be desirable as long as nearby residences are maintained as separate areas in
terms of traffic and are separated by suitable buffer/transitions to any hospital use

expansion.

Goals
e Accommodate expansion of Botsford Hospital with the least disruption of
the residential neighborhood
e Encourage redevelopment of existing uses and buildings on Grand River
Avenue
e With expansion of Hospital or business uses, change the present local street
pattern to prevent through traffic

Policies
e |f proposed, consider expansion of Botsford Hospital on a planned basis,
mai ntai ning reasonabl e separations between hospital uses and the remaining
residential neighborhood through the establishment of zoning transitions
along rear lot lines including transition land uses, extensive landscaping or
open spaces
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¢ Encourage mixed-use development that could be ancillary to the Hospital
with the same policy guidelinesto protect residential uses

e Encourage LEED Certification and other landscape amenities

e Promote Best Management Practices for the control of storm water quality
and quantity

e Apply Overlay Zoning to small business lots

e Permit the changesonly if all propertiesinvolved in the change are included
so that there are no isolated residential uses

e Separate traffic generated by the Hospital from the local traffic pattern
serving the residential neighborhood

e |nstall bike paths and/or sidewalks to provide non-motorized access to
Waldron Park, the Hospital and businesses from the surrounding residents

e Preclude the through traffic potential of existing local streets by looping
them together or by ending them in cul-de-sacs while maintaining
reasonable vehicular access to the neighborhood

Thoroughfares

The Thoroughfare Plan is a classification system of mgor streets designed to
provide standards for each road classification relative to improvements that will
take place within the rights-of-way. The right-of-way widths have been
established and are designed to provide for the road cross sections that are
eventually needed to carry traffic volume. The classification system also relates
directly to the adjacent land uses anticipated to access the streets. The intensity of

such usesis controlled through policies contained in the zoning ordinance.

In order to accommodate traffic, the thoroughfares must be adequate in terms of
volume capacity and safety. Efficient movement of traffic can be obtained only by
relating the thoroughfare plan to existing and proposed land use, and designing the

thoroughfares so that they will efficiently accommodate future traffic volumes.

Concepts and Standards
Two principal types of streets can be identified; local streets and through streets.

The difference lies in the type of traffic each carries as it relates to the origins and
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destinations of the vehicles. Local streets carry traffic to destination points;
homes, offices, businesses. Through streets carry traffic from local and collector
streets to destinations beyond the City.
Local traffic and through traffic should

be separated as much as possible because

they conflict with each other and because
they have different effects on land uses |
adjacent to the streets.

Residential neighborhood streets,
industrial district streets and business

district service drives are examples of

Northwestern Highway, Major
local streets. They should allow access to Thoroughfare

collector streets or to longer distance through routes, but in such a manner that

through traffic is discouraged from using them as shortcuts.

Through streets should be planned and designed to handle long-range expected
traffic demand. Since demands on through streets vary considerably, severa types

can be distinguished and are identified on the Thoroughfares map:

Freeways. Designed to carry interstate and inter-regional traffic
e Accessiscontrolled
e Atleast a250 foot right-of-way

Major Thoroughfares. Designed to carry intercounty traffic
e Atleast 120 foot right-of-way (Boulevards 120 to 204 foot right-of-way)
e Two or more lanesin one direction
e Thoroughfares with highest traffic volume

Secondary Thoroughfares: Designed to carry intercity traffic
e Atleast a120 foot right-of-way
e At least onethrough lane in each direction
e Thoroughfares with moderate traffic volume
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Primary Collectors. Designed to collect traffic from local streetsand carry it to
thoroughfares

e At least an 86 foot right-of-way

e Onethrough lane in each direction

Secondary Collectors: Important local or neighborhood access streets
e Atleast a60 foot right-of-way
e Onethrough lanein each direction

Two major changes to the thoroughfare plan include:
Orchard Lake Road Boulevard

The widening of Orchard Lake from Twelve Mile to Fourteen Mile to a four lane
boulevard cross-section with a landscaped median utilizing a minimum 150 foot
right-of-way is anticipated following the Northwestern Connector improvement in
West Bloomfield Township.

M odern Roundabout

A modern roundabout is a
transportation

management  tool that
moves traffic though an
intersection without the
ad of traffic signals. It

involves one-way-traffic moving around a circular central island where entering
traffic must yield to the traffic already in the roundabout. The objectives of the
roundabout are to reduce traffic speeds and reduce the number and severity of
crashes, while improving traffic flow. Roundabouts are planned or have been
constructed at the following intersections; Fourteen Mile and Haggerty, Fourteen
Mile and Drake, Fourteen Mile and Farmington, Fourteen Mile and Orchard Lake
and Halsted and Nine Mile.
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Action Planning

| mplementation

Implementation of the Master Plan is the responsibility of the Planning
Commission, although many others have a hand in the process. The primary tools
of implementation are the Zoning and Subdivision of Land Ordinances identified
in the City Code that provide the City with development controls over the private
use of land. Two magor changes to the Zoning Ordinance are proposed for
implementation as a result of this Master Plan. Overlay Zoning and Mixed-Use

Developments are outlined below under Zoning Ordinance.

Public use of lands is implemented by the City Council after the Planning
Commission recommends the Capital Improvements Plan. The fina decisions
with regard to the purchase of lands and the construction of public facilities rest
with the City Council.

Implementation is also brought about through public input gained from committees
and boards such as. the Year 2000 Advisory Committee, the Economic
Development Corporation, the Redevelopment Committee and the Historic District

Commission.

L and Development Controls

Subdivisions and Site Condominiums
A subdivision is a means of keeping track of the division and ownership of land.
The Zoning Ordinance controls the lot sizes and density of subdivisions and the

Subdivision of Land Ordinance controls the street widths and general design
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layouts, so the two ordinances are closely interwoven. In addition, both ordinances
provide options designed to protect open spaces and encourage single-family

development on small or difficult to develop parcels.

Site condominiums result in the same single-family land use and ownership
patterns as subdivisions, but the form of ownership is different.  Site
condominiums can be built as conventional developments or under the cluster

option of the Zoning Ordinance.

The cluster option carries with it alimited number of ways in which a property can
qualify for cluster development. Parcels must be of such size or shape that they
cannot be developed in a conventional or open space manner or the parcels must

contain natural features that can be protected by use of the option.

Zoning Ordinance

The Master Plan sets forth the guide for how land may be used in the City, while
the Zoning Map controls the location and extent of such uses. The Zoning
Ordinance sets forth the standards for development and establishes the intensity of
land use through the control of densities, setbacks, open space, parking, building
bulk and other physical manifestations of development. This ordinance represents
policies established to guide the long-range development of the City. To illustrate
this, consider the City’s success in preserving over 1,000 acres of open/recreation
land which is directly attributable to the open space provisions of the Zoning
Ordinance that permit the reduction of ot sizes equal to the amount of open land
provided without increasing overal density. The net result is the same overall
population with open spaces that promote the general welfare and protect the

environment of the City.
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The Planned Residential Development (PRD) option is another means to preserve
open space while alowing the mixing of residential unit types (single-family and
multiple-family). Because it was applicable to very large parcels of land its further
use is limited and since it does not apply to small parcels of land, the cluster option
was ingtituted. This option allows great flexibility in positioning homes so that

significant open spaces can be created or natural features can be protected.

Overlay Zoning Districts

New zoning techniques now need to be added to the ordinance in order to
encourage redevelopment of land in the City. Overlay Zoning can be added to the
ordinance whereby special standards tailored for a specific area are added to the
ordinance that will encourage redevelopment. The Overlay Districts would
eventually be outlined on the zoning map for specified areas while the existing

zoning districts controlling the use of land remain in place within the overlay.

Mixed-Use Developments

Overlay Districts that permit residential land uses
to be introduced into existing areas zoned for |8
office or business purposes have been gaining in ™
acceptance and use throughout the Country and
the Metropolitan Region. By design, the areas .
reflect  more dense developments where __:_
condominiums or apartments occupy the upper ‘

levels of buildings while the lower levels are _

occupied by retall businesses, offices or personal

or business services. Buildings would be nearer to the streets and layouts would be
designed so that pedestrian use would be facilitated. Sitesfor these uses need to be
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larger and also have enough depth to accommodate greater setbacks from any

abutting, existing residential areas.

Planned Unit Development (PUD)

The PUD option is intended to provide flexibility in the City’s ability to
accomplish land use goals. This option provides for development and land use
based on a plan that is agreed to by both the City and the developer. It can be used
in those situations where conventional zoning cannot achieve the City’s planning
goals. The process aso brings the City Council in at an early stage so that public
policy direction can be closely monitored by the elected representatives of the
public. An important part of this process is the negotiation of land uses that may
result in a PUD area. By removing some of the rigidity of conventional zoning, the
City is able to have a more important role in shaping the manner in which land is
used.

Although the PUD option has advantages, the option is often not chosen as a
means for development because of the lengthy review process. A goa of this
Master Plan is to encourage a more streamlined PUD process that will encourage

its use while maintaining the control necessary.

Capital | mprovements Plan

The Planning Commission has an active role in setting the goals for the public
improvements in the City. The Capital Improvements Plan is reviewed and adopted
each year by the Commission and forwarded to the City Council. City Council is
responsible for adopting portions of the Plan as part of the annual budget. This
process helps provide assurance that capital improvements and expenditures are
carried out in afiscally sound manner consistent with the goals and policies of the

City and its citizens.
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This programming of public works in advance through the capital budgeting
process provides the means to anticipate public expenditures for up to six years
into the future, resulting in coordination of expenditures formed within the context
of a balanced community development program. The process further aids in
selecting public works projects based on both priority of need and necessity related
to other methods of financing. The potential for shared costs with federal, state,
county and other levels and agencies of government can be scheduled and related

to project needs, methods of financing and to construction.

Public Participation

Public participation has been invaluable in the preparation of this document. A
summary of activitiesislisted below:
e Testimony from the business community regarding commercia development
and redevel opment

e Input from Botsford Hospital representatives concerning future expansion of
health care facilities

e Sitevisit by Planning Commission and City Council of nearby “new
urbanism” devel opment

e Numerous public study sessions of the Planning Commission

e Joint meeting open to the public and televised on the local community
access channel of the City Council and Planning Commission to present the
draft plan

e Resident input received at Planning Commission Study Sessions and Public
Hearings on Draft Plan prior to formal adoption

Following adoption of the Master Plan for Future Land Use, public participation
will once again be welcomed and encouraged as the City considers ordinance

amendments necessary to implement the vision embodied within the plan.
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FARMINGTON

FARMINGTON

August 22,2013

Dear Reader,

In 2009, our two Cities recognized a need to facilitate the revitalization of the Grand River Corridor. It was determined by the two City Councils that a
cooperative and strategic approach would have the most impact. The Corridor Improvement Authority Act was identified as the best tool to facilitate such
a cooperative effort. Additionally, the Act provided the resources and tools that would be necessary to make a new vision possible along the Corridor.

In 2011, two Corridor Improvement Authority Boards were created to lead this important revitalization effort. These dedicated volunteers representing the
business and residential communities are committed to results and the ultimate success of this area. We are proud of the work that the two Corridor
Improvement Authority Boards and City Staff have done -- the Grand River Corridor Vision Plan.

This plan lays out a strategic vision for the Corridor and helps outline a path to achieving revitalization. We truly thank them for their dedication and
efforts and look forward to the implementation of the Plan.

Our communities are committed to seeing this part of our two Cities being reborn. We hope the excitement of this vision is contagious and we find the
partners necessary to make it happen. The Cities and the two Corridor Improvement Authorities are dedicated to this effort. Please do not hesitate to
contact either City to learn how you can use this plan to positively impact this critical corridor. Vision with us; dream with us; together as partners we can
make this plan a reality.

Thank you for interest.

Tom Buck Barry Brickner

Mayor Mayor

City of Farmington City of Farmington Hills

City of Farmington Hills ¢ 31555 West Eleven Mile Road e Farmington Hills Ml 48336 e 248.871.2500 Phone e 248.871.2501 Fax
City of Farmington e 23600 Liberty Street » Farmington M| 48335 e 248-474-5500 Phone e 248-473-7261 Fax
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A. OVERVIEW

The Grand River Corridor Vision Plan is a joint
planning project involving the cities of Farmington
and Farmington Hills. The intent of the Plan

is to improve the appearance, connectivity, and
economic competitiveness of the Grand River
Corridor. The process has incorporated widespread
public input in developing a plan for the future

of the Grand River Corridor. The ultimate goal

is to make the area a great place for people to

live, work, gather, and navigate easily whether
they are walking, biking or driving. A variety

of planning issues are involved including land

use, transportation, open space, and economic
development, as well as the look and feel of the
Corridor. This document defines a clear vision

of the Corridor that communicates the overall
development intent for the area to both the public
and private sectors.

B. A CALL TO ACTION

In 2009, both communities completed their
respective master plans, and both address the
Corridor. Since the completion of the master
plans, each City has created its own Corridor
Improvement Authority (CIA) that work
cooperatively to plan for the Grand River
Corridor. The purpose of the CIA is to create

a vision for the Corridor and then establish
recommendations to implement that vision. The
Plan will be used to guide and promote future
growth and development, including capital
improvements. The CIA also has the power to
establish special financing programs to implement
the recommendations of the Plan.

Grand River Corridor Vision Plan

C. PROJECT STUDY AREA

The study area for this project was defined by the
Grand River Corridor Improvement Authority and
totals 460 acres and three miles in length. Figure
1.2 shows the boundaries of the project study area.

D. WHAT ARE THE ISSUES?

At the time this planning process was initiated
in 2012, the current state of the study area
presented the CIA with a variety of opportunities
and challenges that needed examination to create
a vision for the future of the Corridor. How

to address the following issues was taken into
consideration while developing the Plan for the
Corridor:

a. Define and promote economic development
Improve the streetscape

Strengthen surrounding neighborhoods

a0 o

Enhance connections within the Corridor, and
connect to areas adjacent to the Corridor
Improve the image/character

Improve access for walking and biking

Utilize existing assets

o ™o

Create places for gathering/entertainment

E. PLANNING APPROACH

The process to prepare the Corridor Plan was
based on a balanced approach that included public
input, transportation and land use analysis, and

an evaluation of current economic conditions and
trends. The process included participation from a
broad array of community stakeholders, including
key property and business owners, the inclusion of
whom ensures embodiment of community ideas
and earns community support. It also recognized

existing market and economic trends to ensure

the vision and plan developed was balanced with
economically viable solutions. In summary, a truly
comprehensive approach was followed to create

a plan for the Corridor; one that would fully
integrate land use, transportation, parks and public
spaces, economic development, and other physical
elements.

Figure 1.1 outlines the process that the planning
team followed to develop the Plan. The Plan was
created with a strong foundation in public input
that was balanced with technical analysis, creating
stepping stones that yielded an informed and
intuitive plan.

Figure 1.1 - Planning Process
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Figure 1.2 - Project Study Area
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F. PLAN STRUCTURE

The Plan is divided into seven chapters. Chapters
1-3 introduce the Plan and summarize existing
conditions and public input. Chapters 4-6

include the Corridor vision, development
principles, proposed land use plans, and plan
recommendations. Chapter 7 provides guidance to
the CIA and the cities on how to implement the
Plan.

Plan Chapters

e Chapter 1—Introduction
This chapter provides context about the study
area and why the CIA is planning for the
future. Descriptions are provided for what the
Plan is, as well as how it is organized.

* Chapter 2—Existing Conditions
This chapter provides snapshots of a variety
of topics that explain existing conditions
throughout the Corridor. These topics were
researched and the resulting analysis is
presented along with a summary of the key
points.

* Chapter 3—Public Involvement
This chapter summarizes the methods used to
engage the public. A vision was derived from
the comments received and is presented in the
document.

Chapter 4—Corridor Vision

This chapter introduces the Corridor vision.
The vision is a result of extensive public
input and existing condition research. The
components of the vision are made up of a
vision statement and development principles
that describe the desired direction of future
growth and development in the area.

Chapter 5—Proposed Land Use

The land use chapter serves as a tool to
guide the CIA as it works with developers to
accommodate growth. The growth should
be in line with the Plan vision and priorities.
Public input, existing land use patterns and
development potential form the basis of

the proposed land use recommendations as
presented in the Plan.

A key component of the Plan is to illustrate
future growth and development within

four focus areas throughout the Corridor.
This chapter also provides a vision for how
development should occur within those focus
areas.

Chapter 6—Recommendations

This Chapter includes a list of the Plan
recommendations. The recommendations are
organized by principle, and include illustrative
renderings of key elements to consider with
each principle.

* Chapter 7—Implementation

The implementation chapter prioritizes the
recommendations offered in the Plan. This
resource will guide the CIA and City officials
as to the timetable by which recommendations
should be acted upon, as well as the parties
that should be involved in achieving each
recommendation.

8 | Grand River Corridor Vision Plan



Historic Winery located along Grand River Avenue

Fire Department / Community Center located along Grand River Botsford Hospital located along Grand River Avenue
Avenue

Introduction | 9
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EXISTING CONDITIONS
KEY FINDINGS

Dominated and segregated by existing
roadway design

Retail dominated district
Real and perceived vacancies

Northwest area of interchange largely
underutilized

Multiple gateways

Access management and traffic flow
issues

Large expanse of area between current
pedestrian crossings (one mile)

Limited public transit opportunities

Fragmented corridor character

Grand River Corridor Vision Plan

A. OVERVIEW

In looking forward to the future of the Grand
River Corridor, it is important to first take stock of
the current conditions in the area. Just as different
components of the Corridor are interrelated, so
too are the different sections of the Plan. Taking

a holistic view of the existing conditions in the
Corridor provided the planning team with a strong
understanding of how different factors influence
one another, allowing for a better integration of
the Plan components and a better plan overall.

This analysis of existing conditions helps ensure
that the recommendations made later in the
Plan are feasible and will address the needs of
the community. In conjunction with the public’s
input, the information summarized in this
chapter influenced the planning process and
served as a baseline by which the vision and Plan
recommendations were developed.

1. CHAPTER ELEMENTS

This chapter includes an analysis of key elements
that shape the existing, and future, conditions in
the project study area. Specifically the following

existing conditions were examined:

Existing Plans

Urban Form

Land Use

Neighborhood Amenities

Transportation

RAR NN A

2. STUDY AREA DISTRICTS

Three distinct districts emerged along the
Corridor. The districts were determined based
on land uses in the area, as well as physical and
natural boundaries. Examining the Corridor as a
whole and at the district level provided another
layer, or lens, from which to assess the conditions
in the Corridor. The three districts that were
identified are as follows:
¢ North District
From Mayfield Street to the north to Orchard
Lake Road to the south.

e Middle District
From Orchard Lake Road to the north to
Middlebelt Road to the south.

¢  South District
From Middlebelt Road to the north to west
Eight Mile Road to the south.

B. EXISTING PLANS

Since the Corridor study area is within two
separate municipalities, it is important to
understand, acknowledge, and integrate the
recommendations of the plans in place within each
jurisdiction. The following plans were evaluated:

* Farmington Hills Master Plan

* Farmington Hills Redevelopment Committee
Report

* City of Farmington Master Plan




This subsection contains an analysis of each plan
and the key findings and recommendations that
address or impact the project study area.

Within the Corridor there are a number of areas that are vacant or
underutilized. A common theme in all the plans that were evaluated
in this section was the need to allow for a mix of uses with a higher
intensity of uses in key locations.

1. FARMINGTON HILLS
MASTER PLAN

The Master Plan focused on providing
guidance for various target areas in the
community, both residential and non-
residential. The City’s general vision for
Grand River Avenue is for mixed-use and
sustainable development. The following

specific redevelopment areas are identified in
the Master Plan:

Redevelopment Areas:

Botsford Hospital Business Redevelopment

Avrea:

* Includes sites near Botsford Hospital,
located just east of Middlebelt.

* Hospital plans to expand in an organized
way that respects neighborhoods.

* Change local street patterns to minimize
development impacts on neighborhood
traffic.

Western Business Redevelopment Area:

¢ Includes sites on the north side, between
west City limit and Grand River Avenue
split.

* Several non-conforming conditions exist as
a result of historic development patterns.

* Flexibility is needed to accommodate
redevelopment, especially if smaller sites.

Eastern Business Redevelopment Area:
* Includes frontage sites on Grand River
Avenue near Eight Mile Road.

* 1994 Corridor Study recommendations are
still relevant.

* Allow mixed-use expansion into
neighborhoods, only if it includes all
existing residences.

Mixed-Use Areas:

¢ North of M-5, south of Grand River
Avenue, west of the Grand River Avenue
split.

e South side of Grand River Avenue, east of
Middlebelt.

* Larger sites are more conducive to
commercial expansion.
Development should respect the Rouge
River floodplain.

Existing Conditions

13



14

2. FARMINGTON HILLS
REDEVELOPMENT
COMMITTEE REPORT

In 2005, a committee was established to
develop a plan for redevelopment. The
Committee’s report suggested that new zoning
ideas, streamlined review procedures, and
financial incentives were needed to facilitate
future redevelopment. In addition, seven
specific areas were targeted for redevelopment.
Two of them are relevant to this study, the
recommendations for which are summarized
below:

Area #5: Grand River Corridor from M-5 to
Eight Mile Road, focused on the intersection
at Middlebelt Botsford Hospital Business
Redevelopment Area

Challenges
* Existing development does not meet zoning
and ordinance constraints

e Shallow lots

* Visibility

e Lack of investment by some owners
* Multiple ownership

e Traflic concern (high speed merge from
expressway)

* Economic feasibility of redevelopment

e Traffic safety

Off-street parking

Marginal market opportunities

Lack of residential development

Lack of evening/night activity
Right-of-way expanse, lack of visibility

Lack of identity, consistency

Recommendations

Create pedestrian scale, encourage walking.
Slow traffic down. Create theme.

Review height limitations, possible parking

deck?

Regulations (height, setbacks, use) are a matter
of right. This would encourage developers to
purchase multiple properties, something that is
necessary to overall development and which is
the most difficult to do.

Shorten the review process but still have
protections in place.

Need to decide what uses are desired, and then
put correct infrastructure in place to attract
those uses.

Empbhasize “gateway to Farmington Hills”.

Put businesses up to the street to encourage
walking. The Fire Station is an excellent
example. Grand River Avenue encourages “up
to the street” businesses.

Six-foot walks don’t encourage pedestrians.
Need 15-20 foot walks.

* The area needs different overlay zoning
than north of 696 due to different

demographics.

Area #6: Area bound by Grand River Avenue,
Orchard Lake Road and Freedom Road

Challenges

e Access

* Visibility

* Floodplain

* Lack of investment

* Non-conforming development

* Economic feasibility of redevelopment
* Building setbacks too deep

* Discover appropriate use

Recommendations

* A possible regional detention basin? This
would relieve individual parcels from this
responsibility, creating additional value on
every other piece of property that would use
the basin. It would increase the amount of
buildable area on all other parcels and give
financial relief to developers.

Grand River Corridor Vision Plan




3. CITY OF FARMINGTON
MASTER PLAN

Overall Development Strategy

* Include additional regulatory flexibility for
redevelopment

* Streamline the review process to allow
for some administrative reviews of facade
changes that meet the highest design
guidelines

* Incorporate incentives into the ordinance to

encourage desired features

* Identify key redevelopment areas in Plan

Redevelopment Areas

Grand River Avenue and Power Road:

* Pedestrian-scale buildings and friendly
design

* Low-intensity commercial

* DPedestrian links to neighborhoods to the
north and south, to the downtown and
Rouge River

Grand River Avenue and Orchard Lake Road:
* Mixed-use with traditional design (parking
in rear, zero front setbacks)

¢  General commercial and service uses

* Redevelop historic winery into adaptive
reuse

* Integrate river into design
* Transit and pedestrian-friendly design

* Incorporate streetscaping

* Provide appropriate screening between
commercial and residential uses

Other Recommendations
Residential Neighborhoods:

* Encourage continued home maintenance

* Consider tree replacement programs to
diversify the type and size of trees in case of
large-scale tree loss

* Improve pedestrian safety and links to
downtown

* Redevelopment Strategy:
» Promote ownership opportunities

» Encourage improvements to older,
smaller homes to retain growing families

» Consider a housing study to evaluate the
current housing supply and demand

» Provide redevelopment examples
» Identify potential redevelopment sites

Non-Motorized Transportation:

* Promote additional and improved links to
downtown

* Fill in any sidewalk gaps within
neighborhoods

* Coordinate pathways with Farmington Hills

* Ensure proper pedestrian links to local
schools and promote “Safe Routes to
School” programs

e Ensure all sidewalks are accessible

* Maintain safe pedestrian crossings

Existing Conditions
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KEY FINDINGS

* Improve pedestrian connections

* Enhance image/gateway at the
interchange

* Promote the adaptive reuse of the West

River Center

* Target the northwest quadrant
of the interchange for a signature
redevelopment project

* Consider a road diet and integration
of bicycle, public space, or pedestrian

infrastructure

Grand River Corridor Vision Plan

C. URBAN FORM

A complete analysis of the urban form was
performed. The goal of this step was to establish a
baseline of the conditions in the Corridor from an
urban design perspective. The following physical
elements were examined:

Natural Amenities
Pedestrian Connectivity
Gateways

Streetscape and Roadways

Character

AN N

Parking

The result of this analysis was used later in the
planning process when crafting the vision and
recommendations of the Plan.

1. NATURAL AMENITIES

The Rouge River offers an excellent opportunity
for development along the Corridor, creating a
dense tree canopy that extends from Downtown
Farmington through the length of the study

area and past Eight Mile Road. Because areas
adjacent to waterways are often highly desirable
for residential and light commercial land uses,
these properties should leverage the river and tree
canopy as a unique amenity. The addition of
walking or biking trails along the river corridor
would be a great opportunity to provide recreation
for the community, as well as establishing a safe,
walkable connection to properties throughout the
Corridor.

2. PEDESTRIAN CONNECTIVITY

The three-mile stretch of Grand River Avenue
study area contains a total of just five pedestrian
crossings that connect the north and south sides
of the street. Pedestrian crossings spaced at such
large distances make it very difficult for people
to access many of the businesses and properties
along the Corridor. Pedestrians in some areas of
the Corridor could walk up to one half mile just
to reach a street crossing. In addition, the width
of the street (four lanes per direction of travel) and
volume of traffic to the south of the interchange
make crossing the street in this area both difficult
and unsafe.

3. GATEWAYS

Gateways are an effective way to signal the entry
into an area or district and reinforce the brand/
image of a place. Three primary gateways

are present within the Corridor, with a large
majority of the traffic along Grand River Avenue
entering and exiting through one of these areas.
These gateways are the first areas residents and
visitors experience when entering the Corridor
and provide an opportunity to make a positive
impression and experience.

Several secondary gateways are evident throughout
the Corridor, including the intersections of

Grand River Avenue at Orchard Lake Road,

Nine Mile Road, and Middlebelt Road. These
secondary gateways should convey the entry into
the commercial corridor from the surrounding
residential districts.




4. STREETSCAPE AND
ROADWAYS

The size and volume of Grand River Avenue
presents a unique set of challenges and
opportunities for the district, particularly for the
portion south of the interchange. This stretch of
roadway has up to eight lanes in most areas, as
well as a large continuous median down to Eight
Mile Road. The size and width of the roadway
creates a scale that is not particularly hospitable

to pedestrian or bicycle activity. Improving or
creating street trees, pedestrian elements, dedicated
pedestrian crossings, and bicycle lanes are all useful
methods for bringing the streetscape down to a
pedestrian scale. These street treatments can be
effectively used along the entirety of Grand River
Avenue, both above and below the interchange.

5. CHARACTER

Development along the Corridor has occurred
throughout the past several decades in an uneven
and inconsistent pattern. The Corridor currently
supports a mixture of land uses and buildings of
various architectural styles, quality, sizes and ages.
While portions of the Corridor have received
substantial investment throughout the years, effort
should be made to address blighted properties and
increase the overall quality and aesthetics within
the district.

6. PARKING

The Grand River Avenue Corridor developed
around the automobile and thus parking is a
necessary consequence. Segregated land uses
that provide enough parking for peak demand
create large areas of parking that may be fully
utilized only several days out of the year, if

ever. Shared parking and access agreements,
reductions in minimum parkjng requirements, and
arrangements of complementary land uses are all
recognized ways to reduce the burden of parking
on landowners.

Existing Conditions
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Figure 2.1 - Urban Form North District
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Figure 2.2 - Urban Form Middle District
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Figure 2.3 - Urban Form South District
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South District Key Findings

* Only one pedestrian crossing

* Primarily six-lane road with two
additional turn lanes

* Limited access to greenspace

* Boulevard is a barrier to connectivity
and image
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D. LAND USE

A land use analysis of the study area was
conducted and focused on housing, retail, office,
and institutional uses. The goal of this task was to
establish baseline data of current land uses against
anticipated market trends in the study area. To get
a clear understanding of land use in the Corridor,
the land use pattern was examined using current
county land use data (see Figure 2.4) and a field
survey of how land is currently being used in

the Corridor (see Figure 2.5). The field survey
provided a detailed look at the specific types of
businesses within the Corridor.

The existing land use conditions in the Corridor
were largely a result of Grand River Avenue’s
historical roots as a primary arterial roadway
radiating from Detroit. As a result, over time, the
Corridor has been home to a variety of land uses
including industrial, housing, and commercial and
neighborhood services.

Today the Corridor can be characterized as
commercial with hubs of institutional, housing,
and office uses.

A thorough analysis of the Corridor and each
district in the Corridor was conducted. The key
findings from this analysis are reported in the box
to the right for the Corridor as a whole and in the
following pages by district.

OVERALL LAND USE
KEY FINDINGS

* More than a quarter of the Corridor is
retail or vacant land creating opportunities
for redevelopment and integration of a
variety of land uses.

e There is a large volume of commercial/
retail related uses in the Corridor and
the region that limits the competition for
commercial space and in turn drives down
rents and values.

* Medical office is nearly a quarter of the
study area, and is a high-quality use that
has potential to expand into a major
medical cluster.

* Lot sizes vary from short shallow lots to
larger commercial super centers. The small
shallow lots present some challenges from
a redevelopment perspective because they
do not easily accommodate a variety of

building types and sizes.

*  While office makes up approximately 34
acres of the study area, there is currently
no class A office space that creates an
opportunity for new office product,
specifically along M-5.

* Quality public spaces are not a component

of the Corridor.

* 'There are a number of entertainment-type
land uses in the Corridor that are aging but
are valued by the community.

Figure 2.4 - Qverall Corridor Land Use
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Industrial
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Figure 2.5 - Overall Corridor Detailed Land Use
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1. LAND USE -
NORTH DISTRICT

KEY FINDINGS

* Large areas of commercial / retail
* Two large multi-family areas
* Gateway into Downtown Farmington

* Large commercial center underutilized

EMERGING IDEAS

* Enhance north gateway

* Create linkage to existing park/greenspace
network

* Focus revitalization effort around large
commercial center

* Manage traffic flow on Grand River Avenue
between Orchard Lake Road intersections
through signage and roadway enhancements

* Consider road diet, especially north of the
Orchard Lake intersection

Figure 2.6 - North District Land Use Breakdown

Industrial

Vacant 2.3 acres
3.7 acres \ -

Public /
Institutional
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Multifamily
12.3 acres
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North Grand River Avenue Streetscape

Bridge Over Rouge River
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Grand River Corridor Vision Plan




Figure 2.7 - North District Land Uses
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Figure 2.8 - Middle District Land Use Breakdown

2. LAND USE - oo,
MIDDLE DISTRICT
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Civic

* Dominated and segregated by existing roadway 5.2 acres

design

Entertainment

¢ Retail dominated district 3.8 acres

* Real and perceived vacancies

* Northwest quadrant of interchange largely

underutilized : Retail

AR5 ara View facing Target develooment

EMERGING IDEAS

* Improve pedestrian connections

Restaurant
6.6 acres

* Enhance image/gateway at the interchange

* Consider the adaptive reuse of the West River
Center

* Target the northwest quadrant of the
interchange for a signature user/users

* Consider a road diet and integration of bicycle,

public space, or pedestrian infrastructure

View driving south before interchange

Street view facing north toward Farmington Opportunities for redevelopment at vacant properties
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Figure 2.9 - Middle District Land Uses
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3. LAND USE -
SOUTH DISTRICT

KEY FINDINGS AND EMERGING

IDEAS

Grand River Corridor Vision Plan

Botsford Hospital is the primary anchor
Small-scale retail, shallow lots

Limited office and housing options
Limited vacant land/space

Promote the development of other cluster
uses in this area

Enhance the gateway into the Corridor at
Eight Mile Road

Improve pedestrian connections in and
around the hospital

Consider the adaptive reuse of the boulevard
to help brand, soften the appearance, or
improve mobility

Figure 2.10 - South District Land Use Breakdown
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Fzgure 2.11 - South District Land Uses
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4. HUBS OF ACTIVITY

The study area and surrounding neighborhoods
are reasonably well served by public and semi-
public uses. This creates an opportunity to
enhance connections between these uses and the
Grand River Corridor. These areas included the
following:

* Six Schools

* Eight Places of Worship
*  One Government Facility

* Three Community Housing Developments

e 'Three Parks

The social hub analysis did reveal a lack of public
parkland. Figure 2.12 contains approximately
six square miles of area, with only three public
parks within its boundaries (one park per two
square miles). None of these parks were located
on the Corridor, revealing a need for an increase
in public space and parkland along Grand River
Avenue.

Grand River Corridor Vision Plan

Farmington High School

Botsford Hospital Community Housing

Farmington Hills Dog Park

Montessori School

Old Town Park




Figure 2.12 - Hubs of Activity

B

A 23

Legend

@ Place of Worship @ Government Facility m Community Housing 0 0125 025 0.5

Existing Conditions

29



30

5. TRANSPORTATION
ANALYSIS

A. OVERVIEW

An assessment of transportation conditions based
on available data and observations was conducted
as part of this study. The purpose of this step

was to identify if any potential issues involving
circulation/network, safety, connectivity, or access
management are present and to what degree they
may influence future development in the Corridor.

The built environment throughout the project
study area is largely shaped by the current
configuration of Grand River Avenue. Many
questions at the onset of this project revolved
around the design of Grand River Avenue. More
specifically, if the number of lanes in the current
configuration were warranted.

A cursory transportation analysis on Grand River
Avenue was performed as part of this project. The
purpose of the analysis was to understand the
current level of service on Grand River Avenue and
explore a future road diet that eliminates travel
lanes.

B. EXISTING CONDITION

The results of the analysis showed the existing level
of service in the study area was typically rated at

an A or B level, primarily allowing for free flowing
traffic with little to no delays. The model did show
an area where the level of service dropped to a D
and E, a very unstable flow. This area was primarily
around and between the Grand River Avenue and

Grand River Corridor Vision Plan

Orchard Lake Road intersections. The unstable

flow in this area was largely around the peak hour
(see Figure 2.13).

C. ROAD DIET SCENARIO

The model was run for the road diet scenario,
eliminating one travel lane in either direction

on Grand River Avenue. Under this scenario,

the model showed that Grand River Avenue

still maintained a relatively high level of service
throughout the Corridor, with the exception of
the pre-existing hot spot around the Orchard Lake
Road intersection where significant delays would
be expected (see Figure 2.14).

D. NEXT STEPS

This analysis provides preliminary insight into

the Level of Service (LOS) for both the existing
condition and a road diet scenario. As this was not
a fully completed transportation study, no specific
solutions were developed from the transportation
analysis as part of the Plan.

Based on the results of the transportation analysis,
it was determined that the feasibility of a road
diet on Grand River Avenue should be further
analyzed. By eliminating travel lanes on Grand
River Avenue there is potential to gain additional
Right of Way (ROW) for public use such as a bike
lane, expanded streetscape, or other types of public
space while generally maintaining an acceptable
level of service. Narrowing the roadway would
also likely help to reduce travel speeds and create a
more human scaled environment throughout the
Corridor.

ROAD DIET

The road diet is a relatively new concept.
Many roadways have been overbuilt to keep
pace with increases in automobile travel but
some roadways actually perform worse with
the additional lanes. A road diet solves this
problem by removing unnecessary lanes or
narrowing existing travel lanes to reallocate
space for other needs such as pedestrian paths,
bicycle lanes, transit facilities, etc.

LEVEL OF SERVICE (LOS)

Level of Service is the rating system that
engineers use to describe the traffic flow and
capacity of roadways, with A as the highest
rating and F as the lowest rating.

RIGHT OF WAY (ROW)

Right of Way refers to the public land
bordering private property that contains
roadways and utilities.




Figure 2.13 - Grand River Avenue Existing Level of Service
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Figure 2.14 - Grand River Avenue Road Diet Level of Service Scenario
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Table 2.1 - Grand River Avenue Level of Service (Existing and Road Dier Scenarios)

Grand River Corridor Plan Existing Conditions Road Diet
Intersection LOS Corridor LOS Corridor LOS

Road 1 Road 2 Road 3 X-Section | Mid-Day |A.M. Peak|P.M. Peak] X-Section | Mid-Day [A.M. Peak|P.M. Peak
Grand River |8 Mile 8-Lane Blvd B B C 6-Lane Blvd B C
Grand River [ X-Over SE of Botsford 8-Lane Bivd A B A 6-Lane Blvd B A
Grand River | X-Over NW of Pearl 8-Lane Blvd A A B 6-Lane Blvd A B
Grand River | X-Over SE of Roosevelt 8-Lane Blvd A B B 6-Lane Blvd B D
Grand River  |Middlebelt 8-Lane Blvd B B C 6-Lane Blvd C C
Grand River | X-Over NW of Middlebelt 8-Lane Blvd B B B 6-Lane Blvd B B
Grand River |9 Mile Orchard Lake 5-Lane C D E 3-Lane E
Grand River  |Orchard Lake 5-Lane B C C 3-Lane D E
Grand River  |Power 5-Lane A A A 3-Lane A B
Grand River  |Grove 5-Lane A A A 3-Lane A A

Analysis used Synchro V.8, Trafficware

Note: Highlighted cells indicate a change
in LOS from Existing Conditions.

Grand River Corridor Plan Existing Conditions Road Diet
Segment LOS Corridor LOS Corridor LOS

Road 1 From To X-Section | Mid-Day |A.M. Peak | P.M. Peak] X-Section | Mid-Day [A.M. Peak|P.M. Peak
Grand River |8 Mile Middlebelt 8-Lane Blvd A A 6-Lane Blvd A A
Grand River  |Middlebelt 9 Mile Transition A/D A/C Transition C/ Ll B Lill
Grand River |9 Mile Orchard Lake 5-Lane C E 3-Lane C E
Grand River  |Orchard Lake [Power 5-Lane A A 3-Lane B B
Grand River Power Grove 5-Lane A A 3-Lane B B

Analysis used ArtPlan 2009, FL DOT

Note: Highlighted cells indicate a change
in LOS from Existing Conditions.

Existing Conditions
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COMMUNITY OUTREACH

More than 200 participants
and 500 ideas contributed

*  Six Taskforce Meetings

*  Four Focus Groups

*  Two Joint Planning Commission
Meetings

*  One Community Summit

*  One Open House

*  One Online Survey

KEY FINDINGS
* Develop a brand for the Corridor

* Improve the overall character

* Enhance community gathering

* Increase connections

* Offer more housing options

* Improve mobility

* Connect with the natural environment
* Encourage redevelopment in target areas
* Slow trafhc

* Strengthen the economy

* Re-purpose the historic winery

 Offer more parks and recreation areas

A. OVERVIEW

Public outreach and engagement is a critical

step in the planning process. A realistic and
implementable plan must be guided by the goals
and aspirations of the community. The public
engagement process for the Grand River Corridor
used a multifaceted approach that included public
meetings, focus groups, and an online survey.

The overall public engagement approach was
widely advertised to the community through a
comprehensive outreach campaign. Community
members from Farmington and Farmington
Hills had a variety of opportunities to have their
thoughts and opinions heard regarding the future
of the Grand River Corridor.

This section provides an overview of the primary
public input sessions and the key findings from
each session.

B. FOCUS GROUPS

Overview

The planning team held a series of meetings with
stakeholders and staff on November 19, 2012. A
total of four meetings were held that included
members of the business community, developers,
government officials, chamber of commerce
members, community organizers, and millennials.
Six staff members from Farmington and
Farmington Hills and 18 community stakeholders
participated in the meetings.

At each meeting, stakeholders were given an
overview of the project, including an outline of
the study area, project goals, and a description
of the planning process. The planning team led
stakeholders from each meeting through two
exercises described in detail below. The exercises
provided participants with a framework for
conveying their thoughts, ideas, and opinions
about the Corridor’s future.

ldeas Gathering and Mapping
Exercises

In the first exercise, facilitators led participants
through an idea gathering exercise. Participants
were asked to consider what could be done to
make the Corridor the best it can be in the future.
Participants listened to a narrative and imagined
what different aspects of their lives would be like
in 10, 15, and 20 years. Participants recorded
their ideas, then shared and discussed them in
small groups. The planning team then recorded
the ideas. The visioning exercise yielded 57 ideas
which were then sorted into general categories.

Participants also worked through a mapping
exercise. Each group had a large map of the
Corridor and participants placed color-coded
stickers on areas they would like see Preserved
(kept as is), Enhanced (given a “facelift”) or
Transformed (changed entirely) (see Figure 3.1).
Four PET maps were created, which were then
overlaid into one map. These maps were later used
in the planning process to identify which areas
should be preserved, enhanced, or transformed.

Grand River Corridor Vision Plan



Results Map
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Figure 3.1 - “PET"” Exercise
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Note: This figure shows a study area that is larger than the official project
study area. The area south of Eight Mile Road was removed from the project
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PET EXERCISE

PET (Preserve, Enhance, Transform) is an
exercise in which participants are asked to
place colored dots on a map where they
would like to see an area to be preserved,
enhanced or transformed. PET maps give
the planning team insight into which areas
are working well, could use some help, and
should be completely re-thought.

C. WEB SURVEY

A web survey was created on December 12, 2012
to collect feedback from the general public. A
number of newspaper articles and websites
advertised the survey, asking for the public’s
participation. The survey included four questions:

1. What can we do to improve the Corridor to
make it the best that it can be in the future?

2. What do you think the biggest challenge is
facing the Corridor?

3. If the boulevard between the interchange and
Eight Mile Road was utilized or improved,
what would you like to see incorporated into
the overall design?

4. If the Corridor Improvement Authority were
to use special funding mechanisms to conduct
capital improvements in the Corridor without
raising taxes, what would you see as the highest
priority for investment?

Grand River Corridor Vision Plan

In general, many of the responses expressed
concern over the Corridor’s character, mobility,
economic viability, and vacancy issues.

D. COMMUNITY SUMMIT

A Community Summit was hosted for the general
public to contribute to the planning process. The
meeting took place on January 23, 2013 at the
William M. Costick Activities Center.

The consulting team gave participants an overview
of the project including the goals, planning
process, study area, and key findings from the
existing conditions analysis. Small groups were
formed and organizers led participants through an
idea gathering exercise as well as a PET mapping
exercise. (See focus group meeting section for a
description of these exercises).

Forty-six residents and business owners
contributed more than 150 ideas and
recommendations for shaping the future of the
Corridor.

The facilitator from each group shared a summary
of the results of the Ideas for the Future exercise
and gave an overview of the PET map. Many of
the groups had similar ideas and concerns and
several themes emerged.

E. COMMUNITY OPEN

HOUSE

On March 13, 2013 a public open house was held
to present draft elements of the Vision Plan and
the general public’s input on the Plan’s elements.

Attendees had an opportunity to comment on
the vision for the Plan, development principles,
focus area plans, and transportation options.

In general, the public responded positively to

the draft elements presented, and gave some
recommendations to amend elements of the focus
area plan and development principles.

Approximately 60 members of the public attended
the meeting and completed 16 worksheets,
providing feedback on the vision, principles,
objectives, and focus area plans.




F. JOINT PLANNING
COMMISSION MEETINGS

At two separate milestones during the project,
the Planning Commissions from Farmington and
Farmington Hills came together to provide input
on the Plan.

The first joint meeting focused on the project’s

overall purpose, scope, and role of the Planning

Commissions. The Commissions’ roles included

the following:

e Provide feedback to the Vision Plan Taskforce
during the planning process

* Acknowledge and integrate the Vision Plan or
plan elements during Master Plan updates

* Consider code recommendations to help
implement the Vision Plan

e Embrace the vision for Grand River Corridor

e Aim to be redevelopment ready and promote
future economic investment in the Corridor

The second joint meeting focused on code
recommendations. Both Commissions had
extensive input on the type of recommendations
they would like to see as a result of the planning
process. The preferred direction was to provide
general recommendations and allow each
Commission to independently create new
zoning code text/ordinances for their respective
jurisdiction.

Participants had a variety
of opportunities to interact
with staff and provide
feedback on the primary

plan elements

GRAND RIVER CORRIDOR
PUBLIC OPEN HOUSE

WEDNESDAY
MARCH 13, 2013
5-8PM

Zieger Administration &
Education Building
Botsford Hospital

28050 Grand River Ave
Farmington Hills, Ml 48336

Open House Flyer

Public Open House

Public Meeting #1

Public Open House

Public Involvement
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CORRIDOR VISION ‘




A. OVERVIEW

A vision statement and series of development
principles were identified for the Corridor.
The vision statement is the desired outcome
of the Corridor expressed in simple terms.
The development principles are statements of
intent that describe in words how the physical
environment should be shaped in the future.

POLICY HIERARCHY

Vision statement

The vision statement is the desired
outcome of the Corridor expressed in
simple terms.

Development Principles
Statements of purpose that describe the
desired direction of future growth. The
principles serve as the framework for
identifying the redevelopment concepts.
The purpose and intent of the principles
are represented in the Corridor Plan.

Objectives (Recommendations)
Actions (program, policy or plan) to
achieve the development principles.
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The vision and principles were created from a
thorough analysis of key themes identified through
the existing conditions and public input processes.
The public process was designed to encourage
collaborative understanding and information
sharing among local citizens, stakeholders, staff,
and consultants. Therefore, the principles resulting
from the public process reflect both the intuitive
knowledge and wishes of citizens who are familiar
with the Corridor, as well as the planning team’s
and task force’s technical analyses of the Corridor

(described in Chapter 2).

The principles guided the work of the consultant
team during the creation of the Plan and
recommendations for the Corridor described in
Chapter 6 of the report. This chapter provides a
brief description of the vision and development
principles for the Corridor. The principles are
not listed in any order of priority. Each principle
should be equally considered when evaluating
future improvements and developments in the
Corridor.

B. VISION STATEMENT

The following vision statement was developed
and should serve as the guiding policy statement
to evaluate how future growth and development
meets the intent of the Plan.

The Grand River
Corridor will provide a
balance of land uses
that will reinvigorate
and enhance both the
business and residential
communities. A variety of
developments will bring
together combinations of
shopping, living, working,
and recreation in settings
marked by distinctive
architecture, public
gathering areas, and
transportation options.




C. DEVELOPMENT
PRINCIPLES

This section of the report outlines the development
principles and illustrates how each principle is
reflected in the land use plan.

Listed below are the development principles and
a description of how future development should
reflect the intent of the principle.

1.

Community Image and Character

High-quality architecture and urban design
elements/treatments will create a signature
environment along the Corridor.

. Mobility

The Corridor will allow for a safe and enjoyable
environment for walking, biking, public transit,
and automobiles for people of all ages and
abilities with minimal conflicts among users.

. Connections

The Corridor will be well connected with
surrounding areas, providing choices for people
to move throughout the Corridor, adjoining
neighborhoods, centers of commerce, and
public spaces.

. Redevelopment

The economic success of the Corridor will be
enhanced by supporting a balance of retail,
office, institution, and housing in a vibrant and
integrated development pattern.

. Neighborhoods and Housing

A variety of housing options will be promoted
in the Corridor.

. Natural Environment

Future Corridor growth and development will
respect, enhance, complement, and integrate

the Rouge River Corridor

. Public Space

New Corridor public spaces will provide a
pleasant environment for community gathering
and outdoor activity.

. Sustainability

Future growth and development in the
Corridor will follow best management practices
in environmental planning and construction.

X ~\
¢S

S0

s931

s8¢
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DEVELOPMENT PRINCIPLE 1

Community Image and Character:
High-quality architecture and urban design
elements/treatments will create a signature
environment along the Corridor.

ARCHITECTURE STREETSCAPE LIGHTING - G E
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Figure 4.1 - Development Principles 2 and 3 Implementation Diagram
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Mobility: The Corridor will allow for a 1] Connections: The Corridor will be well

safe and enjoyable environment for walking, connected with surrounding areas, providing

biking, public transit, and automobiles for i choices for people to move throughout the

people of all ages and abilities with minimal .| Corridor, adjoining neighborhoods, centers

conflicts among users. of commerce, and public spaces.
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Figure 4.2 - Development Principle 4 Implementation Diagram
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DEVELOPMENT PRINCIPLE 4

Redevelopment: The economic success of
the Corridor will be enhanced by supporting
a balance of retail, office, institution,

and housing in a vibrant and integrated
development pattern.
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- Redevelopment focus areas
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Figure 4.3 - Development Principle 5 Implementation Diagram
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DEVELOPMENT PRINCIPLE 5
Neighborhoods and Housing: A variety

of housing options will be promoted in the
Corridor.
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Single family residential areas
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Figure 4.4 - Development Principle 6 Implementation Diagram
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DEVELOPMENT PRINCIPLE 6

Natural Environment: Future Corridor
growth and development will respect,
enhance, complement, and integrate the
Rouge River Corridor.
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Existing wooded / river area
& Opportunities to connect to river corridor

#= Future development to engage river corridor
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Figure 4.5 - Development Principle 7 Implementation Diagram
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o
DEVELOPMENT PRINCIPLE 7
Public Space: New Corridor public spaces

will provide a pleasant environment for
community gathering and outdoor activity.

Legend 0 0125 025 05

Miles
Source: Oakland County, Field Check 10-29-12

@ Enhanced streetscape to connect public
nodes

@ Proposed public space within general

redevelopment areas

Proposed public space within focus areas
(with 1/4 mile walking distance)
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DEVELOPMENT PRINCIPLE 8

Sustainability: Future growth and
development in the Corridor will follow

best management practices in environmental

planning and construction.

LTI

g™

BIOSWALE
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GREEN ARCHITECTURE
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A. OVERVIEW

The focus areas and proposed land use plan within
this chapter are the result of an extensive existing
conditions analysis and continuous public and
stakeholder input. These plans represent the
intent of the development principles and reflect
the overall vision for the Corridor.

B. CORRIDOR FOCUS AREAS

Four areas were selected for further study to
showcase how redevelopment efforts within the
Corridor could occur. These areas were selected
by the task force as the best opportunities

for redevelopment within the Corridor. A
combination of factors went into this decision,
including the depth of the properties, success
of the current land use, and public response
throughout the engagement process.

The concepts shown on the following pages

are not intended to be definitive plans on how
development should occur in these areas, but
rather act as examples of how development
principles and quality urban design can be applied

to realize the Corridor’s vision.

Botsford Focus Area

Because of its proximity to the existing hospital,
the Botsford Focus Area has enormous potential
to leverage future development. The PET exercise
revealed Botsford as an asset the public wanted to
preserve while transforming and enhancing the
surrounding area.

Orchard Lake Focus Area

Home to an aging strip center, the Orchard
Lake Focus Area was chosen as a way to connect
redevelopment efforts to the historic winery.
The large property depth makes this area a great
opportunity for mixed-use redevelopment and
high-quality public space.

Grand River North Focus Area

The task force and the public saw the Grand River
North Focus Area as a place to enhance existing
development and offer new opportunities for
mixed-use and retail.

Grand River South Focus Area

The Grand River South Focus Area was chosen due
to its high freeway visibility and a strong desire by
the public to see this property redeveloped. Two
concepts were developed, with the first addressing
the desire for increased recreational opportunities
within the community and the second addressing
the opportunities presented by excellent freeway

visibility.




Figure 5.1 - Focus Area Map

n Grand River North Focus Area

n Botsford Focus Area
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1. BOTSFORD FOCUS AREA

The Botsford area redevelopment concept leverages
the existing Botsford Hospital as the foundation
for future economic growth and development by
clustering supporting land uses that reinforce the
strength of the hospital. The area will become a
medical campus anchored by the hospital.

To improve connectivity to the hospital and
surrounding businesses, Botsford Drive has been
extended to connect with Eight Mile Road.
Streetscape beautification, enhanced pedestrian
connections, a transit stop, and a gateway
treatment are proposed for the area. Medical
offices have been clustered near the hospital and

Grand River Corridor Vision Plan

offer a variety of specialized products and services.
As the nature of medical care adjusts to more
outpatient treatment, a hotel located nearby can
give patients a convenient option for stays. A
senior/assisted living facility located in the district
allows residents easy access to medical care while
taking advantage of the Rouge River’s natural
character. Development capable of supporting a
mixture of uses will allow flexibility to respond to
specific market demands and can include uses such
as restaurants, pharmacies, or retail.

Site Data

+/- 45 acres

Approx. Site Area:

Medical Office: +/- 141,000 sq. ft.

Mix of Uses: +/- 64,000 sq. ft.

(office / commercial / residential)
Hotel:

150 rooms

Residential Retirement: 50,000 sq. ft.

ELN NN

Hardscaping

Transit Stop
. Parking:

+/- 1,540* spaces




Figure 5.2 - Botsford Focus Area Redevelopment Concept
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2. ORCHARD LAKE FOCUS
AREA

The overall goal for the Orchard Lake Focus Area
is to create a pedestrian-friendly experience that
offers significant public space, a mixture of uses,
and celebrates the historic winery. The mixture
of complementary land uses will allow each use to
leverage the other, creating value from increased
convenience and proximity.

Commercial buildings are organized around

a triangular greenspace with a centralized
roundabout as the focal point and smaller
plazas and terraces filling in between buildings.

Greenspace allows for pedestrian activity within
the area and also increases the visibility and
competitiveness of adjacent businesses. This
greenspace continues across Grand River Avenue
where it becomes a terrace and yard for the historic
winery.

Pedestrian activity near the roundabout is
reinforced by placing office buildings at the
perimeter, that act as a transitional zone between
higher intensity commercial and lower intensity
residential to the north. Residential buildings are
placed closer to the street with parking located
behind to further define the pedestrian character.

Site Data

Approx. Site Area: +/- 29
B office: +/- 90,000
B Mix of Uses: +/- 86,500

(commercial, office, residential)

D Residential: 80

D Park Space +/-3.25
@ Transit Stop
- Hardscaping

+/- 940

120

acres
sq. ft.

sq. ft.

units

acres

spaces,
on-street
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Figure 5.3 - Orchard Lake Focus Area Redevelopment Concept
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3. GRAND RIVER NORTH
FOCUS AREA

The concept for this focus area is to preserve and
enhance what is currently successful in the area.

Acting as an anchor for the focus area, the
existing Target building is retained and braced
by smaller scale storefronts offering a mixture of
uses. Additional storefronts are added across the
street, creating a pedestrian scale area appropriate
for retail, entertainment, and dining. The street
terminates at the school, which acts to define

the edge of the pedestrian area. With limited
visibility from Grand River Avenue, the rear

of the property is better suited for residential

use. Residential units are placed in the back half
of the property and are organized around two
elongated greenspaces. Proximity to the school,
the existing Target, and the new commercial and
entertainment uses become an attractive amenity
for residents, further creating value and ensuring
its success.

The development is connected to the rest of the
Corridor through a public transit stop located
adjacent to the entrance. The transit stop faces
the interchange, which is enhanced with plantings
and landscaping reinforcing the gateway into the
Corridor.

Site Data

Approx. Site Area: +/- 35

. Mix of Uses: (new) +/- 63,500

(existing) +/- 137,000

D Residential: 130

B School 60,000
. Hardscaping
@ Transit Stop

. Parking +/- 833

90

acres

sq. ft.
sq. ft.

units

sq. ft.

spaces,
on-street
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4. GRAND RIVER SOUTH
FOCUS AREA - OPTION A

Option A preserves the Grand River Avenue
South focus area as a recreational use. A large
community park with a host of amenities becomes
the central recreation space for residents and
visitors.

A trail is one of the organizing elements in the
park, connecting the different activities and
providing space for walkers and bikers. A multi-
use sports field is located to the west, with a

playground and splashpad located just east of

Grand River Corridor Vision Plan

the field. Adjacent to the playground is a new
restaurant building to serve both the park users
and the community. A pond provides activities
for fishermen in the summer and ice skaters in

the winter. The building located to the west of
Orchard Lake Road can support a mixture of uses,
which will allow businesses and organizations to
respond to specific market demands.

Site Data

Approx. Site Area: +/- 28.5 acres

. Mix of Uses: +/- 47,000 sq. ft.

(commercial, office, residential)

. Restaurant

. Hardscaping

+/- 10,000 sq. ft.

+/- 100 spaces




Figure 5.5 - Grand River South Focus Area Redevelopment Concepr “A”
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5. GRAND RIVER SOUTH
FOCUS AREA - OPTION B

Located at the corner of the M-5 interchange, the
Grand River Avenue South focus area provides
an excellent location for high profile offices and
businesses.

Increased visibility and good freeway access to

the site makes this property attractive for larger
scale offices. Two buildings placed near the
interchange frame the entrance into the Corridor
district, with landscaping improvements proposed
for the interchange medians. Two more office

buildings are located at the other corner of the
site and are situated to address the Grand River
Avenue streetscape, as well as frame the Orchard
Lake Road intersection gateway. Outparcels that
allow a mixture of uses are included and may be
developed as restaurants or retail establishments to
support the high day-time population associated
with offices. The building located to the west of
Orchard Lake Road can support a mixture of uses,
which will allow businesses and organizations to
respond to specific market demand.

Site Data

Approx. Site Area: +/- 28.5 acres

. Ofhce:

. Mix of Uses: +/- 60,000 sq. ft.

(commercial, office, residential)

Hardscaping

+/- 264,500 sq. ft.

+/- 1,254 spaces
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Figure 5.6 - Grand River South Focus Area Redevelopment Concept “B”

N RN : g ~ ; -
= 2 Nine Mile Road o AR L
P - o i ) '
' o ! = Y h

{
¥

" onuoAy BI0D
SnudAY SIUAEH]

65

Proposed Land Use




66

C. PROPOSED LAND USE

The proposed land use plan outlines the preferred
uses throughout the Corridor and is a product

of the existing conditions analysis, stakeholder
input, and public input. This Plan offers a
certain amount of flexibility so businesses and
governments can react to specific market demands
that may occur. However, it does provide a

broad outline of where certain uses would be best
utilized. The cities of Farmington and Farmington
Hills have their own land use plans that should
take into account the future land use as described
in the Plan.

Grand River Corridor Vision Plan

Table 5.1 - Land Use Table

Land Use Type

Development Intent

Uses (P=Preferred, O=Optional)

Max .
Height
(Stories)

MF

OFF

Clv

RTL

INS

HTL

Medium-Density
Residential

This area is planned for medium density residential 10-20 units per acre. Residential
development in this area should be supported by public and green spaces within or
adjacent to the development. Residential developments should include sidewalks,
street trees, and connections within and outside of the development.

This area is planned for a mix of commercial and medium density residential 10-20
units per acre. Uses may be vertically or horizontally integrated. The overall mix

of commercial to residential should have a residential focus with approximately 60
percent of the area being used for residential. Development in this area should be
supported by public and green spaces within or adjacent to the development.

This area is planned for a mix of small to medium sized retail, office, and residential
uses both vertically and horizontally. Within pedestrian areas, office uses should be
encouraged on the second floor while retail uses should be reserved for the first
floor and have a strong street presence. These areas should be carefully planned
to complement the streetscape and help to create and define the public realm.
Development should be connected via a pedestrian network and include carefully
integrated public spaces.

35

The presence of Botsford Hospital is an opportunity for nearby support uses such
as professional medical offices and suppliers, laboratories, hotels, restaurants, and
senior residences and special needs. Development should be connected via ADA
accessible pedestrian networks and include carefully integrated public spaces and
transit.

The office district will promote larger scale office uses and buildings, typical of
corporate headquarters or office parks. These uses should have good connections
and visibility to the existing roadway network, especially the M-5 highway. Office uses
should integrate the existing natural areas and provide ample pedestrian connections
and public spaces.

MF Multi-family

OFF Office

crv Civic

RTL Retail

INS Institutional
HTL Hotel

The information presented in this table is a recommendation. Design flexibility should be granted as deemed appropriate by the local
municipality. The building blocks and preferred uses may vary slightly depending on market and site conditions.




Figure 5.7- Proposed Land Use Map
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A. TRANSPORTATION

The results of the existing transportation
conditions analysis outlined in Chapter 2 provided
insight into potential transportation projects.

Some design solutions were explored that would
enhance the transportation network, improve
local quality of life, and advance/support the
development principles outlined in the Plan. The
goal was to provide some additional direction
and insight as to what transportation projects and
studies the CIA may want to consider.

The projects outlined in this section have not been
fully studied, but have been examined to identify
their merits and general feasibility.

Grove Street to Orchard Lake Road
The Grove Street to Orchard Lake Road section
of Grand River Avenue is an existing five-lane
cross section, with signals at Grove Street and at
Power Road. This area was considered for future
improvements as the initial traffic model showed
capacity for a road diet.

Based on the existing conditions, an option to
change to a three-lane cross section with
on-street bike lanes in the remaining space could

be considered (curbs should not need to be

shifted).

Orchard Lake Road to Nine Mile Road
The Orchard Lake Road to Nine Mile Road
section was a ‘hot spot’ that was identified during
the preliminary existing condition analysis. This

g,
 AaiR

Option 1 - Cross Section of Street

section has traffic signals at Orchard Lake Road
and Nine Mile Road for intersection control. The
signals are within 980 feet of each other, which

is necessary to achieve and maintain a reasonable
level of service in this area, although traffic is still
an issue during peak hours.

Two options were considered in this area. The

first was to retain traffic signal controls for the

key intersections and five traffic lanes for vehicle
movements. On-street bike lanes by way of
rebuilding curbs to effectively widen the pavement

could also be considered.

AR

Existing - Cross Section of Street
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Option 1 - Cross Section of Street

The second option is to replace signalized
intersections with roundabouts. The roundabouts
would be two lanes with an approximate diameter
of 165 feet. Between the two roundabouts would
be two travel lanes in each direction separated

by a very narrow non-mountable (barrier)

median of about four feet. This would provide
access management for this segment. The seven
commercial driveways and three local street
intersections would be right in/out only. Left
turns would be indirect, using the roundabouts.
On-street bike lanes could be added in the
remaining space and curbs should not need to be
shifted except as needed for the roundabouts.

Option 2 - Cross Section of Street




Option 2 - Roundabouts

Nine Mile Road to Haynes Street
Nine Mile Road to Haynes Street is a standard
five-lane cross section used prior to transitioning
to the interchange. The area currently experiences
moderate flows, with a relatively high LOS.

A road diet with two bike lanes was considered for
this section of Grand River Avenue. Once outside
the influence area of the signal / roundabout at
Nine Mile Road, the roadway could transition to
a three-lane cross section with on-street bike lanes
in the remaining space. Curbs should not need to
be shifted except as needed for the roundabout.

QM

Option 1 - Cross Section of Street

Interchange

The existing M-5 interchange was identified by
stakeholders in the planning process as a major
barrier to future growth and development. The

primary challenge is that the interchange does not
allow for all movements. Eastbound M-5 freeway
cannot directly head to northwest Grand River
Avenue, nor can southeast Grand River Avenue
directly go east on M-5. Both movements must
use crossover between Colgate Street and Albion
Avenue.

Adding bike lanes should be considered with

the option of reconstruction. Reconstruction

was preliminarily examined, and two existing
intersections with similar conditions were
identified as best management solutions that
should be used as a reference (see junction of US-
12 at Michigan Avenue, north of the Willow Run
Airport in Ypsilanti).

US-12 at Michigan Avenue

US-12 at Michigan Avenue

Another option for the M-5 interchange would
realign westbound M-5 and reduce the median
width to 60-70 feet. This would eliminate the
need for the current bridge due to grade separation
and create an at-grade intersection between

M-5 and Grand River Avenue. Intersection
control with a traffic signal that would stop both
directions of M-5 at same time would be needed
for this scenario.

Purdue Avenue to Eight Mile Road
This section of Grand River Avenue is an eight-
lane wide median boulevard with traffic signals

at key intersections and select crossovers. The
existing LOS was A/B with B/C at the Eight Mile
Road intersection. A proposed transportation
improvement was considered that would add
on-street bike lanes. This improvement would
reduce the roadway to a six-lane boulevard, adding
on-street bike lanes in the remaining space. The
exception is within 500 feet of the intersection
with Eight Mile Road, where there is a need to
retain a full eight-lane cross section due to capacity
issues at the signal.

Existing - Cross section of Street

Option 1 - Cross section of Street

Recommendations
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B. ZONING

Part of the challenge to Corridor redevelopment

is the impact that local zoning will have on

future development. A key component to the
redevelopment success will lie in the reorganization
of land uses and development standards and
procedural requirements will determine how

that change will take shape. Community leaders
determined early on that a collaborative regulatory
approach is needed to provide the certainty and
consistency between Farmington and Farmington

Hills.

This section of the Plan identifies code elements
that should be considered when crafting ordinance
amendments to implement this study.

PLANNED UNIT
DEVELOPMENT (PUD)

A PUD is a regulatory process that allows
for comprehensive planning of large tracts
of land. PUDs often allow for a mixture
of uses, higher density and a relaxation

of zoning regulations in exchange for an
increase in discretion by City staff and
officials.

1. AUDITS OF EXISTING ZONING
City of Farmington Hills:

The majority of Grand River Avenue frontage is
zoned General Business (B-3) and Light Industrial
(LI-1). Other zoning includes:

e Office Service (OS1)

* Vehicular Parking (P-1)
* Multiple Family Residential (RC3)
* One Family Residential (RA3, RA4)

The Farmington Hills zoning ordinance contains
a planned unit development section (§34-3.20)
that allows any use listed in the zoning ordinance
to be considered, provided it is consistent with the
master plan. The ordinance also contains many
relevant sections that can achieve the vision and
principles of the Plan (see inset).

City of Farmington:

The majority of the Grand River Avenue frontage
is zoned Community Commercial (C2) and
General Commercial (C3). Other zoning
includes:

e Office Service (OS)
* Single Family Parking (R1P)
*  Multiple Family Residential (R3, R4)

The Farmington zoning ordinance contains a
planned unit development provision (Article 10),
that promotes many of the development principles
as outlined in the Plan.

Relevant Ordinance Sections
City of Farmington Hills

Sustainable Design § 34-3.23
Pedestrian Access § 34-3.24
Noise and Glare § 34-3.25
Parking Requirements § 34-5.2.15
Loading and Unloading § 34-5.4.6
Corner Clearance § 34-5.10
Fences § 34-5.12
Landscape Development  § 34-5.14
Walls and Berms § 34-5.15

Relevant Ordinance Sections
City of Farmington

Awnings and Canopies § 35-40
Pedestrian Walkways § 35-45
Exterior Lighting § 35-48
Fences § 35-49
Mechanical Equipment § 35-52
Building Design § 35-53
Buffer Zones § 35-184
Parking Article 14
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2. ZONING RECOMMENDATIONS
Approach

There are no immediate barriers to the type of
development envisioned in this study in the zoning
ordinances for the cities. Technically, the planned
unit development mechanisms that currently

exist in the ordinances for both Farmington

and Farmington Hills allow for flexibility in
dimensional requirements that may be needed

to achieve the vision, but there are ways that

the regulatory environment cannot only remove
barriers, but also facilitate development.

The following suggestions are ways to more
specifically enumerate the style, form, and quality
of development desired and attract additional
development interest:

* Rezone Land. Each City could rezone
property within the study area to a district that
more closely matches the proposed land uses.
Such an effort requires publication on a parcel-
by-parcel basis, which can create concern and
confusion amongst current and nearby business
and property owners. This method also assumes
there are existing districts in the City that
match the districts in the Plan. If matching
existing districts do not exist, this approach
can result in application of standards that were
not originally crafted for this unique corridor.
Alternatively, it could result in several similar,
yet slightly modified, districts that can become
cumbersome to enforce and understand. While

this approach is adequate, the overlay approach,
described below, is recommended.

Overlay Zoning. Adoption of an overlay
zoning district would provide a consistent

set of regulations that could be adopted by
both cities and eliminate the need for parcel-
by-parcel rezoning. The overlay could allow
maintenance of existing land uses until such
time as a redevelopment, change of use, or
significant expansion or remodel proposed by
the land owner. To provide the best consistency
between both cities, the overlay district should
be drafted in a fashion similar to a planned
unit development, with standards for approval
rather than rigid dimensional regulations. The
overlay should include the following:

» Common sets of allowed uses

» Basic building and parking placement

» Access requirements for both vehicles and
pedestrians

» A review procedure that is similar, if not the
same, for both cities

» Streamlined reviews

» Quality standards upon which flexibility
may be granted

» Requirement for development agreements
to specify flexibility, modifications, and
incentives agreed upon during the approval
process

Reviews

The following recommendations will promote

development in the study area by expediting

review and approval of proposed developments:

* Streamlining Approvals. Each City is
encouraged to adopt the focus area plans
provided in this study. The overlay, which is
recommended to be structured as a planned
unit development, would require a two-step
approval process. Endorsing the focus area
plans will strengthen the commitment to
these redevelopment concepts, and can attract
developers seeking an easier approval process or
places where they know what the community
wants. If the focus area plan is adopted as the
preliminary site plan, developers know a step
in the process has been eliminated, and may be
more likely to locate within the Corridor.

* Incentives. A more aggressive approach to
attracting developers is to establish an incentive
program. While financial incentives are the
most ideal, resources available to the CIA are
limited, especially in the short term. Over
time, as each City learns more about what will
and will not work along the Corridor, and as
financial resources grow, establishing additional
incentives beyond streamlining of reviews could

be explored.

Recommendations
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Table 6.1 shows the type of incentives (listed along
the top) that could be offered, if the recognized
benefits (listed along the left) are provided.

Uses

This Plan includes a future land use map, that
recommends one of four zones for parcels within
the Corridor. Table 6.2 provides more specific
direction regarding the sets and sub-sets of land
uses that should be considered. In this table uses
listed with a P could be a permitted land use,
while items listed with an S may be considered as a
special exception or conditional use.

Administration

In many ways, the requirements that should

apply to Grand River Avenue already exist in

local zoning ordinances. Therefore, rather

than rewriting these provisions, zoning for the

Corridor should refer to those districts so that

there is still consistency within each City. It is

recognized that while some of those provisions will

be relevant, there may be cases where this study

might suggest application of either more or less

stringent provisions. Therefore, given the array of

conditions that may or may not be acceptable, the

following elements should be incorporated:

* Grant flexibility provisions that state
modifications of strict dimensional
requirements if the request:

» Is consistent with the Corridor Plan and
development principles

»  Will not prevent or complicate logical
development of adjacent properties

Table 6.1 - Zoning benefit analysis

Incentives > Tax
Increment Use of
Lot Setback | Bldg. | Reduced | Stormwater/ | Financing | Municipal

Coverage | Relief | Height = Parking Utility (TIF) Parking
Recognized Benefit
Open Space X X X X
Low Impact Development X X X X
Mixed-Use X X
Higher Quality
Architecture *
LEED/Green Building X X X X
Additional Buffer b b X X
Pedestrian Facilities X X X X

» Is the minimum necessary to allow
reasonable development
»  Will not impair public safety
» Is not simply for convenience of the
development
* Allow the Planning Commission to impose
conditions needed to achieve consistency with
the development principles
* Require a Development Agreement, similar to
those currently required for a PUD

Development Requirements

The following should be incorporated into any
zoning ordinance for the Corridor:

* Streetscaping

» Front yards should maintain visibility of

»

entrances and present high quality building
frontages

Require sidewalks along all street frontages,
with wider paths along Grand River Avenue

Establish a street tree policy that is unique
for the Corridor

Consider uniform street lights

Lot size and coverage

»

Match residential areas to current residential
districts

Have no minimum or maximum for
Commercial/Mixed-use




Setbacks

»

»

»

Match residential areas to current residential
districts

Have no minimum front setback for
Commercial/Mixed-use

Consider a build-to requirement or a build-

« »
to zone

Transitions

»

»

Require rear buffers/walls/landscaping
between single family residential and other
uses

Encourage building step-backs to transition
from larger scale buildings to adjacent

neighborhoods

Parking

»

»

Refer to each City’s current parking
standards, but consider flexibility for other
available shared, structured, or municipal
parking

Allow parking study to determine when less
or more should be required

Building Design

»

»

»

Regulate quality, not architecture

Require a minimum storefront height and
minimum window area for first loor
Establish lighting standards that consider
modern and sustainable lighting options

Signs

»

»

»

Maintain visibility for commercial signage

Match sign size and height to speed limit on
Grand River Avenue

Consider visibility across median

Table 6.2 - Detailed land use recommendations

Zone

Medium-
Density
Residential

Residential
Mixed-use

Mixed-use

Medical Office

Multi-family

One-Family Dwelling

Two-Family Dwelling

Multiple-Family Dwelling

s~

Office

Medical

Professional

Financial

s Ra-Nav]

Drive-Through

a=Al s~ R s~ N lav)

[N s v Rav]

Civic

Schools

la~]

]

Universities

Public Buildings

s~}

w»

Retail

Personal and Professional Service

General Retail

Pharmacy

Studios of Fine Arts

s~ s Rav R lav)

w»n | g ;»mw | wm

Institutional

Hospitals

wn

Churches

Adult and Child Care Facilities

Hotel

Hotel/Motel

Bed and Breakfast

Lodging Facilities as an Accessory

to a Principal Use

P: Permitted, S: Special Exception
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IMPLEMENTATION 7




IMPLEMENTATION HOW TO USE THIS SECTION

A plan is only effective if implemented and the The implementation section outlines each

parties listed in this section will ultimately be development principle, the objectives needed to
responsible for the Plan’s success. These parties satisfy each principle, and what specific actions
should be continually engaged throughout are needed to reach each objective. Every action
the Plan implementation, not only with their has been assigned a series of parties responsible for
particular actions, but with realizing the complete completing the action.

vision for the Corridor. When actions require
multiple parties for completion, every effort
should be made to form cooperative partnerships
and relationships to fully address the action.

Symbol legend

P Priority Action City of Farmington @ CIA Private Landowners
Action should be initiated or
completed within one to three City of Farmington Hills @ MDOT / RTA Botsford Hospital
ears -
) @ Oakland County o SMART Neighborhood Associations
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PRIORITY ACTIONS

The Corridor Improvement Authority and the
task force worked through a series of activities that
yielded 11 priorities actions.

These items should be the first actions within the
Plan that are pursued, with the goal of completing
or initiating the action within one to three years.

TOP 11 PRIORITY ACTIONS

1.4

3.1

3.4

3.5

4.2

4.3

4.4

5.2

6.2

7.4

8.1

Create a streetscape design for the Corridor that includes concepts for the median and
along the street edge, to help unify the Corridor. Traditional lighting, landscaping,
public art, road design, non-motorized facilities and utility improvements should be
incorporated.

Develop a detailed transportation plan that explores the following network concepts:
a) Road diet along all or portions of the Corridor; b) Realignment/reconfiguration of
the M-5 split; and ¢) Realignment of the Orchard Lake Road jog.

Better integrate the M-5 freeway into the communities through realignment, new off-
ramps, and alternative alignments at the westbound Grand River Avenue split to M-5.

Work with key stakeholders like Botsford Hospital to coordinate connections and
redevelopment with their plans for expansion.

Allow mixed-use buildings that include upper floor residential as a way to activate key
development areas and provide urban-style housing.

Draw upon the momentum created at the Botsford Hospital site by establishing a
“medical village” of supportive uses within close (ideally walking) proximity.

Capitalize on sites with character, like the winery or those with river views, and build a
theme around them.

Develop regulations that encourage mixed-use and owner-occupied housing options over
large-scale rental units.

Embrace the Corridor’s proximity to the Rouge River by activating the river’s edge where
possible, developing a nature trail or multi-use pathway, and encouraging businesses that
will capitalize on the scenery and natural environment.

Plant gardens and landscaping to improve gateways and larger vacant areas in the right-
of-way such as in the median at the Grand River Avenue/M-5 split.

Create informational and incentive programs to encourage development of green

buildings, sites, and neighborhoods.

Implementation
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Development Principle 1 - Community Image and Character
High-quality architecture and urban design elements/treatments will create a signature environment along the
Corridor.

Action Responsible parties

Action 1.1 @

Develop a logo and brand theme for use when marketing the
Corridor to businesses, developers and young professionals.

Action 1.2 '@' @ oo

Design a wayfinding package that includes coordinated signage and
historical markers. Such signage should also assist in helping locate
businesses across the median, especially where visibility is limited.

Action 1.3 '@ @ f: o

Continue to coordinate with the Farmington Public Safety
Department and the Farmington Hills Police Department to
coordinate traffic patrols and safety along the Corridor.

» Action 1.4 =) @ @ i

Create a streetscape design for the Corridor that includes concepts
for the median and along the street edge, to help unify the
Corridor. Traditional lighting, landscaping, public art, road design,
non-motorized facilities and utility improvements should be
incorporated.

Action 1.5

Develop building guidelines that encourage compatible
architectural character that creates themes along the Corridor while
allowing the design freedom needed to attract creative development.

Action 1.6 @@m

Consider locations where on-street parking can be provided, and
encourage off-street parking in rear and side yards that include
appropriate buffers between them and adjacent neighborhoods.
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Action 1.7 '@'@m

Work with the Farmington and Farmington Hills Public Service
Departments on community clean-up initiatives, both within the
right-of-way and on private sites in need of attention.

Action 1.8 '@'

Organize community events that celebrate the themes that emerge
along the Corridor. Events can be initiated by the Corridor
Improvement Authority, either City, or key stakeholders along the
Corridor.

Action 1.9 '@' @

Seek out opportunities to bury utility lines located in the median or
in the front yards of businesses.

Implementation
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Development Principle 2 - Mobility
The Corridor will allow for a safe and enjoyable environment for walking, biking, public transit, and automobiles for
people of all ages and abilities with minimal conflicts among users.

Action Responsible parties

Action 2.1 @ @ b

Narrow the travel portion of Grand River Avenue to accommodate
additional non-motorized facilities that will provide better access
for those without vehicular access and improve travel choices for all
users.

Action 2.2 '@ @

Improve the environment for transit through land use and
regulatory policies, and physical changes to the Corridor.

Action 2.3 e ®

Improve road crossings at key locations by narrowing crossing
distances through a road diet or curb bump-outs. Unsignalized
locations may require additional signage, lighting or signals to alert
motorists to potential non-motorized activity.

Action 2.4 '@ @ @

Coordinate the development of a multi-use pathway that generally
runs parallel to the Corridor, the route for which may be within
the road right-of-way, within the riparian corridor along the Rouge
River, on private property, or on dedicated easements.

Action 2.5 BEoe®aE0 N w

In addition to a regional pathway, continuous sidewalks should be
provided along both sides of Grand River Avenue for the entire
length of the Corridor. Where more urban environments are
planned, wider sidewalks should be included to provide room for
public gathering and outdoor seating.
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Development Principle 3 - Connections
The Corridor will be well connected with surrounding areas, providing choices for people to move throughout the
Corridor, adjoining neighborhoods, centers of commerce, and public spaces.

Action Responsible parties

» Action 3.1 '@ @ o

Develop a detailed transportation plan that explores the following
network concepts: a) Road diet along all or portions of the
Corridor; b) Realignment/reconfiguration of the M-5 split; and
¢) Realignment of the Orchard Lake Road jog.

Action 3.2 BEoe&i® & — ba

Ensure that through traffic does not interfere with the residential
quality of adjacent neighborhoods. Traffic calming should be
implemented through careful road re-design rather than quick fixes
like stop signs and speed bumps.

Action 3.3 - ®

Use wayfinding to assist travelers in locating their destination.
Visibility, especially across the median portions and at the Grand
River Avenue/M-5 split, is especially challenging.

» Action 3.4 @ @

Better integrate the M-5 freeway into the communities through
realignment, new off-ramps, and alternative alignments at the
westbound Grand River Avenue split to M-5.

» Action 3.5 '@

Work with key stakeholders like Botsford Hospital to coordinate
connections and redevelopment with their plans for expansion.
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Development Principle 4 - Redevelopment

The economic success of the Corridor will be enhanced by supporting a balance of retail, office, institution, and

housing in a vibrant and integrated development pattern.

Action Responsible parties
Action 4.1 '@ @

Elevate the status of the Corridor so it is attractive to high quality
businesses. Re-organize the mix of uses so that they are presented
in themed hubs along the Corridor that will synergize, rather than
compete with one another.

P Action 4.2
Allow mixed-use buildings that include upper floor residential as
a way to activate key development areas and provide urban-style
housing.

» Action 4.3
Draw upon the momentum created at the Botsford Hospital site
by establishing a “medical village” of supportive uses within close
(ideally walking) proximity.

P Action 4.4
Capitalize on sites with character, like the winery site or those with
river views, and build a theme around them.

Action 4.5

Attract younger residents by offering more urban environments,
employment opportunities, mixed-use and non-motorized
connections.

Action 4.6
Use larger businesses to anchor key development nodes.
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Action 4.7

Allow for broader redevelopment of underutilized sites, considering
incentives to motivate developers such as parking reductions,
building height or density bonuses, or flexible non-conforming
standards.

Action 4.8

Review local water and sewer agreements to ensure adequate
capacity exists for the future land uses proposed for the Corridor.
If excess capacity exists, consider ways to use such capacity as an
incentive for redevelopment.

Action 4.9
Search for grants from private and public sources to help fund
redevelopment activities.

Action 4.10

Identify one to two catalyst redevelopment projects within the
identified focus area. Consideration for the projects should be if
the property is under single ownership and is a key to the overall
development of the area.

Action 4.11

Create a redevelopment corporation/partnership with Botsford
Hospital. The organization should focus on the redevelopment of
the neighborhoods surrounding the hospital, promoting healthy
lifestyles and families.

Action 4.12
Prepare a marketing handbook/collateral to promote the
redevelopment of the focus areas and identified catalyst projects.

Action 4.13

Develop an expedited review and approval process for new
development(s) within four focus areas or identified catalyst
projects.

© &

SOC

SO

© &

© @ & b

SOC

SOC
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Development Principle 5 - Neighborhoods and Housing
A variety of housing options will be promoted in the Corridor.

Action Responsible parties

Action 5.1 @

Allow more urban, high-density residential options that are not
widely available in the area, especially near priority development
areas.

» Action 5.2 @

Develop regulations that encourage mixed-use and owner-occupied
housing options over large-scale rental units.

Action 5.3 '@

Ensure public amenities and parks are incorporated into new
residential development. Use of development massing or clustering
might be considered as a way to maximize development in some
areas of the site to allow for parks and other amenities.

Action 5.4 '@'

Ensure proper transitions between uses that protect the character of
existing neighborhoods. These transitions may be achieved through
allowing residential to take the place of commercial retail along

Grand River Avenue as the extension of the existing neighborhood.

Action 5.5 @ I

Encourage the formation of Block Clubs and Homeowner
Associations in residential developments to provide a structure for
greater public involvement.

=]
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Development Principle 6 - Natural Environment
Future Corridor growth and development will respect, enhance, complement, and integrate the Rouge River
Corridor.

Action Responsible parties

Action 6.1 BEoe@E0 N

Work with the Southeast Michigan Council of Governments on
a Low-Impact Development plan for the Corridor that will help
improve the volume and quality of stormwater retention and
management for those historic sites with inadequate facilities.

» Action 6.2 e @ ®

Embrace the Corridor’s proximity to the Rouge River by activating
the river’s edge where possible, developing a nature trail or multi-
use pathway, and encouraging businesses that will capitalize on the
scenery and natural environment.

Action 6.3 '@ @ @

Develop a Corridor beautification program that uses volunteer
assistance to maintain parks, clean up the river, or plant flowers in
the median.

Action 6.4 '@ @ @

Work to obtain easements along the Rouge River over time for
the purpose of establishing a greenway along the river through the
Corridor.

S+
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Development Principle 7 - Public Space
New Corridor public spaces will provide a pleasant environment for community gathering and outdoor activity.

Action Responsible parties

Action 7.1 @ @

Develop a plan to incorporate public spaces, either in the form of
plazas, parks or gathering areas along the Corridor.

Action 7.2 '@

Consider a community garden in areas needing a catalyst to bring
residents and visitors to underdeveloped areas of the Corridor.

Action 7.3 @

Ensure street furniture that coordinates with the overall Corridor
streetscape is provided in areas near transit stations, mixed-use areas
or parks.

» Action 7.4 @ @

Plant gardens and landscaping to improve gateways and larger

vacant areas in the right-of-way, such as in the median at the Grand
River Avenue/M-5 split.
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Development Principle 8 - Sustainability
Future growth and development in the Corridor will follow best management practices in environmental planning and construction.

Action Responsible parties

» Action 8.1 @ @

Create informational and incentive programs to encourage
development of green buildings, sites and neighborhoods.

Action 8.2 @

Support opportunities to accommodate alternative energy resources
such as electric, solar and wind energy.

Action 8.3 e &

Encourage building and site design that incorporate green

design principles such as reduced energy consumption and water
conservation and elements such as electric vehicle charging stations,
green roofs, water conservation and other innovative design.

Implementation | 89



90 | Grand River Corridor Vision Plan




ACKNOWLEDGEMENTS

GRAND RIVER CORRIDOR IMPROVEMENT AUTHORITY

City of Farmington City of Farmington Hills

Tony Anthony Teresa Brazzle
Tom Buck Barry Brickner
Dr. David Carron Spencer Brown, Chair
Paul King, Chair Michael Gendjar
Jeff Scott Susan Haight
Patrick Thomas Jasdeep Mann
Jim Smith

VISION PLAN TASKFORCE

Jeff Scott, Farmington Planning Commission

Kevin Christiansen, Economic and Community Development Director, City of Farmington
Vincent Pastue, City Manager, City of Farmington

Spencer Brown, Chair, Farmington Hills CIA Board

Susan Haight, Farmington Hills CIA Board

Steve Schwartz, Farmington Hills Planning Commission

Mark Stec, Staff Planner I, City of Farmington Hills

Nate Geinzer, Assistant to the City Manager, City of Farmington Hills

Steve Brock, City Manager, City of Farmington Hills

CITY OF FARMINGTON

Kevin Christiansen, AICP, PCP, Economic and Community Development Director
Vincent Pastue, City Manager

CITY OF FARMINGTON HILLS

Nate Geinzer, Assistant to the City Manager
Steve Brock, City Manager

PLAN PREPARED BY:

OHM i:l

Advancing Communities+ ~ Great Solutions. -
Great Communities.

The Grand River Corridor will
provide a balance of land
uses that will reinvigorate and
enhance both the business
and residential communities.
A variety of developments will
bring together combinations
of shopping, living, working,
and recreation in settings
marked by distinctive
architecture, public gathering
areas, and transportation

options.

GRAND RIVER CORRIDOR
VISION PLAN
ADOPTED AUGUST 22, 2013

Acknowledgements

91





