
AGENDA 
PLANNING COMMISSION REGULAR MEETING  

CITY OF FARMINGTON HILLS  
AUGUST 18, 2022, 7:30 P.M.  

FARMINGTON HILLS CITY HALL – CITY COUNCIL CHAMBERS 
31555 W. ELEVEN MILE ROAD, FARMINGTON HILLS MI 48336 

Cable TV:  Spectrum – Channel 203; AT&T – Channel 99 
YouTube Channel:  https://www.youtube.com/user/FHChannel8 

www.fhgov.com 
(248) 871-2540

32680 Northwestern Hwy 
23-02-126-130

1. Call Meeting to Order
2. Roll Call
3. Approval of Agenda

4. Public Hearing

A. REVISED PUD PLAN 3, 2021 
LOCATION:
PARCEL I.D.:
PROPOSAL: Construction of a multiple-family apartment building in B-2,

Community Business and B-3, General Business Districts
ACTION REQUESTED: Recommendation to City Council
APPICANT: Robert Asmar, NWH Holdings, LLC,
OWNER: NWH Holding, LLC

30000 Grand River 
23-35-201-009
Renovation of existing building for restaurant with
addition of drive through in B-3, General Business District
Site Plan approval by Planning Commission
Nicholas Shango
West River Shopping Center LLC

July 21, 2022, Special and Regular meetings 

5. Regular Meeting
A. SITE PLAN 60-7-2022

LOCATION: PARCEL
I.D.: PROPOSAL:
ACTION REQUESTED:
APPLICANT: OWNER:

6. Approval of minutes

7. Public Comment
8. Commissioner’s Comments
9. Adjournment

Respectfully Submitted, 

Marisa Varga 
Planning Commission Secretary 

Staff Contact 
Erik Perdonik 
Interim City Planner, Planning Office, Planning and Community Development Department 
248-871-2540

https://www.youtube.com/user/FHChannel8
http://www.fhgov.com/


eperdonik@fhgov.com 

NOTE:  Anyone planning to attend the meeting who has need of special assistance under the Americans with 
Disabilities Act (ADA) is asked to contact the City Clerk’s Office at 248-871-2410 at least two (2) business days prior 
to the meeting, wherein arrangements/accommodations will be made.  Thank you.   

mailto:eperdonik@fhgov.com
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 28 W. Adams, Suite 1200  |  Detroit, Michigan  48226  |  (313) 962-4442   
www.GiffelsWebster.com 

August 9, 2022 
 
Farmington Hills Planning Commission 
31555 W 11 Mile Rd 
Farmington Hills, MI 48336 
 

PUD – Final Determination  
Case:   PUD 3, 2021 
Site:    32680 Northwestern Highway (Parcel ID 22-23-02-126-130) 
Applicant:  NWH Holdings, LLC/Robert Asmar 
Plan Date:  revised 7/18/2022 
Zoning:   B-2 Community Business and B-3 General Business 
 
We have completed a review of the application for PUD qualification referenced above and a summary 
of our findings is below. Items in bold require specific action by the Applicant.  Items in italics can be 
addressed administratively.   
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SUMMARY OF FINDINGS  
 
Existing Conditions 
 
1. Zoning. The site is currently zoned a mix of B-2 and B-3. 

2. Existing site.  The site is 5.53 acres and is mostly vacant, having been formerly occupied by all or 
parts of several commercial buildings. The site has no wetlands or other notable natural features.    

3. Adjacent Properties.  

Direction Zoning Land Use 
North  B-2 w/ PUD (Northpoint) Senior housing 
East  B-3/RC-2 Multiple Family Commercial/multi-family 
South B-3 Commercial 
West B-2/B-3 w/ PUD (Northpoint) Commercial 

4. Site configuration and access.  The site is proposed to be accessed from a single driveway, shared 
with the Northpoint PUD, which occupies the land to the west and north.  

 
PUD Qualification: 

Under Section 34-3.20.2, the Planning Commission may make a determination that the site qualifies for 
a PUD based on the following criteria and procedures. At its meeting on February 18, 2021, the 
Planning Commission granted preliminary PUD qualification approval to the site, citing the plan’s 
compliance with all objective viii of Section 34-3.20.2.E. (see discussion of E below). At the time, 
planning commissioners generally did not take issue with the proposed use, but several expressed 
reservations about the scale of the use, particularly its density and height. The PUD was also reviewed 
by the Planning Commission at its meeting of August 19, 2021, and again June 16, 2022; both times, a 
recommendation was postponed to provide an opportunity for the applicant to amend the plan in 
response to discussion at the meeting. The motion to postpone included non-binding advice to the 
applicant to reduce height and overall density, and increase the east side setback. Density and 
building height have been reduced since the June meeting. The applicant is seeking final PUD 
qualification, but is not seeking site plan approval concurrent with final qualification. Preliminary 
approval is not a guarantee of final approval. 
 
Criteria for qualifications. In order for a zoning lot to qualify for the Planned Unit Development option, 
the zoning lot shall either be located within an overlay district or other area designated in this chapter as 
qualifying for the PUD option, or it must be demonstrated that all of the following criteria will be met as 
to the zoning lot: 

A. The PUD option may be effectuated in any zoning district. 
B. The use of this option shall not be for the sole purpose of avoiding the applicable zoning 

requirements. Any permission given for any activity or building or use not normally permitted 
shall result in an improvement to the public health, safety and welfare in the area affected. 
The proposed use—apartments—is not permitted in the B-2 or B-3 districts, though the portion 
of the site zoned B-2 is planned for multiple-family residential on the Future Land Use map.  

C. The PUD shall not be utilized in situations where the same land use objectives can be 
accomplished by the application of conventional zoning provisions or standards. Problems or 
constraints presented by applicable zoning provisions shall be identified in the PUD application. 
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Asserted financial problems shall be substantiated with appraisals of the property as currently 
regulated and as proposed to be regulated. 
The applicant is proposing significantly more density than is permitted in any of the three RC 
multiple-family districts (more than twice the permitted density of the RC-3 district). The 
applicant’s narrative provides rationale behind the proposed density, essentially averring that a 
denser development serves as a step-down to the RC-2 district to the east from the commercial 
uses and regional thoroughfare to the south and east. 

D. The Planned Unit Development option may be effectuated only when the proposed land use will 
not materially add service and facility loads beyond those contemplated in the Future Land Use 
Plan unless the proponent can demonstrate to the sole satisfaction of the city that such added 
loads will be accommodated or mitigated by the proponent as part of the Planned Unit 
Development. 
The number of apartment units proposed on the site clearly exceeds the number of multi-family 
units that could be built under other multi-family zoning; the site’s current commercial 
designation (primarily B-2) supports uses with a wide array of traffic demands. Nevertheless, this 
is a large number of units. The applicant provided a traffic study in 2021; we defer to engineering 
for a review of its findings, and also note that the number of units has increased in the 
meantime. The complex would utilize the same access point to Northwestern Highway as the 
rest of the Northpoint PUD; there is not a vehicular connection from the apartments to 14 Mile 
or the senior housing parking lot.    

E. The Planned Unit Development must meet, as a minimum, one of the following objectives of the 
city (bold items are those directly addressed in the applicant’s original narrative): 
i. To permanently preserve open space or natural features because of their exceptional 

characteristics or because they can provide a permanent transition or buffer between land 
uses. 
Open space is primarily found on the site in the courtyard commons, though the narrative 
calls attention to an intent to create a dense buffer to the east and utilize green roofs and 
landscaping on the building’s various tiers to mitigate its overall impact. Plans now show the 
buffer to the east. 

ii. To permanently establish land use patterns which are compatible or which will protect 
existing or planned uses. 
The Future Land Use map does identify the northern portion of this property as multiple-
family residential. As the planning commission considers the proposed use’s compatibility 
with surrounding uses, the proposed scale of the use should feature prominently in the 
discussion. 

iii. To accept dedication or set aside open space areas in perpetuity. 
iv. To provide alternative uses for parcels which can provide transition buffers to residential 

areas. 
v. To guarantee the provision of a public improvement which could not otherwise be 

required that would further the public health, safety, or welfare, protect existing or future 
uses from the impact of a proposed use, or alleviate an existing or potential problem 
relating to public facilities.  
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The applicant’s narrative cites the access management benefit of the single driveway to 
Northwestern Highway, versus the separate driveways that previously served the individual 
commercial sites here. 

vi. To promote the goals and objectives of the Master Plan for Land Use. 
As noted above, the future land use map does call for multiple-family residential on the B-2 
portion of the property, leaving a commercial liner along Northwestern Highway. The 
proposed project introduces this use, though at a higher density than permitted elsewhere in 
the city.  

vii. To foster the aesthetic appearance of the city through quality building design and site 
development, the provision of trees and landscaping beyond minimum requirements; the 
preservation of unique and/or historic sites or structures; and the provision of open space 
or other desirable features of a site beyond minimum requirements. 
The applicant notes that the building is designed to create a gateway appearance for the 
city, fosters further walkability in the area, and is designed not to look monolithic (some 
conceptual illustrations were provided, though the planning commission is not making any 
decision on these or any other aspect of the site plan at this time). Building materials are 
also cited toward meeting this objective.  If this PUD is approved, the PUD Agreement should 
include reference to proposed exemplary design and materials (including brick masonry and 
fiber cement products, and the green roof elements mentioned above) that are proposed 
and require that they be a part of the development. 

viii. To bring about redevelopment of sites where an orderly change of use is determined to be 
desirable. 
The applicant’s narrative calls attention to the large number of commercial buildings in the 
area that are not occupied, or listed for lease or sale, noting that an influx of residents to the 
area would increase the pool of potential patrons for remaining businesses. The planning 
commission cited this objective in its motion to grant preliminary PUD qualification.  

Though only one objective must be met by the plan, the applicant’s original narrative directly 
addressed objectives i, ii, and v.-viii. At the preliminary qualification stage, the motion to grant 
preliminary qualification cited only objective viii.     

 
F. The PUD shall not be allowed solely as a means of increasing density or as a substitute for a 

variance request; such objectives should be pursued through the normal zoning process by 
requesting a zoning change or variance. 
An increase in density is certainly sought by the applicant. Given that the proposed use is not 
permitted in the underlying district, it appears that the request is not made solely to avoid a 
variance. However, several deviations from ordinance standards would be requested to facilitate 
the conceptual plan.   
 

G. Request for qualification: 
i. Any person owning or controlling land in the city may make application for consideration of 

a Planned Unit Development. Unless otherwise provided, such application shall be made by 
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submitting a request for a preliminary determination as to whether or not a parcel qualifies 
for the PUD option. 

ii. A request shall be submitted to the city. The submission shall include the information 
required by subparagraph iii. below. 

iii. Based on the documentation submitted, the planning commission shall make a preliminary 
determination as to whether or not a parcel qualifies for the PUD option under the 
provisions of Section 34-3.20.2 above. A preliminary determination that the parcel qualifies 
will not assure a favorable recommendation or approval of the PUD option, but is intended 
only to provide an initial indication as to whether the applicant should proceed to prepare a 
PUD plan upon which a final determination would be based. The submittal must include the 
following: 
a. Substantiation that the criteria set forth in Section 34-3.20.2 above, are or will be met. 
b. A schematic land use plan containing enough detail to explain the function of open 

space; the location of land use areas, streets providing access to the site, pedestrian and 
vehicular circulation within the site; dwelling unit density and types; and buildings or 
floor areas contemplated. 

c. A plan for the protection of natural features. In those instances where such protection is 
not an objective of the PUD option, the plan need not be submitted. 

iv. The planning commission shall approve or deny the applicant's request for qualification. 
Whether approved or denied, the applicant may then proceed to prepare a PUD plan upon 
which a final determination will be based. 

The applicant has submitted a narrative describing the use, addressing the objectives of 34-3.20.2, 
and a conceptual plan, including a breakdown of the number and types of units sought.  

 
Request for final determination. Per Section 34-3.20.5.B, the following must be submitted when 
seeking final determination of PUD qualification: 
 

a. A boundary survey of the exact acreage being requested done by a registered 
land surveyor or civil engineer (scale not smaller than one inch equals one 
hundred (100) feet). 

Υ 

b. A topographic map of the entire area at a contour interval of not more than 
two (2) feet. This map shall indicate all major stands of trees, bodies of water, 
wetlands and unbuildable areas (scale: not smaller than one inch equals one 
hundred (100) feet). 

Υ 

c. A proposed land use plan indicating the following at a scale no smaller than 
one inch equals one hundred (100) feet (1" = 100'): Υ 

(1) Land use areas represented by the zoning districts enumerated in 
Section 34-3.1.1 through Section 34-3.1.30 of this chapter. * 

(2) Vehicular circulation including major drives and location of vehicular 
access. Preliminary proposals as to cross sections and as to public or 
private streets shall be made. 

Υ 
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(3) Transition treatment, including minimum building setbacks to land 
adjoining the PUD and between different land use areas within the 
PUD. 

Υ 

(4) The general location of nonresidential buildings and parking areas, 
estimated floor areas, building coverage and number of stories or 
height. 

Υ 

(5) The general location of residential unit types and densities and lot 
sizes by area. Υ 

(6) A tree location survey as set forth in Section 34-5.18, Tree Protection, 
Removal and Replacement. Υ 

(7) The location of all wetlands, water and watercourses and proposed 
water detention areas. Υ 

(8) The boundaries of open space areas that are to be preserved and 
reserved and an indication of the proposed ownership thereof. Υ 

(9) A schematic landscape treatment plan for open space areas, streets 
and border/transition areas to adjoining properties. Υ 

d. A preliminary grading plan, indicating the extent of grading and delineating 
any areas which are not to be graded or disturbed. Υ 

e. An indication of the contemplated water distribution, storm and sanitary 
sewer plan. Υ 

f. A written statement explaining in detail the full intent of the applicant, 
indicating the type of dwelling units or uses contemplated and resultant 
population, floor area, parking and supporting documentation, including the 
intended schedule of development. 

Υ 

* The applicant is proposing only a multi-family residential use for the full site.  

 
The applicant has submitted a package meeting the minimum requirements for final determination. 
As noted above, this is not a submission for site plan, landscape plan, and tree protection plan 
approval; all of these will need to be submitted with full detail if the City Council grants a final 
determination that the site qualifies for a PUD.  

 
Conceptual Site Plan & Use: 
 
1. Summary of Proposed Use.  The planning commission is not assessing the site plan in detail; the 

applicant will return with a full site plan. However, the conceptual plans and illustrations provided 
by the applicant provide an indication of the type of site plan the planning commission can expect if 
preliminary qualification is granted. The applicant is proposing to construct a 217-unit apartment 
building around two courtyard commons (earlier conceptual plans had 200 and 253 units, 
respectively). Access to the site would be from Northwestern Highway, via the same driveway that 
serves Northpoint Storage. The ground floor of the building is devoted to indoor parking, with all 
living units on the floors above. The parking lot has been re-configured to eliminate long dead-end 
aisles and the spaces along the eastern property line.  

2. Density. The parcel is 241,095 square feet. Density is determined by the number of rooms. To 
determine the number of rooms, the following standard (Section 34-3.5.2.F.) is applied: 



Date: August 9, 2022  
Project: 32680 Northwestern Highway– Stonefield PUD Plan 

Page:  7 
 

 
 

 

 
 

www.GiffelsWebster.com 
 

Efficiency unit: 1 room 

One-bedroom unit: 2 rooms 

Two-bedroom unit: 3 rooms 

Three-bedroom unit: 4 rooms 

The applicant has reduced the number of proposed units from 253 to 217, and number of each type 
has been adjusted to 112 one-bedroom units (224 rooms), 101 two-bedroom units (303 rooms), and 
4 three-bedroom units (16 rooms) with a total of 543 rooms, based on the standard above (514 
rooms in the initial plan, 505 on the first revision, 633 on the last version). The following densities 
are permitted under conventional zoning: 

District Lot Area/sq ft Rooms permitted 
RC-1 1,900 126 rooms 
RC-2 1,400 172 rooms 
RC-3 1,050 230 rooms 

The proposed density is about 2.36 times that of the densest multiple-family district in the city. 
Density has been decreased from the last iteration of the conceptual plan.  

3. Master Plan. The master plan’s Future Land Use map designates the portion of the site zoned B-2 as 
multiple-family residential, and the portion zoned B-3 as non-center-type business. The B-3 portion 
of the property is consistent with this designation; the B-2 portion is not. The property is not 
addressed on the residential density map, though it is adjacent to a high-density area, which is 
described as consistent with the RC districts. The site is not part of any special planning area. 

Non-Center-Type Business is described as follows in the Master Plan: “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.” Generally speaking, the category anticipates stand-alone sites rather than a 
planned, walkable environment.  

2. Dimensional Standards. Generally, it appears that the applicant would be seeking relief from the 
maximum height (55 ft vs 50 ft) and east side setback standards (54.47 ft vs 75 ft) of the underlying 
districts. The height of the building has been reduced from previous versions of the plan, from 69 
feet to 55 feet.  

3. Parking. 436 spaces are required for the proposed unit counts (the plan says 426, but seems to have 
missed the 10 spaces for the 4-bedroom units); 365 spaces are proposed (a ratio of 1.68 spaces per 
unit), which requires relief from ordinance standards.  

4. Trees and Preliminary Landscaping. The preliminary landscaping plan correctly accounts for 
replacement and parking lot tree requirements. Where the east property line was previously lined 
with parking spaces, the plan has removed these and now proposes a landscape buffer area 
between this development and the multi-family complex to the east. The Planning Commission and 
City Council may wish to discuss additional landscaping, particularly along the north, east, and 
south property lines, as a condition of PUD qualification; details of such additional screening could 
be finalized at site plan review.  

5. Bicycles and EVs. We previously called attention to the lack of a labeled bicycle parking area 
(preferably within the garage), and electric vehicle parking spaces. The narrative now refers to bike 
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storage as an amenity. Providing adequate bike storage could mitigate some of the impact of the 
deviation from parking requirements sought by the applicant. Electric vehicle spaces will be 
essential to ensuring the property’s future marketability to renters; their location can be addressed 
at site plan review.   

6. Requirements of the B-2 and B-3 districts: 

Standard B-2 Requirement B-3 Requirement 
Lot Size -- -- 
Lot width -- -- 
Lot coverage -- -- 
Front setback 75 ft 25 ft 
Rear setback 20 ft 20 ft 
Side setback 20 ft 10 ft 
Residential setback 75 ft 20 ft 
Side street setback 75 ft 25 ft 
Building height Max. 50 ft/3 stories Max. 50 ft/3 stories 
Front yard open space 20% 50% 

Considerations for the Planning Commission and City Council 

As this is a planned unit development, and the applicant is seeking some substantial deviations from 
ordinance standards, the Planning Commission and City Council may wish to discuss with the applicant 
project elements that bring greater benefit to the wider community such as art or gateway elements on 
the site that would be visible to pedestrians and motorists traveling in the adjacent right-of-way, public 
amenities such as a wider sidewalk to accommodate more users, benches along the public sidewalk, 
greater landscaping in the right-of-way, public art in the right-of-way, or other items. 

Relief from Ordinance Standards 

Per the application materials, relief is sought from the following ordinance standards: 
 

1. Height: Proposed maximum height is 55 feet, where 50 feet is permitted in the underlying 
district (a deviation of 5 feet). 

2. East side setback (to residential): 54.47 feet is proposed where the underlying district requires 
75 feet (a deviation of 20.53 feet). 

3. Density. The plan does not specify a base district for density standards. 543 rooms are 
proposed; the maximum number of rooms permitted in the RC-3 district is 230 (a deviation of 
313 rooms).  

4. Parking. 365 spaces are proposed where 436 are required (a deviation of 71 spaces) 

We are available to answer questions.  
 
Respectfully, 
Giffels Webster  

     
Rod Arroyo, AICP     Joe Tangari, AICP 
Partner       Senior Planner 
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Current zoning 
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Master Plan designations for this area.  
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INTEROFFICE CORRESPONDENCE 

 

DATE: August 5, 2022 

 

TO:  Planning Commission 

 

FROM: Jason Baloga, Fire Marshal 

 

SUBJECT: Revised PUD 3-2021 (Stonefield of Farmington Hills) 

   

The Fire Department is UNABLE to provide recommendation of approval for this proposed 

project.   Generally, dead-end drives greater than 100’ are not allowed; secondary Emergency 

Access shall be provided at main entrance where curb has been added.  With consideration of 

this fact, the Farmington Hills Fire Department would be unable to provide proper life safety and 

fire services to this facility.  Please provide clarification that the road around the building is not a 

dead-end. 

 

Once the above is met, the Fire Department has no objection to approval of this proposed project 

contingent upon compliance with the following: 

 

1. Fire lanes shall remain unobstructed during construction and after receiving Certificate of 

Occupancy.  This requirement will be strictly enforced.  Proponent may want to explore 

off-site parking and equipment staging locations. 

 

2. The suppression system shall be installed in accordance with NFPA 13.  

a. Fire Department Connection (FDC) shall be a 5” Storz with a 30° downturn.  

Location to be approved by the Fire Department prior to installation. 

b. Standpipes shall be required.  

c. The parking area on the first level shall have a suppression system approved by 

the AHJ with not less than Ordinary Hazard II Sprinkler Density.  

d. The attic shall be suppressed with no allowance for omission according to NFPA 

13, 8.15.  

e. In multiple story buildings where a suppression system is present, control valves 

shall be provided on each level. 

f. If a fire pump is required, a diesel pump or on-site generator shall be provided; 

DTE is not considered a reliable power source. 

 

3. Fire Alarm shall be designed and installed according to NFPA 72.  

a. System shall be certificated by Under Writers Laboratories. Please ensure that 

your fire alarm installer and monitoring company understand this requirement.  

b. Proponent has stated that Carbon Monoxide protection will be provided. 

 

4. Emergency Responder Radio coverage shall be required if it is determined that signal 

strength is not adequate. 

 

5. It was discussed that stairwells will be constructed with CMU block and of IB 

Construction for parking area under the building. The remainder of the building will be 

constructed of III-A or V-A building materials. 



 

6. The minimum clearance between the finished roadway surface and any overhead 

obstruction shall be thirteen feet, six inches (13’ 6”). 

 

7. No parking fire lane signs shall be posted and strictly enforced. 

 

8. The building shall be properly maintained and in accordance with Fire Prevention Code 

requirements. 

         

                              
 

                                                                               Jason Baloga, Fire Marshal 



STONEFIELD OF FARMINGTON HILLS
PRELIMINARY PUD PLANS

FARMINGTON HILLS, OAKLAND COUNTY, MICHIGAN

NO SCALE
LOCATION MAP

OWNER/APPLICANT/DEVELOPER

NWH HOLDINGS, LLC
32825 NORTHWESTERN HIGHWAY
FARMINGTON HILLS, MI 48326
CONTACT:  ROBERT ASMAR
PHONE: 248.910.0967
EMAIL: ROBERT@ASMARCORP.COM

DESIGN TEAM

ARCHITECT

THE THINK SHOP ARCHITECTS
1420 WASHINGTON BLVD STE 430
DETROIT, MI 48226
CONTACT: PAUL WANG
PHONE: 313.974.6456
EMAIL: PWANG@THETHINKSHOP.US

ST
O

N
EF

IE
LD

 O
F 

FA
R

M
IN

G
TO

N
 H

IL
LS

 | 
PE

A
 J

O
B

 N
O

. 2
02

0-
01

29
 | 

PR
EL

IM
IN

A
R

Y 
PU

D
 P

LA
N

S

NORTH

LANDSCAPE ARCHITECT

PEA GROUP
7927 NEMCO WAY, STE. 115
BRIGHTON, MI 48116

PHONE: 844.813.2949
CONTACT:   LYNN WHIPPLE, PLA

EMAIL: LWHIPPLE@PEAGROUP.COM

REVISIONS

DESCRIPTION DATE

ORIGINAL ISSUE DATE 3/8/2021

PER CITY COMMENTS 4/23/2021

REVISED SUBMITTAL 5/28/2021

REVISED SUBMITTAL 8/2/2021

REVISED SUBMITTAL 4/7/2022

REVISED SUBMITTAL 5/19/2022

REVISED SUBMITTAL 7/18/2022

PERMIT / APPROVAL SUMMARY

DATE SUBMITTED DATE APPROVED PERMIT / APPROVAL

CIVIL ENGINEER

PEA GROUP
2430 ROCHESTER COURT, STE. 100
TROY, MI 48083-1872
CONTACT:  JAMES P. BUTLER, PE

EMAIL: JBUTLER@PEAGROUP.COM
PHONE: 844.813.2949

NOT  FOR  CONSTRUCTION

SHEET INDEX
SHEET NUMBER SHEET TITLE
C-0.0 COVER
C-1.0 TOPOGRAPHIC SURVEY
C-3.0 PRELIMINARY SITE PLAN
C-6.0 PRELIMINARY UTILITY PLAN
C-9.0 NOTES AND DETAILS
L-1.0 PRELIMINARY LANDSCAPE PLAN
T-1.0 TREE PRESERVATION AND REMOVAL PLAN

AutoCAD SHX Text
WEST MAPLE ROAD

AutoCAD SHX Text
SITE

AutoCAD SHX Text
WEST 14 MILE RD.

AutoCAD SHX Text
MIDDLEBELT RD.

AutoCAD SHX Text
MIDDLEBELT RD.

AutoCAD SHX Text
ORCHARD LAKE RD

AutoCAD SHX Text
ORCHARD LAKE RD

AutoCAD SHX Text
NORTHWESTERN HWY

AutoCAD SHX Text
NORTHWESTERN HWY

./(C-0.0)COVER-20-0129.DWG
./(C-0.0)COVER-20-0129.DWG
./(T-1.0)TREE PRESERVATION-20-0129.DWG
./(T-1.0)TREE PRESERVATION-20-0129.DWG


EX
IS

TI
N

G
 P

R
IV

AT
E 

D
R

IV
E

EXISTING PRIVATE DRIVE

EX
IS

TI
N

G
 P

R
IV

AT
E 

D
R

IV
E

NOT  FOR  CONSTRUCTION

REVISIONS

CAUTION!!
THE LOCATIONS AND ELEVATIONS OF EXISTING UNDERGROUND
UTILITIES AS SHOWN ON THIS DRAWING ARE ONLY
APPROXIMATE.  NO GUARANTEE IS EITHER EXPRESSED OR
IMPLIED AS TO THE COMPLETENESS OR ACCURACY THEREOF.
THE CONTRACTOR SHALL BE EXCLUSIVELY RESPONSIBLE FOR
DETERMINING THE EXACT UTILITY LOCATIONS AND ELEVATIONS
PRIOR TO THE START OF CONSTRUCTION.
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 28 W. Adams, Suite 1200  |  Detroit, Michigan  48226  |  (313) 962-4442   
www.GiffelsWebster.com 

August 9, 2022 
 
Farmington Hills Planning Commission 
31555 W 11 Mile Rd 
Farmington Hills, MI 48336 
 

Site Plan Review 
 
Case:   SP 60-7-2022  
Site:    30000 Grand River Ave (23-35-201-009, 23-35-228-028, 23-35-228-029, 23-35-228-025) 
Applicant:  Nicholas Shango 
Plan Date:  7/13/2022 
Zoning:   B-3 General Business 
 
We have completed a review of the application for site plan approval and a summary of our findings is 
below. Items in bold require specific action.  Items in italics can be addressed administratively.   
 

 
SUMMARY OF FINDINGS  
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Summary of Proposal. The applicant proposes to modify an existing commercial building, removing the 
middle portion to create two stand-alone buildings, one of which will be a 2,670-square-foot Starbucks 
with a drive-thru. 
 
Summary of Key Issues.  

• Broadly, the plan Is not approvable in its current form. Section 6.1 requires plans that are to-
scale, and the two pages of the site plan package labeled “Sheet SP-2” each have a note on the 
right side that says, “do not scale drawing, use figured dimensions only!” This is not acceptable. 
While the plan includes many of the required dimensions, these can’t be accurately verified on 
the plan if the plan can’t be scaled.  All dimensions included in the review below should be 
interpreted with this in mind. 

• More importantly, Section 4.35 prohibits drive-in restaurants on parcels directly abutting any 
RA district. This site abuts an RA-4 district to the north and east, and this use is therefore not 
permitted in this location.  

Existing Conditions 
 
1. Zoning. The project occurs across four existing properties: three small parcels totaling 0.37 acres, and 

a portion of the larger shopping center property, which is 31 acres.  

2. Existing site. The site is currently developed with two small commercial buildings (on the larger 
shopping center site) and two smaller buildings fronting on Grand River.  The southern portion of the 
existing commercial building (first photo below, to the right) is a former bank with a drive-thru.    

 

The existing commercial building 
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3. Adjacent properties.  

Direction Zoning Land Use 
North B-3/RA-4 Commercial/single-family 
South Grand River/M-5 interchange Interchange w/ multi-family beyond 
East B-3/RA-4 Commercial/single-family 
West B-3 Commercial 

 

The other existing buildings 
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4. Site configuration and access.  The site is currently accessed via the larger shopping center parking 
lot. The plan would add a second driveway off of Purdue Avenue. The plans anticipate that queueing 
for the drive-thru would occur primarily from this second access point.  

 
Site Plan & Use: 
1. Use. A drive-in restaurant is a principally permitted use in the B-3 district, subject to PC approval and 

the standards of Section 4.35 (see below). Section 4.35 prohibits drive-in restaurants on sites 
abutting RA districts.  

2. Dimensional Standards (B-3 district). See footnotes after the table for remarks on compliance issues. 

Item Required Proposed/Comments 
Standards of Sec. 34-3.1.25.E 
Min. lot size None specified 31.66 acres 
Min. lot width None specified About 463 ft 
Front Setback (south) 25 ft (to Grand River) 81.36 ft 
Rear Setback (north) 20 ft 1,700 ft 
Side Setback (east) 25 ft  49.66 ft 
Side Setback (west) 10 ft 750+ ft 
Building Height 50 feet 17.4 feet 
Front Yard Open Space 50% Compliant 
Other dimensional standards 

Yard landscaping  
(34-3.5.2.A) 

For all uses except one-family 
detached residential units, 
landscaping of all yards abutting a 
street shall be provided 

See landscaping comments 
below. 

Minimum parking 
setback (34-3.5.2.J) 10 feet Appears compliant, but needs 

label 
Loading space (34-
3.5.2.N) 

10 feet of loading space per front 
foot of building = 440 sq ft No loading zone identified 

Rooftop equipment (34-
3.5.2.U.) 

Rooftop equipment shall be 
screened in accordance with 
Section 34-5.17. 

Rooftop equipment is not 
addressed on the plans 

Landscape area abutting 
street or freeway (34-
3.5.2.V.) 

A landscaped area not less than ten 
(10) feet deep Appears compliant 

3. Dumpster (34-5.1.2.D). 

Item Required Proposed/Comments 
Location Rear yard or interior side yard 

Existing dumpster enclosure is in 
the rear yard and appears to be 
compliant. 

Screening Permanent building wall or earth 
mound not less than 6 feet or 1 foot 
above the enclosed dumpster 
whichever is greater 

Setback 20 feet from any residential property 
4. Mechanical Equipment (34-5.1.4.D). The plan does not address mechanical equipment.  
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5. Minimum parking (34-5.2.11.C.i/x).  

Requirement Calculations Provided 
i. Retail store: 1 for each 175 square feet 
of usable floor area 
x. drive-in restaurant: One (1) space per 
30 sq ft of usable floor area 
 
 
Drive-thru stacking: 10 spaces, min five 
before ordering station 

Retail: 3,610 x 0.8 = 2,888 
2,888/175 = 17 
Drive-in: 2080/30 = 69 spaces 
 
Total required = 86 spaces  
 
Stacking: 10 spaces 

45 spaces on outlot 
(remainder 
accounted for in 
larger shopping 
center lot) 
 
Stacking: 16 spaces 

Barrier-Free Spaces 1 space (retail) 
2 spaces (drive-in) 

1 space 
2 spaces 

 

6. Off-street parking dimensions (34-5.3.3.A & B.). The width of the spaces is not labeled; length of the 
spaces and width of the maneuvering lane are both shown to be compliant.  

 

Item Required Proposed/Comments 
Maneuvering lane width 20 ft.  23.75 ft min 
Parking space width 9 ft.  Not labeled  

Parking space length 

20 ft.  for minimum required 
(May include a maximum two-foot 
unobstructed vehicle overhang area at the 
front of the parking space.) 
 
17 ft. for additional parking 
(May include a maximum one-foot 
unobstructed vehicle overhang area at the 
front of the parking space) 

18 ft w/ overhang; 
width of sidewalks is 
not provided to show 
compliance  

 

7. Acceleration-Deceleration-Passing Lanes (34-5.6.2.) Driveways providing ingress and egress to all 
three-lane paved major or secondary thoroughfares shall be provided with paved acceleration and 
deceleration lanes. If in the opinion of the director of public services no useful purpose would be 
served or if unusual difficulty would be encountered by reason of grade changes, intersections, 
bridges, or other land restrictions, the director may waive or modify the requirements of this section. 
We defer to engineering to address this issue.  

8. Outdoor Dining Area (34-4.32). The outdoor dining area shall meet the following standards: 

1. Such outdoor space shall not be located within two hundred (200) feet of a residential district or 
the residential portion of a PUD, unless separated from such residential area by a major or 
secondary thoroughfare or by a building. The dining area is separated from neighboring RA-4 
properties by the restaurant building. 
2. The floor area devoted to such use shall not exceed four hundred (400) square feet or fifty (50) 
percent of the usable floor area of the principal use, whichever is the greater. The area is not 
provided, but appears to be less than fifty percent of the area of the building. 



Date: 8/9/2022   
Project: 60-7-2022; 30000 Grand River Ave; SPR1 

Page:  6 
 

 
 

 

 
 

www.GiffelsWebster.com 
 

3. The conduct of such use shall not interfere with pedestrian circulation to and from adjacent uses 
or on sidewalks nor interfere with the sight distances of vehicular traffic. This standard appears to 
be met. 
4. Such outdoor use may be located in a required setback provided that there are no permanent 
structures and provide that required open space areas and landscaped setbacks are not utilized for 
this purpose. The dining area is not located in a setback. 
5. Off-street parking shall be provided on the basis of one (1) space for each seventy-five (75) square 
feet of usable floor space. The square footage of the dining area is not provided. 
6. Exterior lighting fixtures shall be permitted provided that the distance between the top of any 
light source and the ground below the structure does not exceed ten (10) feet and that the lighting 
complies with the standards set forth in section 17-106 of the City Code. No information was 
provided. 

9. Standards for drive-in restaurants in the B-3 district. Per Section 34-4.35, drive-in restaurants in the 
B-3 district shall meet the following standards: 

1. In the B-3 district: 
A. Drive-in restaurants shall provide a building setback of at least sixty (60) feet from any street 

right-of-way. Signs and other structures shall provide setbacks required in Section 34-3.1. 
This standard is met.  

B. No space set aside for the stacking of vehicles waiting to be served from a drive-in window 
shall be closer than thirty-five (35) feet to any adjacent residential zoning lot, except when 
such lot is occupied by use other than residential. This dimension is not shown on the plan, 
but appears to be about 30-32 feet at the closest point.  The actual lane boundary and 
distance to the nearest residentially zoned lot shall be dimensioned. A ZBA variance or 
plan modification is required. 

C. The zoning lot occupied by such use shall not abut an RA district unless the district is 
separated from the lot by a major or secondary thoroughfare. This site directly abuts an RA-
4 district.  

2. In the B-3 and LI-1 districts, vehicular access drives to a drive-in restaurant shall be located at 
least sixty (60) feet from the right-of-way of any intersecting street. 

10. Circulation. We have concerns about circulation. The applicant is providing more than the required 
number of stacking spaces, but any back-up that occurs will leave cars blocking a residential street. 
Furthermore, any vehicle entering the site from the rest of the shopping center and wishing to enter 
the drive-thru lane will be in conflict with vehicles already queuing from the other direction; this 
would cause internal traffic jams on the site.  

11. Corner Clearance (34-5.10). Corner clearance is not addressed.   

12. Landscaping. Though the plan shows some conceptual screening landscaping, no landscape plan 
was provided.   

 

13. Tree Replacement (34-5.18). No survey of the full existing development site was provided; it is 
unknown how many trees would be removed to accommodate this development.  

14. Lighting (Section 34-5.16). A photometric plan was not provided, and compliance cannot be 
assessed. 



Date: 8/9/2022   
Project: 60-7-2022; 30000 Grand River Ave; SPR1 

Page:  7 
 

 
 

 

 
 

www.GiffelsWebster.com 
 

15. Pedestrian Connection (Sec. 34-5.19). A pedestrian connection to the Purdue Avenue sidewalk is 
provided.   

16. Site Plan Issues. Both sheets titled Sheet SP-2 are labeled as not drawn to scale; site plans are 
required to be drawn to scale.  

 
We are available to answer questions.  
 
Respectfully, 
Giffels Webster  

 
     
 

Joe Tangari, AICP  Rod Arroyo, AICP 
Senior Planner    Secretary | Partner 
 
 



      

 

INTEROFFICE CORRESPONDENCE 

 

 

DATE:  August 5, 2022, 

 

TO:  Planning Commission 

 

FROM: Jason Baloga, Fire Marshal 

 

SUBJECT: Site Plan 60-7-2022 (30000 Grand River) 

   

The plans provided for review indicate “Scale: No Scale.”  Therefore, the Fire Department could 

not complete a thorough and proper review of the proposed plans. Site shall meet all provisions of 

Ordinance 12-11 Fire Department Site Plan Review and Design Standards. 

 

Once the Above has been met, the Fire Department will have no objection to approval of this 

proposed project contingent upon compliance with the following: 

 

1. This pre-existing site does not appear to mee Ordinance 12-11 (2) d “All points on the 

exterior of the building shall be no further than 250’ from a hydrant.” 

 

2. The site shall be capable of accommodating fire apparatus with a 50’ turning radius. 

 

3. No parking fire lane signs shall be posted and strictly enforced. 

 

4. The minimum clearance between the finished roadway surface and any overhead 

obstruction shall be 13’ 6”. 

 

5. This building and all Buildings within this complex shall be maintained in accordance 

with minimum Fire Prevention Code requirements.  

 

 

 
 

       Jason Baloga, Fire Marshal 
                                                                                        

 

 

 
JB 
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MINUTES 
CITY OF FARMINGTON HILLS 

PLANNING COMMISSION SPECIAL MEETING  
FARMINGTON HILLS CITY HALL – COMMUNITY ROOM 

31555 W. ELEVEN MILE ROAD  
FARMINGTON HILLS MI 48336 

July 21, 2022, 6:00 P.M.  
 
CALL MEETING TO ORDER  
The Planning Commission Special Meeting was called to order by Chair Countegan at 6:00 p.m.  
 
ROLL CALL 
Commissioners present:    Aspinall, Brickner, Countegan, Grant, Mantey, Stimson, Trafelet, Varga,  
 
Commissioners Absent:    Ware 
 
Others Present:      Staff Planner Perdonik, Planning Consultants Tangari and Bahm 
 
APPROVAL OF AGENDA 
 
MOTION by Brickner, support by Stimson, to approve the agenda as published. 
 
Motion carried by voice vote. 
 
NEW MASTER PLAN STUDY 
Utilizing a PowerPoint presentation, Planning Consultant Tangari led tonight’s discussion. 
 
Vision Statement 
• Commission reviewed the 9 building block vision statements:  

o Quality redevelopment 
o Economic development 
o Transportation 
o Placemaking 
o Keep pace with innovation 
o Community wellness 
o Special planning areas 
o Sustainability and resiliency 
o Housing 

• Vision statement should be brief, general, and comprehensive. 
 
Activity: What is a one word or brief description of what the Commission wants Farmington Hills to look 
like, be known for? 
• Diversity 
• Embracing diversity and embracing innovation. Embracing who we are and pushing that into the 

future. 
• These terms apply to: 

o Population, including age, race, ethnicity, education levels, income levels 
o Business and economics 

 How much retail space will be needed? Office space? Should space requirements and 
regulations be more flexible in terms of use? 
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 Recognize the diverse business base currently located in Farmington Hills, including 
small businesses of various types, and large international companies, and build on 
that. 

o Transportation options, focusing on safe options 
 Future planning: In 20 years, will there be a need for as many gas stations as there are 

now? 
 How will curb space be used? For deliveries? For autonomous vehicles? 

o Tax base (City tries for 65% residential, 35% commercial) 
o Restaurant opportunities 

 Mixed use buildings more common outside of Michigan, but are needed here. 
 Mixed use could be office/restaurant; restaurant/housing; office/housing. Flexibility 

is key. 
o Entertainment, including an entertainment district 
o Building construction and materials 

 Diverse housing product needed. 
 The quality of building/construction is diminishing. Building and design standards 

should be considered.  
 Speak in terms of durability, maintenance, and massing. 

o There is richness in diversity 
• What will the City look like in 20 years? How does the community support diversity? If diversity 

becomes part of the vision statement, everything in the City should be in line to support that 
objective, through infrastructure, education, work options, transportation options, health options, 
housing options, entertainment opportunities. 

• Zoning Ordinance needs updating. Master plan update and zoning ordinance update is an opportunity 
for future planning.  

• It was important for the Master Plan and future visioning to matter, not to be an exercise without 
context or the ability to implement. Leadership and buy-in at all levels of government is important. 

• A Master Plan shows developers what the City thinks is important, and helps them develop plans that 
will fulfill the City’s vision.  

o Farmington Hills was a leader in progressive development at one time; it can be so again. 
o Diversity has sometimes been put aside because personal preferences have won out over an 

overarching strategy. 
o Work with developers. As a matter of process, ask developers how their plan is going to 

move the City toward its vision, as outlined in the Master Plan. 
• Being a safe city includes a fire department that is well staffed and has correct equipment, including 

the equipment such as ladder trucks to react to tall building fires. Fire suppression should be required 
as well. 

• What will keep retirees (and their spending ability) in Farmington Hills? 
• How can the Master Plan and zoning ordinance encourage redevelopment, including infill projects? 
 
Assignment 
• Think about places you have been that are memorable for offering great community space, with new 

buildings, old buildings, businesses. What makes those spaces attractive? 
o Parking in the rear 
o Intermixed green space 
o Attractions that cross generations, including recreational opportunities 
o Convenience 
o Community as family 
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• Assignment: continue to think about memorable communities that you have seen, either in person or 

through media. 
 
Market Analysis Summary 
• Analysis focused on market conditions based on data mining, analytics, and analytical methods, and 

provided conservative estimates of marketable opportunities by 2023. 
o Housing: 270 to 326 units, up to 1,250 units. 
o Housing, active age-restrictive: potentially as large as 2,000 units if land is available. 
o Retail goods and services: 27,000 to 81,000 sf. 
o General multi-tenant office: 38,000sf excluding that built within homes. 
o Single-tenant office: undefined. 
o Industrial: 600,000sf depending upon focus. 
o Farmington Hills has underutilized office space. 
o Space needs to be flexible. 
o Walkability to local activities and work. 
o Most housing growth in Farmington Hills since 2011 has come from single-family homes. 
o Growth is limited by availability of undeveloped lots and cost of redevelopment of other 

sites. 
• Resident survey analysis 

o 700+ responses, spread out fairly evenly in the city. 
o Average respondent household: 2.87 persons 
o 70% of primary income earners between 35-64. 
o 15% have one or more children 6 years and younger 
o More than 50% of households have someone who works from home. 
o Survey also gave transportation statistics, including that 43% of respondents plan on buying 

an electric vehicle in the few to 5 years. 
o 75% of respondents walk for fitness, recreation or commuting. 25% have bikes. 
o Residents buy groceries in the city; also use the Farmington farmers market. 
o Residents prefer local non-chain restaurants. Many residents go out of the city to eat at 

restaurants. 
o Significant resident dollars are spent shopping online. 
o Survey analysis summarized community characteristics in terms of walkability and 

convenience, and other desirable housing characteristics. 
 Majority rated housing options in Farmington Hills as good and very good. 
 Walkability highly important. 
 Only a small percentage of residents plan to move outside of Michigan, but some 

plan/need to move out of their homes as they age or retire. Will their homes – many 
on large lots – be desirable to a younger demographic? 

 Are the amenities of the community enough to balance not being able to walk 
downtown? 

 If buying a home is buying a lifestyle, what kind of lifestyle does Farmington Hills 
offer? 
 

Future Land Use – Zoning Alignment 
This ongoing discussion topic will be discussed at the next special meeting. 
  
PUBLIC COMMENT   None 
             
COMMISSIONERS’ COMMENTS    None 
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ADJOURNMENT 
MOTION by Mantey, support by Trafelet, to adjourn the meeting at 7:20 p.m. 
 
MOTION carried by voice vote. 
 
Respectfully Submitted, 
Marisa Varga 
Planning Commission Secretary 
 
/cem 
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MINUTES 
CITY OF FARMINGTON HILLS 

PLANNING COMMISSION MEETING 
31555 W ELEVEN MILE ROAD 

FARMINGTON HILLS, MICHIGAN 
JULY 21, 2022, 7:30 P.M. 

 
CALL MEETING TO ORDER  
The Planning Commission Regular Meeting was called to order by Chair Countegan at 7:30 p.m.  
 
ROLL CALL 
 
Commissioners present: Aspinall, Brickner, Countegan, Grant, Mantey, Stimson, Trafelet, Varga,  
 
Commissioners Absent: Ware 
    
Others Present: City Planner Perdonik, City Attorney Schultz, Planning Consultant 

Tangari, Staff Engineer Dawkins 
 

 
APPROVAL OF THE AGENDA 
 
MOTION by Brickner, support by Trafelet, to approve the agenda as presented. 
 
MOTION carried unanimously by voice vote. 
 
REGULAR MEETING 
 
A. LOT SPLIT 1, 2022 (Preliminary) INCLUDING VARIANCE REQUEST FROM 

SUBDIVSION ORDINANCE REQUIREMENT 
LOCATION:   29700 Belfast St 
PARCEL I.D.:   23-35-432-007  
PROPOSAL:   Split parent parcel into two parcels in an RA-3, One Family  
    Residential District  
ACTION REQUESTED: Variance from depth-to-width ratio requirement; (Preliminary) 
    Lot split approval 
APPLICANT:   Ryan Zabik 
OWNER:   Ryan Zabik 

 
Referencing his July 1, 2022 memorandum, Planning Consultant Tangari explained that the Planning 
Commission denied this request at its June 16 meeting because the 4:1 depth to width ratio requirement 
was not met, with the understanding that the applicant would seek a variance from the Zoning Board of 
Appeals. Since that meeting the issue had been discussed with city attorneys, and it had been determined 
that, as the standard is contained within the Subdivision of Land Ordinance rather than the Zoning 
Ordinance, the Zoning Board of Appeals is not the body that will review a variance request. Rather, a 
variance from the standard may be granted in accordance with the standards of Section 27-5 – Variance 
for Hardship, as follows: 
 

The council or planning commission may authorize a variance from this chapter when, in its opinion, 
undue hardship may result from strict compliance and provided the variance does not pertain to 
requirements of the zoning ordinance. In granting any variance, the council or commission shall 
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prescribe only conditions that it deems necessary to or desirable for the public interest. In making its 
findings, as required hereinbelow, the council or commission shall take into account the nature of the 
proposed use of land and the existing use of land in the vicinity, the number of persons to reside or 
work in the proposed subdivision and the probable effect of the proposed subdivision upon traffic 
conditions in the vicinity. No variance shall be granted unless the council or commission finds that:  
 
1) There are special circumstances or conditions affecting the property such that the strict 

application of the provisions of this chapter would deprive the applicant of the reasonable use of 
the applicant's land.  

2) The variance is necessary for the preservation and enjoyment of a substantial property right of 
the petitioner.  

3) The granting of the variance will not be detrimental to the public welfare or injurious to other 
property in the territory in which the property is situated.  
 

Because the Planning Commission has sole authority over simple lot splits (as opposed to, for instance, 
subdivisions, which go to City Council as well), the City has determined that the Planning Commission 
will be the approving body for this variance. Regarding the 3 criteria, the review letter notes that the 
property in question is crossed by a river that effectively landlocks the rear portion of the property, and 
this is the primary feature that distinguishes it from other properties in the area.  
 
It has been further determined that, if the Planning Commission finds the request meets the standards for a 
variance and grants said variance, preliminary approval of the lot split could be granted at the same 
meeting, following a motion to approve the variance. The applicant would still be required to return for 
final approval of the split. 
 
Noting that the lot split had been reviewed at the July 16, 2022 meeting, and review of the lot split 
approval request itself was contained within the Consultant’s 7/1/2022 review letter, the following 
motions were offered: 
 
MOTION by Varga, support by Trafelet, that the variance request from Chapter 27, “Subdivision of 
Land,” submitted by Ryan Zabik, BE APPROVED, as the 3 criteria set forth in Section 27-5 Variance for 
Hardship have been met, taking into account environmental conditions of the site, in that the site is 
bisected by a river and wetlands that effectively landlocks the rear portion of the property. The portion of 
the buildable area of the site appears to be able to accommodate all other zoning requirements. 
 
Motion discussion 
Commissioner Mantey did not think the 3 criteria, as listed above, were met by this request for a variance. 
He did not believe the applicants were deprived of a reasonable use of the land if the property was not 
split. Additionally, it was not good for the public welfare to have more people constructing homes along 
the river.  
 
Commissioner Brickner thought the variance criteria were met, in that the back portion of the property is 
unbuildable, because of wetlands and the river. The only zoning criteria the property did not meet for a lot 
split with the depth to width ratio, which in this case would not result in a property incompatible with 
others, while denying the variance would deny the property owner a right that other property owners in 
the area had, thereby denying the property owner a substantial property right in this neighborhood. Even 
after the lot split, the lots would be bigger than most other lots in the neighborhood. 
 
MOTION carried 7-1 (Mantey opposed). 
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MOTION by Varga, support by Trafelet, that (Preliminary) Lot Split 1, 2022, submitted by Ryan Zabik, 
and including the variance request just approved from Chapter 27, “Subdivision of Land,” BE APPROVED, 
because it appears to meet the applicable provisions of Chapter 34, “Zoning,” and Chapter 27 of the City 
Code ,and will result in land parcels generally compatible with surrounding parcels in the vicinity. 
 
Motion carried 7-1 (Mantey opposed). 
 
B. LOT SPLIT 2, 2022 (Final) 

LOCATION:    33210 Twelve Mile Road 
PARCEL I.D.:    23-10-352-001  
PROPOSAL:   Split parent parcel into two parcels in a B-2, Community 
     Business District 
ACTION REQUESTED:  (Final) Lot split approval  
APPLICANT:    Keith Butler, BJ Investments – Farmington, LLC  
OWNER:    Keith Butler, BJ Investments – Farmington, LLC 

 
Referencing his July 11, 2022 written comments, Planning Consultant Tangari gave the review for this 
request for final lot split approval. The proposal will split the outlot currently supporting Tim Hortons 
from the larger property. The split will result in two parcels, Parcel A and Parcel B.  
 
At present, the site has frontage on Farmington and 12 Mile. The applicant is proposing to draw the new 
property lines along the inner edge of an access driveway that connects to both roads. The parking spaces 
for Tim Hortons back directly into the access drive at present, and this condition will continue; cross 
access easement language must be provided.  
 
Dimensional standards were met. Setbacks will be met on both properties; an existing front setback 
nonconformity will carry forward but will not be exacerbated by the split.  
 
Regarding the Subdivision of Land Ordinance §27-110(2)(e), Compatibility with Existing Parcels, in 
order to assure that the public health, safety, and welfare will be served by the permission of any partition 
or division of land the Planning Commission’s review shall be in accordance with the following 
standards:  

1. If any parcel does not meet zoning ordinance requirements, the request shall be denied by the 
planning commission. The proposed parcels meet ordinance requirements.  

2. Any partition or division shall be of such location, size and character that, in general, it will be 
compatible with the existing development in the area in which it is situated. The two parcels will 
each front both on Farmington and 12 Mile Rd; the configuration of buildings and driveways will 
not change.  

3. The planning commission shall give consideration to the following:  
1. The conformity of the resultant parcels with zoning ordinance standards and the creation of 

parcels compatible with surrounding lands as to area, width, and width-to-depth ratio. The 
proposed parcels meet ordinance standards.  

2. The orientation of the yards of proposed parcels in relationship to the yards of surrounding 
parcels in order to avoid incompatible relationships, such as but not limited to, front yards to 
rear yards. The proposed parcels will each have dual frontage on two major roads; the 
configuration of development on the lots will not change.   
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3. The impact of any existing flood plains, wetlands, topography, or other natural features and 
physical conditions on the resulting parcels so that such parcels are compatible with other 
surrounding lands in terms of buildable area. The site is not impacted by any natural features.  

4. The relationship of the front, side, and rear yards to the yards and orientation of buildings on 
other existing and potential parcels. This shall include the probable orientation of buildings 
on the parcels resulting from the proposed division or partition. The requested split results in 
parcels that are generally consistent with the surrounding commercial development.  

 
Planning Consultant Tangari concluded his review.  
 
Commissioner Mantey thought the majority of people using the north access would not be going to Tim 
Hortons, and asked if the north property line needed to be where it was in order to meet setback 
requirements. Planning Consultant Tangari said that was the case. 
 
Commissioner Mantey thought he could better support the motion if the northern property line could be 
brought further south by means of a variance, rather than including some or all of the northern access in 
this lot split. 
 
Keith Butler, 29610 Southfield Road, Suite 100, was present on behalf of this request for a lot split. He 
explained that they owned both parcels, and the lot split would simply give them more flexibility in the 
future regarding marketing the parcel that is being split off. 
 
MOTION by Aspinall,, support by Trafelet, that (Final) Lot Split 2, 2022, submitted by Keith Butler, BJ 
Investments – Farmington, LLC, BE APPROVED, because it appears to meet the applicable provisions of 
Chapter 34, “Zoning,” and Chapter 27, “Subdivision of Land,” of the City Code and will result in land 
parcels generally compatible with surrounding parcels in the vicinity; and that the City Assessor be so 
notified. 
 
MOTION carried unanimously by voice vote. 
 
PUBLIC HEARING 
 
A. AMENDMENT TO PUD 5, 1993, & SITE PLAN 58-4-2022  

LOCATION:    South side of Twelve Mile Rd, between Drake Rd  
and Investment Dr  

PARCEL I.D.:    23-17-201-014  
PROPOSAL:   Construction of two office buildings in an OS-4, Office Research  

District  
ACTION REQUESTED:  Recommendation to City Council  
APPLICANT:    Robert Szantner, Yamasaki Inc.  
OWNER:    Farmington Hills Corporate Investors, LLC 

 
Applicant presentation: 
Members of the development team present this evening included: 
Robert Szantner, Yamasaki Inc. 
Chris Kojaian, Kojaian Companies 
Jared Kime, Atwell  
 
The development team made the following points: 
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• They were proposing two 55’-tall buildings (a 4-foot height deviation), with 4 stories. They believed 

the small height modification allowing an extra story was a minor modification to the PUD 
Agreement. The construction of the buildings in the location as presented met the intent of the 
Agreement. While they were not within the extra height/story zone of the PUD, they were very close, 
and the buildings will be similar to the other 4-story, 55-foot high structures already constructed on 
the campus. The extra height and story would not be noticeable by anyone driving by. 

• A schematic from the original PUD agreement showed a 55’ height “box”, within which, due to 
topographic considerations, a 55’-high structure was a matter of right. The location in question was 
very close to the box. 

• They had updated the site plan to incorporate feedback from city staff and consultants,  including 
landbanked spaces, looped watermain around the buildings, pedestrian access to the west side, and a 
changed location of the southern drive.  

• The City Engineer had indicated he would like to see a full 60-foot right of way on their private drive. 
This would impact the development significantly, and as it was not a requirement of the PUD 
Agreement would be an unnecessary encumbrance on the property.  

• The four stories allowed a much more compact arrangement of floor plate size, so that the floor plates 
on each building are 36,000sf, as compared to 50,000sf for a 1-3 story building. They were well under 
the coverage ratios and densities originally contemplated by the PUD agreement, and the extra space 
allowed them to create more buffer area and to provide better transitions around wetland areas. The 
more compact spaces were also more competitive in the marketplace. 

 
Consultant comments: 
Referencing his July 11, 2022 written comments, Planning Consultant Tangari gave the review for this request 
for construction of two office buildings in an OS-4, Office Research District.  
• The applicant was proposing two large, four-story office buildings and a parking lot. Both buildings 

have a gross floor area of 150,000 square feet. The site is proposed to be accessed from a driveway off 
Investment Drive at the west end, and from the same access drive that serves JST at the east end. A 
road connecting the two access roads is not proposed; the plans show a private driveway ringing the 
site.  

• Outstanding site plan issues include: 
1. Label all setback distances.  
2. The buildings exceed the height limits of both the underlying district and the PUD. The PUD 

permits heights up to 55 feet in certain areas, but only where the grade is below 860 feet. The 
proposed buildings are located on grades with an elevation over 860 feet according to the 
preliminary grading plan, so the higher height limit afforded in certain areas of the PUD does not 
apply. Permitting this height would require an amendment to the PUD agreement. The original 
PUD reflected the 40-foot height limit then in place in the OS-4 district; this has since been raised 
to 50 feet. For this development to move forward, the PUD must be amended to permit the fourth 
story and the extra five feet of height in this location. 

3. Dumpster enclosure detail is not provided.  
4. Screening hedge/berm is not shown along 12 Mile Rd. in areas where natural screening is not in 

place.  
5. Lighting plan requires adjustments.  
6. Tree replacement numbers require adjustment.  

• Regarding the PUD (Planned Unit Development) Agreement, the applicant proposes to amend the 
PUD to permit greater height in the area of the proposed building and an additional story (presently 
limited to 3; the applicant proposes 4).  

• Per Section 34-3.20.5.G, the Planning Commission shall determine whether the proposed 
modification is a minor or major amendment. If the determination is the amendment is major, the 
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amendments shall be reviewed by the Planning Commission and City Council in accordance with 
normal approval procedures. 

• After the public hearing, if the Planning Commission makes a determination that this is a major 
amendment to the PUD, action on the site plan should be postponed until the amendment to the PUD 
is fully approved by Council and the agreement has been updated accordingly. Alternatively, site plan 
approval could be made contingent on approval of the PUD amendment.  

 
Attorney comments: 
City Attorney Schultz said that even if the deviations were small, under the ordinance the Planning 
Commission could not approve this plan as a minor change to the PUD agreement, because the  proposed 
deviations represented two violations of the PUD agreement. Making a determination that this was a 
major amendment to the PUD was not a negative determination; it was a required determination.  
 
Discussion: 
If the Commission could not approve the PUD amendment and site plan tonight, the applicants asked for 
a positive recommendation to Council. 
 
Public Hearing 
Chair Countegan opened the public hearing.  
 
Scott Elliot, 415 Fox Club Drive, supported this request for PUD amendment. This was a great project for 
the City and the variance requested was small. 
 
Seeing that no other public indicated they wished to speak, Chair Countegan closed the public hearing 
and brought the matter back to the Commission. 
 
After discussion and amendment, the following motion was made: 
 
MOTION by Brickner, support by Stimson, to RECOMMEND TO CITY COUNCIL that a major 
amendment to  PUD Plan 5, 1993, including Site Plan 58-4-2022, dated June 27, 2022, submitted by Robert 
Szantner of Yamasaki Inc., BE APPROVED, because the plans are consistent with the goals, objectives, and 
policies of the Master Plan and applicable provisions of the Planned Unit Development Option in Section 34-
3.20 of the Zoning Ordinance,  
 
With the following finding: 

• Modifications of Zoning Ordinance requirements as indicated on the proposed plan constitute a 
Major Amendment to the PUD Agreement, which modifications are: 

1. An increase of 5 feet over the 50 foot height limit to permit a 55-foot height limit, and  
2. A 4th story (1 story in excess of that which is permitted) for the two buildings as submitted  

And with the following conditions regarding the site plan: 
• Outstanding items in the Giffels Webster report be resolved and approved administratively. 
• Approval of the PUD amended agreement by City Council. 

 
Motion carried unanimously by voice vote. 

 
B. REVISED PUD PLAN 2, 2021, & SITE PLAN 59-5-2022 

LOCATION:    27400 Twelve Mile Rd 
PARCEL I.D.:    23-12-476-008 
PROPOSAL:    Construction of a skilled nursing facility and condominium 
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    development in an RA-1B, One Family Residential District 
ACTION REQUESTED:  Recommendation to City Council 
APPLICANT:    Optalis Healthcare 
OWNER:    Evangelical Homes of Michigan 

 
Raj Patel, CEO and Principal of Optalis Health Care, 25500 Meadowbrook Road, Suite 230 Novi, was 
present on behalf of this application for Revised PUD and site plan approval. James Clarke, Robertson 
Brothers Homes, 6905 Telegraph, Bloomfield Hills, was also present, as was Jared Kime, PEA Group. 
 
Applicant presentation 
Utilizing a PowerPoint presentation that included narrative as well as renderings and floor plans, the 
applicants gave the following information: 

• Tonight they were presenting a much evolved, revised plan than that submitted in 2020-2021 to 
the Planning Commission and City Council. 

• They had taken comments regarding City Council’s vision of the site, listened to the neighbors, 
and took into consideration the requirements of the Historic District.  

• The Robertson Homes part of the development was to the north. The number of units are greatly 
reduced from the initial concept of 150+ units, now down to 94 residential units. 

• The skilled nursing rehabilitation facility will be located on the southeast corner of the site.  
• Part of the agreement with the Historic District is restoring and maintaining the chapel portion  

of the administrative building. The entrance will be modernized to be ADA-compliant, and the 
restored and preserved chapel will be used by the nursing facility as well as offer public access.  

• The single family portion of the development will be detached single family condominiums 
maintained by an HOA, with no play structures, pools, Jacuzzis, etc. permitted in the back yard. It 
will be a quiet residential neighborhood, attractive to seniors. 

• The townhomes along Inkster will be separated from the single family homes by a large, heavily 
landscaped greenbelt.  

• They were requesting that some of the single family residents be allowed to construct an upstairs 
bedroom in the Cape Cod style. This would add 4 feet to the roofline. No windows would “look 
back,” preserving the privacy of the existing neighborhood. Approximately 20% of purchasers 
were likely to choose this option. 

• A sidewalk had been added to the detached condominium portion, adding to the sidewalks in the 
townhome portion, and providing good pedestrian connectivity. There would be 22% open space 
associated with this part of the PUD development. 

• Robertson Brothers had met with the HOA several times, and the HOA had a spokesperson here 
this evening. 

 
In response to Commission questions, the applicants provided the following information: 

• The detached family homes were condominiums. The outside maintenance would be taken care 
of by the homeowners’ association. 

• The detached family homes were an age targeted (not restricted) product. Based on Robertson 
Brother’s experience, the purchasers for these ranch homes, with restrictions against outdoor play 
equipment as already mentioned and other characteristics, will be 55 and older. 

 
Consultant comments 
Referencing his June 8, 2022 written comments, Planning Consultant Tangari reviewed this request for 
recommendation to City Council of the Revised PUD Plan 2, 2021 and Site Plan 59-5-2022. 
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The plan called for two primary use areas: a 100-bed skilled nursing facility on the southern portion of the 
site, and mixed residential on the north portion.  
 
The site was 31.5 acres and was developed with an abandoned orphanage consisting of 15 buildings. 
Pebble Creek ran along the western edge of the property, and through the southern portion. The site is 
currently zoned RA-1B One Family Residential District.  
 
Under Section 34-3.20.2, the Planning Commission may make a determination that the site qualifies for a 
PUD based on ordinance criteria and procedures. At its meeting on January 21, 2021, the Planning 
Commission granted preliminary PUD qualification approval to the site, citing the plan’s compliance with 
all objectives under Section 34-3.20.2.E. except for objective v. The applicant sought a final 
determination, which was granted by the Planning Commission on April 22, 2021. The plan subsequently 
appeared at City Council twice, on May 24, 2021, and again on September 27, 2021, where a motion of 
approval failed.  
 
The residential portion has been substantially altered since its last presentation before City Council on 
September 27, 2021. That version of the plan included 136 units and 408 total rooms. This version 
reduces that to 94 units, 64 of which are two-bedroom attached townhomes spread over 12 buildings, with 
3-7 units each. The remaining 30 units are two-bedroom detached ranch-style units with walkout 
basements. All buildings currently on the site will be removed, except for the existing historic chapel. The 
corner sign will also remain as a landmark.  
 
After detailed review of the plans submitted this evening, Planning Consultant Tangari listed the items 
under the proposed PUD agreement where relief was sought from ordinance standards: 
1. Permit attached single-single family and detached single-family at requested density of 94 units/282 

rooms. The proposed density is well within the density permitted in any of the RC districts. Under 
RA-1B zoning, 23 units would be permitted on the Phase 1B portion of the site. 

2. Permit reduced front setback along Inkster Road (33.5’requested, 50’ required) for the townhomes. 
3. Permit additional height for attached single-family units (34.15’ requested, 30’ maximum permitted).  
 
Public Comment  
Chair Countegan opened the public hearing. 
 
Scott Griffin, 27785 Cheswick Drive, HOA representative, said that Robertson Brothers had worked with 
the HOA to resolve almost all issues, and he believed the few outstanding issues could also be resolved. 
This proposal had come a long way from where it started, and the HOA was pleased with the result. 
 
Terri Weems, 29149 Bradmoor Court, was pleased with the direction the plans were taking. She still had 
concerns regarding landscaping, especially along Cheswick  Drive. As a School Board member, she 
talked about the need for a sidewalk along Inkster and the importance of safety for the bus stop at 
Cheswick and Inkster. She was also concerned that the development would add more runoff to their 
detention area.  
 
George Crippen, 29225 Bradmoor Court, gave some of his history in this area and elsewhere, and was 
concerned about the wildlife that would be displaced because of this development. 
 
Seeing that no other public indicated they wished to speak, Chair Countegan closed the public hearing. 
 
Applicant response 
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Mr. Clarke addressed questions regarding the residential development as follows: 
• They were proposing a sidewalk from Cheswick to 12 Mile Road. 
• They were proposing significant landscaping between the development and Cheswick; he had given 

his contact information to Ms. Weems to discuss this issue. 
• There would not be additional impact on the detention pond referenced by Ms. Weems. No storm 

water was directed to that area. 
• Open space in the residential area would be 22% gross, 19% net. There would be a passageway down 

to the stream bed for wildlife. 
 
Commission discussion and questions 
Mr. Patel addressed questions regarding the rehabilitation facility: 
• This site needed more parking than traditional senior care facilities. This was a short term heavily-

staffed facility. Patients were usually in residence less than a month, and often received multiple 
visitors, as well as the services of different expert medical staff. 

• There will be an enclosed dumpster on the northeast portion of the commercial site. The residential 
development will not have dumpsters.  

 
Mr. Clarke addressed questions regarding the residential development: 
• Regarding height, detached condominiums will be 18 feet or 21 feet high – for the Cape Cod style 

with 2nd floor bedrooms – to the midpoint. Attached single family homes are 3-story and will be 34.15 
feet high to the midpoint.  

• The parking spaces will now be 20 feet long when facing pavement, and 18 feet long when facing 
grass. 

 
Commissioner Mantey pointed out the current absence of a sidewalk along Inkster; he was pleased the 
plan would add this amenity. 
 
Commissioner Brickner said that he had seen several proposals for this property over the years. This 
proposal was by far the most compatible, and he was impressed that the neighbors had spoken favorably 
about it. 
 
Chair Countegan said the Commission appreciated the dialogue that had occurred between the developers 
and the neighbors.  
 
Chair Countegan indicated he was ready to entertain a motion.  
 
MOTION by Brickner, support by Varga, to RECOMMEND TO CITY COUNCIL that PUD Plan 2, 
2021, including Site Plan 59-5-2022, dated May 18, 2022, submitted by Optalis Healthcare, BE 
APPROVED, because the plans are consistent with the goals, objectives, and policies of the Master Plan and 
applicable provisions of the Planned Unit Development Option in Section 34-3.20 of the Zoning Ordinance, 
subject to the following conditions: 
 
1. Modifications of Zoning Ordinance requirements as indicated on the proposed plan.  

 
2. Outstanding issues in the June 8, 2002 Giffels Webster review letter be resolved and approved 

administratively. 
 
Motion carried unanimously be voice vote. 
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C. REVISED PUD PLAN 3, 2021 

LOCATION:    32680 Northwestern Hwy 
PARCEL I.D.:    23-02-126-130 
PROPOSAL:    Construction of a multiple-family apartment building in B-2,  
    Community Business and B-3, General Business Districts 
ACTION REQUESTED:  Recommendation to City Council 
APPLICANT:    Robert Asmar, NWH Holdings, LLC 
OWNER:    NWH Holding, LLC 

 
As the applicant had requested this item be postponed, and as there was no public present to comment on this 
request, the following motion was offered,  
 
MOTION by Mantey, support by Aspinall, that PUD Plan 3, 2021, dated May 19, 2022, submitted by NWH 
Holdings, LLC, Robert Asmar, BE POSTPONED until the August 18, 2022, Planning Commission meeting 
at the request of the applicant in order to revise their plans.  
 
Motion carried unanimously by voice vote. 
 
APPROVAL OF MINUTES June 16, 2022 Special Meeting, and June 16, 2022, Regular Meeting  
       
MOTION by Grant, support by Brickner, to approve the June 16, 2022 Special Meeting and Regular 
Meeting minutes as submitted. 
 
Motion carried unanimously by voice vote. 
 
PUBLIC COMMENT 
 
None. 
 
COMMISSIONERS’ COMMENTS 
 
The Commission discussed the following topics: 
• Council Chambers was often very cold. Why did this happen and how did this relate to the LEED 

standards at City Hall? 
• Could rentals in a condominium community be limited to a certain percentage of the total units, 

perhaps by deed restrictions? 
 
ADJOURNMENT 
  
MOTION by Trafelet, support by Grant, to adjourn the meeting at 8:56pm. 
 
MOTION carried unanimously by voice vote. 
 
Respectfully Submitted, 
Marisa Varga 
Planning Commission Secretary 
 
/cem 
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