
 

 

AGENDA  
CITY COUNCIL STUDY SESSION  

JUNE 9, 2025 – 5:30PM 
CITY OF FARMINGTON HILLS 

CITY HALL – COMMUNITY ROOM 
31555 W ELEVEN MILE ROAD 

FARMINGTON HILLS, MICHIGAN 
Telephone: 248-871-2410     Website: www.fhgov.com 

 
 
 
1. Call Study Session to Order 

 
2. Roll Call 

 
3. Discussion on Zoning Text Amendment 3, 2025 including Revisions to OS-4 Office Research 

District and Off-Street Parking Standards for Multi-Family Residential and Office Uses 
 

4. Incentive Discussion for Corridor Improvement 
 

5. Discussion on the Oakland County Parks Agreement 
 

6. Adjourn Study Session 
 

 
Respectfully submitted, 

 
 
    Carly Lindahl, City Clerk 
 

Reviewed by: 
 

 

Gary Mekjian, City Manager 
 
 

 
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 necessary arrangements/ 
accommodations will be made.  Thank you. 

http://www.fhgov.com/
































































1611 Michigan Ave - Detroit
192 dwellings
7 stories
~128 dwellings/acre
Approx. 75 ft tall

The Perennial - Corktown



The Shelby – Alexandria, VA

6200 North Kings Highway – Alexandria VA
240 dwellings
4 stories
72 dwellings/acre Approx. 55 ft tall



Aura 509 & Mangum Flats - Durham, NC

Aura 509 
509 Mangum, Durham, NC
182 dwellings
6 stories/approx. 70 ft tall
154 dwellings/acre

Mangum Flats
515 Mangum, Durham, NC
22 dwellings
5 stories/60 ft tall
66 dwellings/acre

163 condos on 1.58 acres approved one block north 
(103/acre)
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MEMORANDUM 
 
TO: Farmington Hills Planning Commission 
 
FROM: Joe Tangari, AICP, Jill Bahm, AICP, Julia Upfal, AICP 
 
RE: Draft OS-4 Amendments 
 
DATE: 1/23/2025 
 
 

Introduction 
The new master plan has been adopted, and it is now time to begin working on zoning ordinance 
amendments to meaningfully implement the plan’s vision for the city. One major area of focus in 
the Master Plan was the corridor between 12 Mile Road and I-696, from Orchard Lake Road to 
Halsted. This area is currently the subject of an in-progress market study, and the development of a 
new district will wait until that is completed. However, some amendments can be made to the OS-
4 district now to diversify the uses permitted in the corridor, provide greater flexibility, and enable 
more mixing of uses, with a deeper dive to follow upon completion of the study, up to and including 
the development of an entirely new district.   

To move the corridor closer to the vision of the Master Plan, this memo provides several 
amendments that permit new uses, eliminate the maximum number of stories and allow the 
applicant to determine how to split up the maximum height, explore additional height at low 
elevations and near the freeway, incentivize mixed use, change setbacks, and taking a fresh look at 
the OS-4 district’s supplemental standards, found in Section 34-3.9. 

The properties in the 12 Mile corridor are generally a little over 1,000 feet deep, and topography 
grades downward toward I-696. The amendments in this memo suggest permitting greater height 
closer to I-696 and where the average grade at the base of the building is below 850 feet.   

The relatively short list of permitted uses in OS-4 strongly gears the district toward large office 
buildings. The list of permitted uses has been expanded below, with two new terms defined for 
clarity.  

When reviewing the language below, keep in mind that blue/underlined text is new, and red/struck 
text is deleted. This memo reflects changes to the proposed language that were discussed by the 
PC in January.  

34-2.2 Definitions 
Artisan Manufacturing 
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Small-scale businesses that produce artisan goods or specialty foods, primarily for direct sales to 
consumers, such as artisan leather, glass, wood, paper, ceramic, textile and yarn products, 
specialty foods, and baked goods. 

Live/Work Unit 
A building or portion of a building that includes a dwelling unit and an artisan manufacturing, retail, 
personal service, child care, or office use directly accessed from the dwelling unit.  

34-3.1.22 OS-4 Office Research District 
A. Intent 

The OS-4 office research districts are is designed intended to accommodate large office uses in 
a mixed use environment that also includes residential uses and commercial uses providing for 
the convenience of residents and workers in the area. This ordinance encourages the 
development of public spaces, walkability, and public art to complement the development of 
high-value uses that contribute to the city’s tax base.   provide for large office buildings in areas 
which have significant highway or road visibility thereby encouraging uses which have a 
relatively high value per acre of land that will supplement the city's tax base. 
 

B. Principal Permitted Uses 
The following uses are permitted subject to the required conditions in Section 34-3.9 

i. Office buildings for any of the following occupations: executive, administrative, 
professional, accounting, writing, clerical, stenographic, drafting, sales  

ii. Medical offices including clinics, hospitals, and medical laboratories 
iii. Banks, credit unions, savings and loan associations and similar uses without drive-in 

facilities as an accessory use only 
iv. Business schools or colleges 
v. Hotels 
vi. Attached single-family residential 
vii. Multi-family residential, including office-to-residential conversions 
viii. Live/work units 
ix. Commercial uses permitted under 3.1.23.Bi.-iii, vi, and xii-xiv, when located in a mixed-use 

building with office and/or multi-family residential uses 
x. Artisan manufacturing 
xi. Public buildings, public utility buildings, telephone exchange buildings, electric transformer 

stations and substations without storage yards; gas regulator stations with service yards, 
but without storage yards; water and sewage pumping stations 

xii. Secondary use which is accessory to and located in the same building as a principal 
permitted use § 34-4.23 

xiii. Stand-alone parking structures § 34-4.61 
xiv. Cellular tower and cellular antennae § 34-4.24 
xv. Other uses similar to the above uses 
xvi. Accessory structures and uses customarily incident to any principal use permitted 
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C. Special Approval Uses 
The following uses are permitted subject to the required conditions in Section 34-3.9 

i. Research, testing, design, technical training or experimental product development § 34-
3.9.5 

ii. Commercial uses permitted under 3.1.23.Bi.-iii, vi, and xii-xiv, when located in a stand-
alone or exclusively commercial building 

iii. Banks, credit unions, savings and loan associations and similar uses with drive-in facilities 
as an accessory use only 
 

D. Accessory Uses 
i. Electric vehicle infrastructure § 34-4.55  

 
E. Development Standards 

Lot Size 
Minimum lot area:     Not specified 
 
Setbacks 
Minimum front yard setback to 12 Mile Road: 50 ft  
Minimum front yard setback (other thoroughfares):15 ft 
Front yard setback (local streets):  0-10 ft (minimum of 50% of front façade shall be in this 
range) 
Minimum rear yard setback:    40 ft/0 ft if alley present 
Minimum side yard setback:   20 ft 0 ft 
Minimum from residential district:   20 ft 
Minimum from sider street Local side street setback:   40 ft 0-15 ft 
 
Lot Coverage 

Maximum lot coverage by all buildings:   20% 
 
Building Height 
Maximum building height:    50 ft/65 ft /80 ft within 400 feet of the I-696 right-of-way  
Maximum number of stories:    3 
 
Density 
Maximum dwelling units per acre   80 
 
Open Space 
Front yard open space required:    50% 
 
NOTES 
◼ For additions to the above requirements, refer to Section 34-3.5: A, J, N, P, U and V. 
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Changes to applicable footnotes of Section 34-3.5.2 
P. The setback shall be the minimum indicated or as required by the following formula (as 
explained in footnote G. above), whichever is greater [see G below]: Delete existing Footnote P so 
that Footnote G no longer applies to the OS-4 District 

 

Section 34-3.9 OS-1, OS-2, OS-3 and OS-4 District Required Conditions 
1. In the OS-1, OS-2, and OS-3, and OS-4 districts the following conditions apply: 

A. Uses permitted shall require review and approval of the site plan by the planning 
commission. 

B. No interior display shall be visible from the exterior of the building. 
C. The outdoor storage of goods or materials shall be prohibited. 
D. Warehousing or indoor storage of goods or materials, beyond that normally 

incidental to the permitted uses, shall be prohibited. 
2. In the OS-1, OS-2, and OS-4 districts the following condition applies. 

A. All activities, except for off-street parking or loading, shall be conducted within a 
completely enclosed building. 

G. All main buildings shall have a setback of at least fifty (50) feet from any street and shall have 
a setback of at least twenty (20) feet from any other property line, unless exceeded by the 
following requirements as defined in paragraph i. below: 

i. Setbacks shall be controlled in relationship to the length and height of buildings based upon 
the formula : Y = (L + 2H) / D 

Where: 
Y = The required yard. 
L = The total length of a line which, when viewed directly from above, is parallel to the lot line 
and intersects any part of the building. 
H = The height of the building. 
D = Divisor (see subparagraphs ii and iii of this paragraph G, which subparagraphs immediately 
follow the diagram entitled “Yard Setbacks for Multiple Dwellings”) 
ii. Along those property lines which abut a one-family residential district, or which abut one-
family detached units or lots of an approved P.R.D. plan, and which are not separated from 
such units, lots or one-family district by a major or secondary thoroughfare, or where the 
abutting one-family residential district is not already developed for a permitted use other than 
one-family residential, the minimum required yard shall be determined by the following 
formula: Y = (L + 2H) / 3 
iii. In all other instances, or where the planning commission determines that the adjoining 
property is indicated on the future land use plan as an area of other than one-family residential 
use, the minimum required yard shall be determined by the following formula: Y = (L + 2H) / 6 
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5. In the OS-4 district the following conditions apply: 

A. The permitted uses of the district may be co-located within a building or upon a site. 
B. Manufacturing shall not be an assembly line type and shall be limited to prototype 

equipment, products or materials for experimental purposes which are not 
generally for sale, or artisan wares. Repair work shall be limited to prototypes, or 
products being tested, designed, or experimentally produced, and shall not be for 
customer services. 

C. Warehousing or storage of products may be permitted when clearly accessory to a 
principal use. 

D. The outdoor storage of goods or materials shall be prohibited. 
E. Where a minimum of fifteen percent (15%) of the lot is set aside for public use and 

developed as a park or plaza with at least one public art installation, an additional 
twenty (20) feet of height shall be permitted.  

 

New Section 34-4.61 Parking Structures 
Parking structures shall be permitted as an accessory use in all non-RA and non-RP districts when 
integrated into a larger building. Stand-alone parking structures are permitted in the OS-4 district 
subject to the following: 

1. The exterior of the parking structure shall not be bare, functional concrete. Other durable 
materials, such as brick, stone, metal paneling, and glazing shall be used for the façade 
and shall be subject to Planning Commission approval. Art, including sculpture or murals, 
is permitted and encouraged. 

2. Permitted commercial uses may occupy a portion of the ground floor of the parking 
structure.  

3. The parking structure shall not front directly on 12 Mile Road.  
4. The parking structure shall provide spaces to accommodate a minimum of one bicycle per 

each 20 vehicle parking spaces in the structure.  
5. Where a parking structure serves residential uses, in whole or in part, charging 

infrastructure shall be provided for a minimum of fifteen percent (15%) of required spaces 
for the residential use. For the purposes of this subsection, “charging infrastructure” shall 
mean placing the conduit and/or wire required for the future installation of electrical lines 
to serve charging stations, as well as ensuring the electrical delivery capacity is sufficient to 
meet the energy demands of the charging stations. Charging outlets may be provided by the 
developer or tenant by agreement. 
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MEMORANDUM 
TO: Farmington Hills Planning Commission 

FROM: Joe Tangari, AICP, Jill Bahm, AICP, Julia Upfal, AICP 

RE: Initial Post-Master Plan Amendments: Parking Standards 

DATE: 11/14/2024 

Parking Standards 
The implementation section of the Next 50 Master Plan 
includes several zoning actions that are key to meeting 
the plan’s objectives. This includes a thorough review of 
the parking requirements to identify necessary 
adjustments and flexibility based on actual demand. As 
the plan aims to encourage infill development, reduce 
excessive pavement, and consider new opportunities for 
parking areas throughout the City, updating these 
standards will eliminate regulatory hurdles that impede 
progress toward these important objectives.  

To continue the discussion of parking standards, this 
memorandum includes a review of the following zoning 
considerations relevant to parking: 

• Reducing requirements for multi-family & office
• Consider parking maximums
• Providing greater flexibility

o Waivers based on demonstrated need
o Parking reductions

• Add bicycle parking standards

Changes from the January meeting are highlighted in yellow. 

Reducing requirements for Multi-family and Office 
The parking schedule regulates the minimum number of spaces required, and when this is not well-
aligned with need, results in vacant paved spaces. In Farmington Hills, the parking requirements 
for multi-family and office uses outweigh parking demand, contributing to unnecessary pavement 
and excess parking. The opportunity cost for underutilized parking is often a higher and better use 
of land, such as additional development, green spaces, or community amenities that better serve 

“Parking. Thoroughly review the 
parking requirements of the Zoning 
Ordinance and adjust requirements 
based on modern assessments of 
actual need. Consider establishing 
parking maximums and multiple 
mechanisms for reducing parking. 
Consider curbside pick-up, short-
term spaces, and rideshare drop-off 
areas.”  

– Page 239, Chapter 12:
Implementation, Next 50 Master Plan 

Revised 
received 
4-11-2025
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residents of the City. The Planning Commission may consider the following modifications to better 
align parking for these uses with actual demand. 

Medical office: 

Current standard:  

Professional offices of 
doctors, dentists or 
similar profession 

One (1) for each one hundred thirty-five (135) square feet of usable 
floor area for the first five thousand (5,000) square feet; 

One (1) for each one hundred seventy-five (175) square feet for that 
area in excess of five thousand (5,000) square feet of usable floor area 

Recommended standard:  

Professional offices of 
doctors, dentists or 
similar professions 

One (1) for each 250 square feet of usable floor area 

 
Explanation: By providing a standard for the entire building, the ordinance will be easier to  
administer and enforce. This calculation will also better align medical office requirements with 
actual demand and zoning best practices. 

 Alternatives: Regulate by number of examination rooms, waiting area, or a combination of both 

Chiropractic office: 

Current standard:  

Chiropractic office One (1) for each 200 square feet of usable floor area 

Recommended standard: Remove chiropractic office.  

Explanation: A chiropractic office is a type of medical office and should be combined with medical 
office. 

Business Office 

Current standard:  

Business offices or 
professional offices 
except as indicated in 
the following items 3--5 

One (1) for each 220 square feet of usable floor area for the first 
15,000 square feet; 

One (1) for each 250 square feet for that area in excess of 15,000 
square feet of usable floor area 

Recommended standard: 
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Business offices or professional 
offices 

One (1) for each 300 square feet of usable floor area 

 
Explanation: By providing a standard for the entire building, the ordinance will be easier to 
administer and enforce. This calculation will also better align office requirements with actual 
demand and zoning best practices. 

Residential, Multiple Family 

Current standard: Two (2) for each dwelling unit of three (3) rooms or less; two and one-half (2 1/2) 
for each dwelling unit of four (4) or more rooms 

Recommended standard: Create two separate uses and regulate as follows: 

Residential, Multiple Family 
with individual garages, 
driveways, or parking pads 

Two (2) spaces for each dwelling unit 

Residential, Multiple Family 
without individual garages, 
driveways, or parking pads 

1.5 spaces for each dwelling unit 

 

 
Explanation: Reduce multi-family parking requirements to better align with demand, while 
continuing to provide appropriate parking for developments that include individual garages, 
driveways, or parking pads 

Switch the Order of the Table of Requirements and the Ability to Adjust 
Parking Requirements 
Currently, section 5.2.11 sets forth the minimum number of parking spaces, and a portion of 5.2.2 
and 5.2.10 establish the ability to accept changes to those minimums. Consolidating those 
standards and placing them after the table would make more sense, structurally. So current 
Section 5.2.11 will become Section 5.2.10, and current Section 5.2.10 will become Section 5.2.11.  

The parking ordinance could easily incorporate a maximum parking standard to reduce excessive 
parking. We recommend the following amendment, along with some potential flexibility as 
described later in this memorandum.  

34-5.2.10 Required spaces.  

A. The minimum number of off-street parking spaces by type of use shall be determined in 
accordance with the following schedule; provided, however, that when a use is required by 
state statute to provide handicapped parking spaces, the total number of off-street parking 
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spaces required by this chapter shall be increased by one (1) for uses requiring twenty-five 
(25) parking spaces or less.  

B. Maximum. The maximum number of parking spaces shall be determined as follows: 
i. When the minimum requirement is fewer than 10 spaces, the maximum parking 

allowed shall be 2 spaces greater than the minimum parking requirement.  
ii. When the minimum requirement is 10 spaces or more, the Planning Commission may 

grant an increase of up to twenty (20%) percent over the maximum guideline for 
parking spaces if:  
a. The applicant can demonstrate to the Planning Commission’s satisfaction the 

additional parking is necessary based on documented evidence of actual use or 
anticipated demand.  

b. The increase in parking will have no undue burden on neighboring property owners 
and/or natural features.  

Provide Greater Flexibility and Consider Maximums 
The ordinance standards could be amended to provide new opportunities for reductions from the 
required parking in circumstances where an applicant implements measures to reduce parking 
demand or modifications when the applicant demonstrates that parking demand is more or less 
intensive than required by the ordinance.  

Current Text 

The ordinance currently includes some standards to grant flexibility, but additional reduction 
standards would better allow for more demand-based adjustments.  Current reduction standards 
in the ordinance include: 

1. Shared parking provisions: Article 34-5.2.2 allows applicants to adjust parking 
requirements when lots are shared between two uses.  

a. When there are multiple uses on a single lot and the applicant has demonstrated 
that peak operating hours do not overlap, spaces may count towards the 
requirement for each use. 

b. When there are two or more zoning lots that share spaces and peak usage is at 
different times, an applicant may reduce parking up to 20%. For greater reductions, 
the applicant may submit a parking study and the reduction will be to the discretion 
of the Planning Commission.  

2. Deferred parking provisions: The planning commission can allow an applicant to reduce the 
number of off-street parking spaces when they can demonstrate that there is an adequate 
reserve of land set aside for additional parking which will only be constructed if it is 
determined a need exists for the spaces. 

Potential amendments 
We recommend the Planning Commission consider modifications to the off-street parking 
standards by incorporating the amendments below. This will achieve greater flexibility to align 
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parking requirements with actual parking demand. In addition, by creating standards to evaluate 
parking reductions, the amendments provide some administrative authority when planning 
commission review is not required.  

34-5.2.2: Retain same-lot requirements, but move shared parking provisions to 34-5.2.10. 

Off-street parking for other than residential use shall be either on the same lot or within three 
hundred (300) feet of the building it is intended to serve, measured from the nearest point of the 
building to the nearest point of the off-street parking lot. Ownership shall be shown of all lots or 
parcels intended for use as parking by the applicant. 

The City recognizes that different types of uses may have different peak usage times. Therefore, 
two (2) or more non-residential buildings or non-residential uses may collectively provide the 
required off-street parking, in which case the required number of parking spaces for the uses 
calculated individually may be reduced for the following: 

A. If the property is on a single zoning lot and the applicant provides documentation of a 
reciprocal arrangement between businesses showing that peak operating hours of the 
businesses do not overlap; or 

B. If the property is on two or more zoning lots a signed agreement is provided by the property 
owners and duly recorded with the Register of Deeds, and the Planning Commission 
determines that the peak usage will occur at different periods of the day. A parking study 
prepared by a qualified professional following methodologies established by the Urban 
Land Institute’s publication, Shared Parking, shall be required for any reduction that 
exceeds twenty (20) percent of the required number of spaces and may be required to 
justify lesser reductions at the discretion of the Planning Commission. The study that 
supports the proposed shared parking arrangement shall be submitted along with the site 
plan and is subject to concurrence by the approving body. The approving body may, as an 
alternative, grant a lesser reduction in overall parking than that requested by the applicant. 

C. For any shared parking arrangement, the Planning Commission may require the 
construction of pedestrian sidewalks and/ or marked crossing areas to facilitate pedestrian 
traffic between two sites or two use areas 

34-5.2.11: Amend this section (currently 5.2.10) to expand opportunities for parking relief when 
appropriate and aligned with demand. Provide flexibility from parking minimums and maximums (if 
maximum parking is implemented).  

10. Deviations from required parking: For all uses except one- and two-family residential units and 
mobile home sites, the number of off street parking spaces required may be adjusted reduced in 
accordance with the following: 

A. Demand-based parking adjustments.  
i. Deviations from the required parking minimum or maximum may be granted when 

the applicant has demonstrated through a parking study or other means deemed 
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sufficient by the approving body that the required off-street parking is excessive or 
inadequate to meet the daily needs of the use. Elements to be considered include: 
a. Number and frequency of walk-up (foot traffic) customers  
b. Availability of shuttle service and/or transit 
c. Seasonal nature of operations 
d. Unique operational characteristics of the use that impact daily traffic 

ii. In circumstances where the most recently published Institute of Transportation 
Engineers’ Parking Generation Manual or Urban Land Institute Shared Parking Guide 
recommends a lower quantity of parking than that required in this ordinance, the 
minimum parking requirement may be adjusted accordingly.  

B. Mitigation: Reductions from the required parking minimum may be granted in accordance 
with the following mitigation measures: 

i. Grand River Avenue. Recognizing the transportation alternatives available 
throughout the Grand River Corridor, the required parking minimum shall be 
reduced by 50% for all uses with frontage on Grand River Avenue.  

ii. Car-Sharing or Carpool Spaces. Parking spaces reserved and signed for hourly car 
rental/car-sharing services or as carpool-only spaces may be counted as two 
regular parking spaces. Car-sharing or carpool spaces may be proposed for a single 
lot in accordance with the following schedule: 

Number of required spaces 
Maximum number of car-sharing or 
carpool spaces 

1-10 0 
11-25 2 
26-100 4 
101-250 12 
250+ 25 

 
iii. Bicycle Parking. The minimum parking standard may be reduced by one parking 

space for every four non-required bicycle parking spaces. This reduction may be 
increased to one parking space for every three non-required bicycle parking spaces 
when spaces are covered by a roof or awning. 

iv. Walkable Amenities. If the site is proximal to a multi-use trail, the applicant may 
present support for a requested reduction, and the Planning Commission may 
approve the reduction if it finds the request to be sufficiently justified. 

C. Reserve Parking. Reductions from the required parking minimum may be granted when 
adequate reserve area is provided for future parking, provided that the following conditions 
are met: 

i. The number of off-street parking spaces required for the use or uses must be more 
than ten (10).  

ii. The applicant shall submit an acceptable site plan showing that an adequate 
reserve of land is set aside for additional parking spaces, so that the total depicted 
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on the plan is adequate to meet the requirements of Section 34-5.2.10. The plan 
shall indicate the reserve area laid out so that all dimensional requirements as to 
spaces, aisles, and other applicable requirements of this chapter can be met. The 
reserve area shall not be used for water retention, for required open spaces, or as 
the location for replacement trees or other deciduous or evergreen trees required 
by this chapter. The landscape plan submitted for the site shall include a plan for 
the reserve area.  

iii. The planning commission has determined that the applicant has submitted 
substantial evidence showing that the parking needs of the specific occupant will 
be less than would be required by this chapter. 

iv. The property owner shall execute an agreement prepared by the city attorney 
requiring the construction of the additional spaces within one hundred and eighty 
(180) days of notification that the planning commission, at its sole discretion has 
determined a need exists for such spaces. The agreement shall run with the land, 
be binding upon successors and assigns and shall be recorded with the register of 
deeds. 

v. A permit for change of occupancy shall not be issued until the planning department 
has reevaluated the need for parking by the new occupant relative to the number of 
spaces required by this chapter. 

D. Shared Parking. Reductions from the required parking minimum may be granted when there 
is a collective parking arrangement. The City recognizes that different types of uses may 
have different peak usage times. Therefore, two (2) or more non-residential buildings or 
non-residential principal uses may collectively provide the required off-street parking, in 
which case the required number of parking spaces for the uses calculated individually may 
be reduced for the following: 

i. If the property is on a single zoning lot and the applicant provides documentation of 
a reciprocal arrangement between businesses showing that peak operating hours of 
the businesses do not overlap; or 

ii. If the property is on two or more zoning lots a signed agreement is provided by the 
property owners and duly recorded with the Register of Deeds, and the Planning 
Commission determines that the peak usage will occur at different periods of the 
day. A parking study prepared by a qualified professional following methodologies 
established by the Urban Land Institute’s publication, Shared Parking, shall be 
required for any reduction that exceeds twenty (20) percent of the required number 
of spaces and may be required to justify lesser reductions at the discretion of the 
Planning Commission. The study that supports the proposed shared parking 
arrangement shall be submitted along with the site plan and is subject to 
concurrence approval by the approving body. The approving body may, as an 
alternative, grant a lesser reduction in overall parking than that requested by the 
applicant. 
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iii. For any shared parking arrangement, the Planning Commission may require the 
construction of pedestrian sidewalks and/ or marked crossing areas to facilitate 
pedestrian traffic between two sites or two use areas 

Add bicycle parking standards and protect pedestrians 
In addition to any vehicular parking requirements, requirements for bicycle parking will help to 
complete the City’s bicycle network and accommodate bicycles as a potential transportation 
alternative. We recommend the Planning Commission consider the following standards for 
required bicycle parking.  

14. Bicycle Parking. 
A. Intent. As the City works to create a well-connected community, expand its pathway 

system, and provide more opportunities for non-motorized transportation, it is 
important that new development accommodates bicyclists. 

B. Bicycle parking facilities general requirements. At the time of erection of any new 
principal building or new parking lot, the enlargement of any principal building by ten 
percent (10%) or more of the existing gross floor area, or the enlargement of any 
automobile parking lot by ten percent (10%) or more of the number of existing parking 
spaces, a bicycle parking facility shall be required in accordance with the following 
requirements: 
i. Provide a minimum of two (2) bicycle parking spaces. Auto wash uses and single-

family and two-family uses are exempt from this requirement. A use that requires 
bicycle parking and has more than forty (40) off-street vehicle parking spaces, shall 
provide one (1) additional bicycle parking space for each twenty (20) vehicle parking 
spaces. 

ii. Off-street bicycle parking facilities may be located in any yard subject to meeting 
the parking setback requirements of this ordinance. Site plan approval may allow 
bicycle parking facilities in the required front yard parking setback when the 
location is between a public bicycle route and the principal building. 

iii. Bicycle parking facilities shall be located on the parcel that the bicycle parking 
serves. 

iv. Bicycle parking spaces may be located indoors or covered with a freestanding 
canopy or shelter, or a shelter attached to a building. 

v. Bicycle parking facilities located outdoors shall be clearly visible and easily 
accessible to people approaching the primary entrance to the use providing the 
bicycle parking. 

vi. Minimum required bicycle parking spaces shall not be replaced by any other use 
unless and until equal facilities are provided elsewhere. 

i. Bicycle parking facility layout, location, and design standards. Bicycle parking 
area(s) shall be laid out, constructed, and maintained in accordance with the 
following standards and regulations: 
i. Bicycle parking spaces shall be paved and adjacent to a bicycle rack of the 

inverted “U” design or a similar design approved by the approving body, that is 
solid, cannot be easily removed with common tools, provides at least two (2) 
contact points for a bicycle, is at least three (3) feet in height, and permits the 
locking of a bicycle through the frame and one (1) wheel with a standard U-
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Lock or cable in an upright position. The rack shall be securely anchored in 
concrete or asphalt. Alternative installations and designs may be considered if 
the proposed rack design functions similar to the inverted “U” design. Artistic 
designs are encouraged. 

ii. The minimum layout standards are shown in Figure 5.2.14.B.ii Minimum Layout 
Standards for Bicycle Parking Facilities below.  

Figure 5.2.14.B.ii Minimum Layout Standards for Bicycle Parking Facilities 

 
iii. Bicycle parking facilities shall be accessible from adjacent street(s) and 

pathway(s) via a paved route that has a minimum width of six (6) feet. 
iv. Bicycle parking facilities shall be separated from automobile parking spaces 

and access aisles by a raised curb, landscape area, sidewalk, or other method 
that complies with all City ordinances when located in or near off-street 
parking areas.  



ORDINANCE NO. C-___________-2025 
 

CITY OF FARMINGTON HILLS 
OAKLAND COUNTY, MICHIGAN 

 
AN ORDINANCE TO AMEND THE FARMINGTON HILLS CODE OF ORDINANCES, 
CHAPTER 34, “ZONING,” ARTICLE 2.0, “DEFINITIONS,” SECTION 34-2.2, 
“DEFINITIONS,” TO ADD DEFINITIONS RELATING TO ARTISAN 
MANUFACTURING AND LIVE/WORK UNITS; ARTICLE 3.0, “ZONING DISTRICTS,” 
SECTION 34-3.1-22, “OS-4 OFFICE RESEARCH DISTRICT,” TO REVISE PERMITTED 
AND SPECIAL APPROVAL USES AND CERTAIN HEIGHT, AREA, AND BULK 
STANDARDS; ARTICLE 3.0, “ZONING DISTRICTS,” SECTION 34-3.5.2, “NOTES TO 
SCHEDULE OF REGULATIONS,” TO REVISE THE APPLICABLE CHART OF NOTES 
TO DELETE NOTE P AND RE-LETTER; ARTICLE 3.0, “ZONING DISTRICTS,” 
SECTION 34-3.9, “OS-1, OS-2, OS-3 AND OS-4 DISTRICT REQUIRED CONDITIONS,” 
TO AMEND THE CONDITIONS APPLICABLE TO THE DISTRICT; ARTICLE 4.0, “USE 
STANDARDS,” TO ADD NEW SECTION 34-6.61, “PARKING STRUCTURES”; AND 
ARTICLE 5.0, “SITE STANDARDS,” SECTION 34-5.2, “OFF-STREET PARKING 
REQUIREMENTS,” TO REVISE AND/OR REARRANGE VARIOUS PARKING 
STANDARDS AND REQUIREMENTS. 
 
THE CITY OF FARMINGTON HILLS ORDAINS: 

 
Section 1 of Ordinance.  Ordinance Amendment. 

 
The Farmington Hills City Code, Chapter 34, “Zoning,” Article 2.0, “Definitions,” Section 34-2.2, 
“Definitions,” is amended to add the following definitions: 

 
Artisan Manufacturing means small-scale businesses that produce artisan goods or specialty 
foods, primarily for direct sales to consumers, such as artisan leather, glass, wood, paper, ceramic, 
textile and yarn products, specialty foods, and baked goods. 

Live/Work Unit means a building or portion of a building that includes a dwelling unit and an 
artisan manufacturing, retail, personal service, child care, or office use directly accessed from the 
dwelling unit. 

Section 2 of Ordinance.  Ordinance Amendment. 
 

The Farmington Hills City Code, Chapter 34, “Zoning,” Article 3.0, “Zoning Districts,” Section 
34-3.1.22, “OS-4 Office Research District,” is amended to read as follows: 
 
A. Intent 
The OS-4 office research districts are is designed intended to accommodate large office uses in a 
mixed use environment that also includes residential uses and commercial uses providing for the 
convenience of residents and workers in the area.  This ordinance encourages the development of 
public spaces, walkability, and public art to complement the development of high-value uses that 
contribute to the city’s tax baseprovide for large office buildings in areas which have significant 
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highway or road visibility thereby encouraging uses which have a relatively high value per acre of 
land that will supplement the city's tax base. 
 
B. Principal Permitted Uses 
The following uses are permitted subject to the required conditions in Section 34-3.9. 

i. Office buildings for any of the following occupations: executive, administrative, 
professional, accounting, writing, clerical, stenographic, drafting, sales 

ii. Medical offices including clinics, hospitals, and medical laboratories 
iii. Banks, credit unions, savings and loan associations and similar uses without drive-

in through facilities facilities as an accessory use only 
iv. Business schools or colleges 
v. Hotels 
vi. Multi-family residential, including office-to-residential conversions 
vii. Live/work units 
viii. Commercial uses permitted under 3.1.23.Bi.-iii, vi, and xii-xiv, when located in a 

mixed-use building with office and/or multi-family residential uses 
ix. Artisan manufacturing 
vix. Public buildings, public utility buildings, telephone exchange buildings, electric 

transformer stations and substations without storage yards; gas regulator stations 
with service yards, but without storage yards; water and sewage pumping stations  

viixi. Secondary use which is accessory to and located in the same building as a principal 
permitted use § 34-4.23 

xii. Stand-alone parking structures §34-4.61 
vxiii. Cellular tower and cellular antennae § 34-4.24 
ixxiv. Other uses similar to the above uses 
xxv. Accessory structures and uses customarily incident to any principal use permitted 

 
C. Special Approval Uses. 
The following uses are permitted subject to the required conditions in Section 34-3.9 

i. Research, testing, design, technical training or experimental product development § 
34- 3.9.5 

ii. Commercial uses permitted under 3.1.23.Bi.-iii, vi, and xii-xiv, when located in a 
standalone or exclusively commercial building  

iii. Banks, credit unions, savings and loan associations and similar uses with drive-
through facilities as an accessory use only 

 
D. Accessory Uses 

i. Electric vehicle infrastructure § 34-4.55  
 
E. Development Standards 
 
Lot Size 
Minimum lot area: Not specified 
 
Setbacks 
Minimum front yard setback to 12 Mile Road: 50 ft  
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Minimum front yard setback (other thoroughfares): 15 ft  
Front yard setback (local streets): 0-10 ft (minimum of 50% of front façade 

shall be in this range)  
Minimum rear yard setback: 40 ft/10 ft if alley is present 
Minimum side yard setback: 40 ft0 ft 
Minimum from residential district: 20 ft 
Local side street setback: 40 ft0-15 ft 
 
Lot Coverage 
Maximum lot coverage by all buildings: 20% 
 
Building Height 
Maximum building height: 50 ft/65 ft /80 ft within 400 feet of the I-696 

right-of-way  
Maximum number of stories: 3 
 
Density 
Maximum dwelling units per acre 80 
 
Open Space 
Front yard open space required: 50% 
 
NOTES 
◼ For additions to the above requirements, refer to Section 34-3.5: A, J, N, P, U and V. 
 

Section 3 of Ordinance.  Ordinance Amendment. 
 

The Farmington Hills City Code, Chapter 34, “Zoning,” Article 3.0, “Zoning Districts,” Section 
34-3.5.2, “Notes to Schedule of Regulations” is amended to read as follows: 
 
34-3.5 NOTES TO SCHEDULE OF REGULATIONS 
 
1. Applicability. The notes contained in Section 3.5.2 are additions, exceptions, and 

clarifications to the district standards contained in Section 3.1. The applicability of 
individual notes to each district is provided in the tables on the following pages.  

 
 
34-3.5.1 Applicability of Notes to District Standards 

Note to 
District 
Standard  

Residential Districts* 

RA-
1A 

RA-
1B RA-2B RA-1 RA-2 RA-3 RA-4 RC-1 RC-2 RC-3 

A                     
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B           

C                   

D               

E                

F                  

G                  

H                  

I                     

J                     

K                     

L                     

M                     

N                     

O                     

P                     

QP                     

RQ                     

SR                     

TW                     

UT                     

VU             

 
34-3.5.1 Applicability of Notes to District Standards 

Note to 
District 
Standard 

Business Districts 

SP OS-1 OS-2 OS-3 OS-4 B-1 B-2 B-3 B-4 ES IRO LI-1 P-1 



5 

A              

B                           

C                           

D                           

E                           

F                           

G                           

H                           

I                          

J                  

K                     

L                     

M                     

N                

O                          

P                          

QP                          

RQ                          

SR                          

TS                          

UT                 

VU               

 
 
2. Notes to District Standards. 
 

A.-O. [No change] 
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P. The setback shall be the minimum indicated or as required by the following formula 
(as explained in footnote G. above), whichever is greater: 

 
34-3.5.2.P Setbacks 

Setback Formula  Adjacent District or Use 

Y = 
L  + 2H Freeway, nonresidential districts or lots which have frontage on a street system 

which the planning commission finds is an internal street system, that is, one 
that serves this district exclusively.  6 

Y =  
L + 2H Other public street right-of-way, multiple-family or mobile home district, 

existing use in a single-family residential district other than a single-family 
dwelling.  3 

Y =  
L + 2H Other one-family residential district.  

1 

 
 

QP. The setback shall be the minimum indicated or shall be equal to the height of the 
building, whichever is the greater; provided, however, that setbacks abutting a 
street or a residential district shall be as required by Section 34-3.5.2.R. 

 
RQ. The setback shall be the minimum indicated or as required by the following formula 

(as explained in Section 34-3.5.2.G.), whichever is greater; provided, however, that 
the setback need not exceed one hundred (100) feet: 

 
34-3.5.2.QR Setbacks 

Setback Formula  Adjacent District or Use 

Y = 
.5L  + 2H Freeway, nonresidential districts or platted zoning lots which have frontage 

on a street system which the planning commission finds is an internal street, 
that is, one that serves this district exclusively.  6 

Y =  
.5L + 2H Other public street right-of-way, multiple-family or mobile home district, 

existing use in a single-family residential district other than a single-family 
dwelling.  3 

Y =  

.5L + 2H Other one-family residential district provided, however, that the planning 
commission may designate use of one of the other two (2) applicable 
formulas where it is determined that the adjoining property is indicated on the 
future land use plan as an area of other than one-family residential use.  

1 
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SR. Off-street parking for visitors, over and above the number of spaces required under 
Section 34-5.2, may be permitted within the required front yard provided that such 
off-street parking is not located within twenty (20) feet of the front lot line and 
provided further that the number of such spaces does not equal more than ten (10) 
percent of the total number of spaces required. 

 
TS. All storage shall be located in the rear yard and shall comply with Section 34-3.14. 
 
UT. Rooftop equipment shall be screened in accordance with Section 34-5.17. 
 
VU.  In any yard abutting a street or freeway, a landscaped area not less than ten (10) 

feet deep and abutting the street or freeway shall be provided in the setback. 
 

 
Section 4 of Ordinance.  Ordinance Amendment. 

 
The Farmington Hills City Code, Chapter 34, “Zoning,” Article 3.0, “Zoning Districts,” Section 
34-3.9, “OS-1, OS-2, OS-3 and OS-4 District Required Conditions,” is hereby amended to read as 
follows: 
 
Section 34-3.9 OS-1, OS-2, OS-3 and OS-4 District Required Conditions 
 
1. In the OS-1, OS-2, and OS-3, and OS-4 districts the following conditions apply: 

A. Uses permitted shall require review and approval of the site plan by the planning 
commission. 

B. No interior display shall be visible from the exterior of the building. 
C. The outdoor storage of goods or materials shall be prohibited. 
D. Warehousing or indoor storage of goods or materials, beyond that normally 

incidental to the permitted uses, shall be prohibited. 
 

2. In the OS-1, OS-2, and OS-4 districts the following condition applies. 
A. All activities, except for off-street parking or loading, shall be conducted within a 

completely enclosed building. 
 
3.-4. [Unchanged] 
 
5. In the OS-4 district the following conditions apply: 

A. The permitted uses of the district may be co-located within a building or upon a 
site. 

 
AB. Manufacturing shall not be an assembly line type and shall be limited to prototype 

equipment, products or materials for experimental purposes which are not generally 
for sale, or artisan wares. Repair work shall be limited to prototypes, or products 
being tested, designed, or experimentally produced, and shall not be for customer 
services. 
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BC. Warehousing or storage of products may be permitted when clearly accessory to a 
principal use. 

 
D. The outdoor storage of goods or materials shall be prohibited.  
 
E. Where a minimum of fifteen percent (15%) of the lot is set aside for public use and 

developed as a park or plaza with at least one public art installation, an additional 
twenty (20) feet of height shall be permitted. 

  
Section 5 of Ordinance.  Ordinance Amendment. 

 
The Farmington Hills City Code, Chapter 34, “Zoning,” Article 4.0, “Use Standards,” is amended 
to add a new Section 34-6.61, “Parking Structures,” to read as follows: 
 
Section 34-4.61 Parking Structures 
 
Parking structures shall be permitted as an accessory use in all non-RA and non-RP districts when 
integrated into a larger building. Stand-alone parking structures are permitted in the OS-4 district 
subject to the following:  
 
1. The exterior of the parking structure shall not be bare, functional concrete. Other durable 

materials, such as brick, stone, metal paneling, and glazing shall be used for the façade and 
shall be subject to Planning Commission approval. Art, including sculpture or murals, is 
permitted and encouraged.  

 
2. Permitted commercial uses may occupy a portion of the ground floor of the parking 

structure.  
 
3. The parking structure shall not front directly on 12 Mile Road.  
 
4. The parking structure shall provide spaces to accommodate a minimum of one bicycle per 

each 15 vehicle parking spaces in the structure.  
 
5. Where a parking structure serves residential uses, in whole or in part, charging infrastructure 

shall be for a minimum of fifteen percent (15%) of required spaces for the residential use. 
For the purposes of this subsection, “charging infrastructure” shall mean placing the 
conduit and/or wire required for the future installation of electrical lines to serve charging 
stations, as well as ensuring the electrical delivery capacity is sufficient to meet the energy 
demands of the charging stations. Charging outlets may be provided by the developer or 
tenant by agreement. 
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Section 6 of Ordinance.  Ordinance Amendment. 
 

The Farmington Hills City Code, Chapter 34, “Zoning,” Article 5.0, “Site Standards,” Section 34-
5.2, “Off-street Parking Requirements,” is amended to read as follows: 
 
Section 34-5.2 Off-street Parking Requirements. 
 
There shall be provided in all districts, at the time of erection or enlargement of any main building 
or structure, automobile off-street parking space with adequate access to all spaces. The number 
of off-street parking spaces in conjunction with all land or building uses shall be provided, prior 
to the issuance of a certificate of occupancy, as hereinafter prescribed 
 
1. Off-street parking spaces may be located within a side or rear yard unless otherwise 

provided in this chapter. Off-street parking shall not be permitted within a minimum front 
yard setback unless otherwise provided in this chapter. 

 
2. Off-street parking for other than residential use shall be either on the same lot or within 

three hundred (300) feet of the building it is intended to serve, measured from the nearest 
point of the building to the nearest point of the off-street parking lot. Ownership shall be 
shown of all lots or parcels intended for use as parking by the applicant. The City 
recognizes that different types of uses may have different peak usage times. Therefore, two 
(2) or more non-residential buildings or non-residential uses may collectively provide the 
required off-street parking, in which case the required number of parking spaces for the 
uses calculated individually may be reduced for the following: 

 
A. If the property is on a single zoning lot and the applicant provides documentation 

of a reciprocal arrangement between businesses showing that peak operating hours 
of the businesses do not overlap; or  

 
B.  If the property is on two or more zoning lots a signed agreement is provided by the 

property owners and duly recorded with the Register of Deeds, and the Planning 
Commission determines that the peak usage will occur at different periods of the 
day. A parking study prepared by a qualified professional following methodologies 
established by the Urban Land Institute’s publication, Shared Parking, shall be 
required for any reduction that exceeds twenty (20) percent of the required number 
of spaces and may be required to justify lesser reductions at the discretion of the 
Planning Commission. The study that supports the proposed shared parking 
arrangement shall be submitted along with the site plan and is subject to 
concurrence by the approving body. The approving body may, as an alternative, 
grant a lesser reduction in overall parking than that requested by the applicant.  

 
C. For any shared parking arrangement, the Planning Commission may require the 

construction of pedestrian sidewalks and/or marked crossing areas to facilitate 
pedestrian traffic between two sites or two use areas. 
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3. Residential off-street parking spaces shall consist of a parking strip, driveway, garage or 
combination thereof and shall be located on the premises they are intended to serve and 
subject to the provisions of Section 34-5.1. 

 
4. In the case of a change of use within a previously approved site plan or a modification to a 

previously approved parking area, planning department staff may review and 
administratively approve the following: 

 
A. Changes to a previously-approved parking area may be reviewed and approved 

administratively provided the resulting changes meet ordinance requirements. Any 
area once designated as required off-street parking shall never be changed to any 
other use unless equal parking facilities are provided elsewhere. 

 
B. Changes in tenants or land uses within may be reviewed and approved 

administratively by planning department staff if the resulting parking changes 
satisfy all the requirements of the zoning ordinance and do not otherwise warrant 
additional public hearings or other significant changes in the approved site plan. 

 
5. Off-street parking used in connection with the operation of an existing building or use 

existing at the effective date of this chapter (February 18, 1985) shall not be reduced to an 
amount less than hereinafter required for a similar new building or new use. 

 
6. The storage of merchandise, motor vehicles for sale, trucks or the repair of vehicles is 

prohibited. 
 
7. For those uses not specifically mentioned, the requirements for off-street parking facilities 

shall be in accord with a use which is similar in type. 
 
8. When units or measurements determining the number of required parking spaces result in 

the requirement of a fractional space, any fraction up to and including one-half (1/2) shall 
be disregarded and fractions over one-half (1/2) shall require one (1) parking space.  

 
9. For the purpose of computing the number of parking spaces required, the definition of 

"usable floor area" in Section 34-2.2 shall govern. 
 
10. For all uses except one- and two-family residential units and mobile home sites, the number 

of off-street parking spaces required, may be reduced provided that the following 
conditions are met: 

 
A. The number of off-street parking spaces required for the use or uses must be more 

than ten (10). 
 
B. The applicant shall submit an acceptable site plan showing that an adequate reserve 

of land is set aside for additional parking spaces, so that the total depicted on the 
plan is adequate to meet the requirements under paragraph 13. of this subsection. 
The plan shall indicate the reserve area laid out so that all dimensional requirements 
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as to spaces, aisles, and other applicable requirements of this chapter can be met. 
The reserve area shall not be used for water retention, for required open spaces, or 
as the location for replacement trees or other deciduous or evergreen trees required 
by this chapter. The landscape plan submitted for the site shall include a plan for 
the reserve area. 

 
C. The planning commission has determined that the applicant has submitted 

substantial evidence showing that the parking needs of the specific occupant will 
be less than would be required by this chapter. 

 
D. The property owner shall execute an agreement prepared by the city attorney 

requiring the construction of the additional spaces within one hundred and eighty 
(180) days of notification that the planning commission, at its sole discretion has 
determined a need exists for such spaces. The agreement shall run with the land, be 
binding upon successors and assigns and shall be recorded with the register of 
deeds. 

 
E. A permit for change of occupancy shall not be issued until the planning 

department has reevaluated the need for parking by the new occupant 
relative to the number of spaces required by this chapter. 

 
1110. The minimum number of off-street parking spaces by type of use shall be determined in 

accordance with the following schedule; provided, however, that when a use is required by 
state statute to provide handicapped parking spaces, the total number of off-street parking 
spaces required by this chapter shall be increased by one (1) for uses requiring twenty-five 
(25) parking spaces or less: 

 
34-5.2.11 Minimum Off-street Parking Spaces 

    Use  Minimum number of parking spaces per unit of 
measure  

A.  Residential:   

i. Residential, one-family and two-family  Two (2) for each dwelling unit  

ii. Residential, multiple-family with 
individual garages, driveways, or parking 
pads  
  

Two (2) for each dwelling unit of three (3) rooms 
or less; two and one-half (2 1/2) for each dwelling 
unit of four (4) or more rooms  

iii. Residential, multiple-family without 
individual garages, driveways, or parking 
pads 
 

1.5 spaces for each dwelling unit 
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iiiiv. Housing for the elderly  Three-quarters (0.75) of a space for each one (1) 
room dwelling or any dwelling without cooking       
facilities; one and one-quarter (1 1/4) spaces for 
each one (1) bedroom dwelling unit; one and one-
half (1 1/2) for each dwelling unit of two (2) 
bedrooms or more; provided, that the site plan 
illustrates that the number of off-street parking 
spaces required for      multiple-family residential 
use can be accommodated  

ivv. Mobile home park  Two (2) for each mobile home site and one (1) for 
each three and one-third (3 1/3) mobile homes for    
visitor parking  

B.  Institutional:   

i. Place of worship or religious assembly 
such as a church, synagogue or mosque  

One (1) for each three (3) fixed seats, one (1) for 
each six (6) feet of pews or benches and one (1) 
for each thirty (30) square feet of assembly floor 
area without fixed seats, including all areas used 
for     worship services at any one (1) time  

ii. Hospitals  Two (2) for each bed  

iii. Nursery school, day nurseries or child 
care centers  

One (1) for each employee and one (1) for each 
ten (10) pupils  

iv. Convalescent homes  One (1) for each four (4) beds  

v. Elementary and junior high schools  One (1) for each teacher, employee or 
administrator, in addition to the requirements of 
the auditorium  

vi. Senior high schools  One (1) for every three (3) students or the               
requirements of the auditorium, whichever is 
greater  

vii. Private clubs or lodge halls  One (1) for each eighty-five (85) square feet of 
usable floor area  

viii. Private golf clubs, swimming pool 
clubs, tennis clubs or other similar uses  

One (1) for each two (2) member families or           
individuals plus spaces required for each 
accessory use, such as a restaurant or bar  

ix. Golf courses open to the general public, 
except miniature or par-3 courses  

Four (4) for each one (1) golf hole and one (1) for 
each employee, plus spaces required for each       
accessory use, such as a restaurant or bar  
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x. Fraternity or sorority  One (1) for each five (5) permitted active 
members, or one (1) for each two (2) beds, 
whichever is greater  

xi. Stadium, sports arenas or similar place 
of outdoor assembly  

One (1) for each four (4) seats or eight (8) feet of 
benches  

xii. Theaters and auditoriums  One (1) for each three and one-half (3 1/2) seats 
plus one (1) for each two (2) employees  

C.  Business and commercial:   

i. Retail store or service establishment 
except as otherwise specified herein  

One (1) for each one hundred seventy-five (175) 
square feet of usable floor area  

ii. Planned commercial or shopping center   One (1) for each one hundred fifty (150) square 
feet of usable floor area for the first fifteen 
thousand (15,000) square feet  

One (1) for each one hundred seventy-five (175) 
square feet for the next fifteen thousand one 
(15,001) to one hundred thousand (100,000) square 
feet of usable floor area  

One (1) for each two hundred (200) square feet for 
that area in excess of one hundred thousand 
(100,000) square feet of usable floor area  

iii. Beauty parlor or barbershop  Three (3) spaces for each of the first two (2) 
beauty or barber chairs, and one and one-half (1 
1/2) spaces for each additional chair  

iv. Furniture and appliance, household 
equipment, repair shops, showroom of a 
plumber, decorator, electrician or similar 
trade, shoe repair and other similar uses  

One (1) for each eight hundred (800) square feet of 
usable floor area (for that floor area used in 
processing, one (1) additional space shall be 
provided for each two (2) persons employed 
therein)  

v. Laundromats and coin-operated dry 
cleaners  

One (1) for each two (2) washing or dry cleaning 
machines  

vi. Auto wash (automatic)  One (1) for each employee  

vii. Auto wash (self-service or coin-
operated)  

One (1) for each five (5) stalls (one (1) space 
minimum)  
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viii. Motor vehicle sales and service 
establishments  

One (1) for each one hundred (100) square feet of 
usable floor space of sales room or three (3) for 
each one (1) auto service stall in service areas, 
whichever is the greater  

ix. Gasoline service stations  Three (3) spaces for each lubrication stall, rack, pit 
or similar service area and one-half (1/2) space for 
each gasoline pump (nozzle). No spaces are 
required for self-service pumps. Additional 
parking shall be provided for any accessory retail 
use as required for such use  

x. Self-service gasoline stations  One (1) space plus one (1) space for each employee 
on the largest working shift. Additional parking 
shall be provided for any accessory retail use as 
required for such use . See Section 34-4.28. 

xi. Billiard or pool hall, coin-operated 
amusement device arcade  

One (1) space for each one hundred (100) square 
feet of usable floor area  

xii. Bowling alleys  Four (4) for each bowling lane plus spaces required 
for each use, such as restaurant or bar  

xiii. Dance halls, catering halls, exhibition 
halls or assembly halls without fixed seats  

One (1) for each forty-five (45) square feet of 
usable floor area  

xiv. Ice or roller skating rinks  One (1) for each three (3) seats or six (6) feet of 
benches, or one (1) for each forty-five (45) square 
feet of skating area, whichever is the greater  

xv. Tennis facilities  Four (4) for each tennis court plus spaces required 
for each permitted accessory use  

xvi. Miniature or par-3 golf courses  Two and one-half (2.5) for each hole  

xvii. Establishments for sale and 
consumption on the premises of beverages, 
food or refreshments  

One (1) for each eighty-five (85) square feet of 
usable floor area  

xviii. Drive-in, fast-food or carryout 
restaurants  

One (1) space for each thirty (30) square feet of 
usable floor area  

xix. Motel, hotel or other commercial 
lodging establishments  

One (1) for each occupancy unit plus one (1) for 
each employee  

xx. Mortuary establishments  One (1) for each fifty-five (55) square feet of 
usable floor area in each assembly room  
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ii. Off-street bicycle parking facilities may be located in any yard subject to 
meeting the parking setback requirements of this ordinance. Site plan 
approval may allow bicycle parking facilities in the required front yard 
parking setback when the location is between a public bicycle route and the 
principal building.  

iii. Bicycle parking facilities shall be located on the parcel that the bicycle 
parking serves.  

iv. Bicycle parking spaces may be located indoors or covered with a 
freestanding canopy or shelter, or a shelter attached to a building.  

v. Bicycle parking facilities located outdoors shall be clearly visible and 
easily accessible to people approaching the primary entrance to the use 
providing the bicycle parking.  

vi. Minimum required bicycle parking spaces shall not be replaced by any other 
use unless and until equal facilities are provided elsewhere.  

vii. Bicycle parking facility layout, location, and design standards. Bicycle 
parking area(s) shall be laid out, constructed, and maintained in accordance 
with the following standards and regulations:  
i. Bicycle parking spaces shall be paved and adjacent to a bicycle rack 

of the inverted “U” design or a similar design approved by the 
approving body, that is solid, cannot be easily removed with 
common tools, provides at least two (2) contact points for a bicycle, 
is at least three (3) feet in height, and permits the locking of a bicycle 
through the frame and one (1) wheel with a standard U-Lock or 
cable in an upright position. The rack shall be securely anchored in 
concrete or asphalt. Alternative installations and designs may be 
considered if the proposed rack design functions similar to the 
inverted “U” design.  

ii. The minimum layout standards are shown in Figure 5.2.14.B.ii 
Minimum Layout Standards for Bicycle Parking Facilities below.  

 
Figure 5.2.14.B.ii Minimum Layout Standards for Bicycle Parking Facilities 
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iii. Bicycle parking facilities shall be accessible from adjacent street(s) 
and pathway(s) via a paved route that has a minimum width of six 
(6) feet.  

iv. Bicycle parking facilities shall be separated from automobile 
parking spaces and access aisles by a raised curb, landscape area, 
sidewalk, or other method that complies with all City ordinances 
when located in or near off-street parking areas. 

 
Section 7 of Ordinance.  Repealer. 

 
All ordinances, parts of ordinances, or sections of the City Code in conflict with this ordinance are 
repealed only to the extent necessary to give this ordinance full force and effect, and the 
Farmington Hills Ordinance Code shall remain in full force and effect, amended only as specified 
above. 
 

Section 8 of Ordinance.  Savings. 
 

The amendments of the Farmington Hills Code of Ordinances set forth in this ordinance do not 
affect or impair any act done, offense committed, or right accruing, accrued, or acquired or 
liability, penalty, forfeiture or punishment, pending or incurred prior to the amendments of the 
Farmington Hills Code of Ordinances set forth in this ordinance. 

 
Section 9 of Ordinance.  Severability. 
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If any section, clause or provision of this ordinance shall be declared to be unconstitutional, void, 
illegal or ineffective by any court of competent jurisdiction, the validity of the ordinance as a 
whole, or in part, shall not be affected other than the part invalidated, and such section, clause or 
provision declared to be unconstitutional, void or illegal shall thereby cease to be a part of this 
Ordinance, but the remainder of this ordinance shall stand and be in full force and effect. 
 

Section 10 of Ordinance.  Effective Date. 
 
The provisions of this ordinance are ordered to take effect twenty-one (21) days after enactment. 
 

Section 11 of Ordinance.  Date and Publication. 
 
This ordinance is declared to have been enacted by the City Council of the City of Farmington 
Hills at a meeting called and held on the ____ day of __________, 2025, and ordered to be given 
publication in the manner prescribed by law. 
 
Ayes: 
Nays: 
Abstentions: 
Absent: 
 
STATE OF MICHIGAN ) 
  ) ss. 
COUNTY OF OAKLAND ) 
 
 
I, the undersigned, the qualified and acting City Clerk of the City of Farmington Hills, Oakland 
County, Michigan, do certify that the foregoing is a true and complete copy of the Ordinance 
adopted by the City Council of the City of Farmington Hills at a meeting held on the _____ day of 
________________________, 2025, the original of which is on file in my office. 
 
 
      _________________________________ 
      CARLY LINDAHL, City Clerk 
      City of Farmington Hills 



          Approved 03-20-2025 
         

CITY OF FARMINGTON HILLS 
PLANNING COMMISSION SPECIAL MEETING 

31555 W ELEVEN MILE ROAD 
FARMINGTON HILLS, MICHIGAN 

JANUARY 16, 2025, 6:00 P.M. 
 
CALL MEETING TO ORDER 
The Planning Commission Special Meeting was called to order by Chair Trafelet at 6:05 p.m. 
 
ROLL CALL 
 
Commissioners present:  Aspinall, Brickner, Countegan, Grant, Mantey, Varga, Stimson, Trafelet, 

Varga (arr. 6:11pm), Ware (arr. 6:13pm) 
 
Commissioners Absent:   None 
 
Others Present:  City Planner Perdonik, Staff Planner Canty, Planning Consultants Tangari 

and Upfal (Giffels Webster), City Attorney Schultz, Economic 
Development Director Brockway 

 
Economic Development Director Brockway called the Commission’s attention to the launch and purpose 
of the online Community Survey examining 12 Mile and Orchard Lake Corridors. The City is seeking 
feedback from community members, business and property owners, and visitors, regarding their 
experience in these business corridors. The survey, part of the market study aimed at boosting the City’s 
economic growth, is available on the City’s website. Director Brockway encouraged everyone to take the 
survey and also to encourage everyone within their circle of influence to participate. When complete, 
the survey and the market study will help inform the City relative to zoning changes on the corridors. 
 
Chair Trafelet reported that he had been attending Economic Development Corporation meetings where 
Director Brockway reports on economic development in the City, and he passed around Director 
Brockway’s latest report on her activities. 
 
APPROVAL OF THE AGENDA  
MOTION by Grant, support by Stimson, to approve the agenda as published. 
Motion passed unanimously by voice vote. 
 
SPECIAL MEETING 
 
A. ZONING TEXT AMENDMENT 4, 2024 
 CHAPTER OF CODE: 34, Zoning Ordinance 
 PROPOSED AMENDMENT: Amend Zoning Ordinance to revise definition of restaurant, drive-in; 

add definition of commercial outdoor recreation space; and delete 
reference to automobile service center and replace with automobile 
repair 

ACTION REQUESTED:   Set for public hearing 
SECTIONS: 34-2.2 and 34-3.1.24 
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City Planner Perdonik and City Attorney Schultz provided an overview of the proposed text amendment, 
which will strengthen and clarify definitions related to recent zoning ordinance changes. The 
amendment ensures consistency in applying regulations and avoids disputes over terminology: 
• Definition of Commercial Outdoor Recreation Space: Previously undefined, despite being listed as a 

permitted use in certain districts. The amendment aligns it with the existing definition for indoor 
recreation spaces. 

• Terminology Update – Drive-in vs. Drive-through Restaurant: The ordinance has historically used 
the term “drive-in restaurant,” which is outdated. The amendment replaces it with “drive-through 
restaurant”. 

• Standardizing Automobile Repair Terminology: 
o The phrase “automobile service center” was previously used but never defined. 
o The amendment eliminates this term and replaces it with the defined term “automobile repair”.  
o This change also removes the outdated reference to auto repair shops being permitted in B-3 

districts, which is no longer applicable. 
 
The amendment will be scheduled for a public hearing. 

 
B. DISCUSS DRAFT ZONING TEXT AMENDMENT 3, 2024, TO REVISE VARIOUS OS-4 DISTRICT AND 

PARKING PROVISIONS 
 
City Planner Perdonik explained that the proposed zoning text amendment  is a high-priority initiative 
identified by both City Council and the Planning Commission. The amendment primarily affects the 12 
Mile corridor, which is largely zoned OS-4, with some minor variations within PUDs. This allows the 
Commission to recommend changes to the OS-4 district that would primarily apply only to this corridor. 
The goal is to facilitate restaurant and entertainment growth, office-to-residential conversions, and 
increased density by modifying existing zoning regulations. 
• The amendment allows for greater flexibility in land use, enabling new developments to better align 

with the city’s long-term planning goals. 
• It seeks to optimize underutilized parking areas, increase height and density in certain areas, and 

support a mix of uses to encourage development. 
 
City Planner Perdonik and Planning Consultants Tangari and Upfal led the following discussion.  
 
DRAFT OS-4 Amendments 
• The text amendment allowed greater building heights near I-696. 

o Properties south of 12 Mile are generally over 1,000 feet deep, with varying topography. 
o The amendment proposes allowing increased building height for developments near the 

freeway where the ground elevation is below 850 feet, as shown in the provided maps. 
• New Definitions Introduced 

o Artisan Manufacturing: Small-scale businesses producing artisan goods or specialty foods for 
direct consumer sales (e.g., leather, glass, wood, textiles, ceramics). 
 
The Planning Commission discussed adding stone and metal production, with clarification that 
blacksmithing and similar small-scale metalwork would be included, but heavy manufacturing 
would not. 
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o Live-Work Units: Mixed-use spaces allowing residents to live above their business, supporting 
artisan manufacturing, retail, personal services, childcare, and office use. 

• Revised Intent of OS-4 Office Research District 
o The amendment expands the district’s purpose beyond office buildings, incorporating mixed-use 

developments with residential and commercial components. 
o The amended ordinance encourages walkability, public spaces, and public art to enhance the 

district’s appeal and support the tax base. 
• Permitted Uses Expanded 

o The amendment allows attached single-family and multi-family residential uses, including office-
to-residential conversions to adapt to market demand. 

o The amendment includes live-work units, along with select commercial uses from the B districts. 
o Hours of manufacturing operations and stand-alone parking structures were also included as 

considerations. 
o The terminology regarding office use such as “stenography office” and “clerical services” is 

outdated. A broader definition of "professional office" was proposed to encompass various 
modern business activities, such as podcast studios and creative workspaces. 

o Banks, credit unions, and savings & loans with drive-throughs would be permitted as a special 
land use. A financial institution located within a “professional office” space without a drive-
through would be permitted as a matter of right. 

• Reduced setbacks aim to bring buildings closer to the street, improving urban design and pedestrian 
accessibility: 
o 12 Mile setback reduced from 50 feet to 30 feet. 
o Thoroughfare setbacks reduced to 15 feet. 
o Local street setbacks set at 0 to 10 feet, encouraging street-facing storefronts. 

• Building height adjustments included: 
o Base height increased from 50 to 65 feet. 
o Additional height allowances in key areas: 

 80 feet permitted within 400 feet of I-696 and for properties where the ground elevation is 
below 850 feet. 

 20’ height bonuses (up to a maximum of 100 feet) available if developers dedicate 15% of 
the lot to public space, such as a park or plaza. 

 
Discussion: 
Discussion focused on how these changes might impact residential neighborhoods. While developers 
and investors are actively seeking opportunities for increased height and density to make projects 
financially viable, there is a balance between increased density and maintaining a community-friendly 
atmosphere. While 100-foot buildings could attract large-scale investments, some commissioners 
questioned whether such heights were necessary to achieve successful mixed-use development. Current 
zoning allows for 100-foot buildings near I-275, and no developments have taken advantage of this. 
However, allowing for 100-foot buildings allows for future opportunity.  
 
Regarding architectural standards and materials 
The concern was raised that developers sometimes showed renderings with high quality materials, but 
when the development was finished, those high quality materials had given way to cheaper materials, 
particularly in multi-family projects. It was also important to maintain high architectural standards for 
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parking structures, which are often visually unappealing. Electric vehicle requirements should be 
incorporated into parking structure standards to accommodate future demand. 

 
City Planner Perdonik said that a text amendment addressing architectural standards will be brought to 
the Planning Commission soon.  
 
Other considerations 
• While bus stops fall under SMART’s jurisdiction, the City should incorporate discussion of bus stop 

infrastructure into planning efforts. 
• Commissioners discussed the role of public art in planning efforts. 
• One bicycle space per 15 parking spots in large parking structures seemed excessive. 
 
DRAFT Parking Standard  Amendments 
The proposed amendments to the parking ordinance addressed four key areas: 
1. Reducing parking requirements for multifamily and office uses to better reflect actual demand and 

simplify enforcement: 
• The proposal removes tiered parking requirements for medical and professional offices in favor 

of a single standard of one space per 300 square feet. 
• Chiropractic offices would no longer be categorized separately from medical offices. 
• Multifamily parking requirements would shift from a bedroom-based calculation to a dwelling 

unit per acre standard, aligning with industry norms. 
• New standards differentiate between units with and without garages, setting requirements at 

two spaces per unit with a garage and 1.5 spaces per unit without an individual garage or 
driveway. 

2. Establishing parking maximums to prevent excessive parking areas and encourage better site 
utilization. 
• The proposal caps parking at 120 percent of the minimum requirement, with any excess 

requiring Planning Commission approval based on documented demand. 
• Excess parking approvals would be handled through site plan review rather than a special 

approval process. 
3. Providing flexibility in parking regulations to accommodate unique site conditions and 

administrative approvals where appropriate. 
• The amendment introduces flexibility for parking reductions based on site conditions and 

documented need. 
• Shared parking provisions and deferred parking, or land banked parking, remain available 

options but still require designated land to remain undeveloped for potential future parking. 
Deferred parking can limit development opportunities, as property owners must leave space 
available indefinitely. 

• A new “Deviations from Required Parking” section introduces demand-based, proximity-based, 
and shared parking adjustments. 
o Demand-based parking adjustments – Applicants can demonstrate lower parking needs 

through a study, referencing the Institute of Transportation Engineers (ITE) parking manual, 
the ULI Shared Parking Guide, or independent research. Considerations include foot traffic, 
transit availability, and unique operational needs. 

o Proximity-based reductions – Applicants can demonstrate that their property is located in 
the GR-1 District (automatic reduction of 50%), near car-sharing or carpool spaces, bicycle 
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parking, or is close to a multi-use trail (is walkable). Commissioner Mantey suggested 
explicitly recognizing proximity to institutions like OCC and Michigan School of Psychology as 
a basis for parking reductions. 

o Cross-jurisdictional parking agreements – Commissioners debated whether parking spaces 
outside Farmington Hills could be counted toward requirements. City Attorney Schultz 
indicated that voluntary agreements between property owners could provide a solution, 
though cross-jurisdictional requirements would need legal review. 

4. Bicycle Parking Standards and Incentives 
• Developments providing additional bicycle parking beyond the minimum requirement would be 

eligible for parking reductions. 
• A standard reduction allows one vehicle parking space for every four additional non-required 

bicycle spaces, with a greater reduction for covered bicycle parking. 
• Commissioner Mantey supported incorporating artistic bicycle racks into the standards and 

ensuring flexibility in design. Planning Consultant Upfal clarified that the ordinance allows for 
alternative bicycle rack designs as long as they meet the functional requirements of an inverted 
U-rack. 

 
Discussion 
There will be increasing need for covered parking in multifamily developments due to EV use. New 
multifamily projects could be required to install conduit for future EV charging, ensuring readiness 
without requiring immediate installation. The City already follows this practice at some municipal sites. 
 
Next Steps 
• City Planner Perdonik stated that the next step involves making revisions based on the study session 

discussion and bringing the text amendment back in ordinance form.   
• Commissioner Countegan questioned how much revision should occur before sending the proposal 

to a public hearing. He suggested that rather than refining the language extensively among the 
Commission, it would be more efficient to receive public feedback earlier in the process. 

• City Attorney Schultz explained that typically, the proposed changes would return for one more 
meeting before being formatted as an ordinance for a public hearing. 

• Economic Development Director Brockway noted that responses from the market study survey 
could provide additional insights into how the public might react to the proposed changes. 

 
Commissioners generally agreed that the main policy changes—introducing mixed-use development in 
the 12 Mile corridor, reducing parking requirements, and allowing greater building height—were clear. 
Commissioner Countegan stressed that specific details, such as a proposed 100-foot height limit, should 
be reviewed with public input as soon as possible. 

 
PUBLIC COMMENT 
None 

COMMISSIONER/STAFF COMMENTS 
None 
 
ADJOURNMENT 
MOTION by Ware, support by Stimson, to adjourn the meeting. 
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Motion passed by voice vote. 
 
The meeting was adjourned at 7:57pm 
 
Respectfully submitted, 
Kristen Aspinall,  
Planning Commission Secretary 
 
/cem 
 
 
 



             
        

CITY OF FARMINGTON HILLS 
PLANNING COMMISSION MEETING 

31555 W ELEVEN MILE ROAD 
FARMINGTON HILLS, MICHIGAN 

MARCH 20, 2025, 7:30 P.M. 
 
CALL MEETING TO ORDER 
The Planning Commission Regular Meeting was called to order by Chair Trafelet at 7:30 p.m. 
 
ROLL CALL 
 
Commissioners present:  Aspinall, Brickner, Countegan, Grant, Mantey, Varga, Stimson, Trafelet, 

Ware  
 
Commissioners Absent:  None  
 
Others Present:  City Planner Perdonik, Planning Consultant Tangari (Giffels Webster), 

City Attorney Schultz 
 
APPROVAL OF THE AGENDA  
MOTION by Brickner, support by Varga, to approve the agenda as published. 
Motion passed unanimously by voice vote. 
 
PUBLIC HEARING 
 
A. SPECIAL APPROVAL 51-2-2025 

LOCATION:  29150 Farmington Road 
PARCEL I.D.:    22-23-10-101-002 
PROPOSAL:    Temporary staging area for construction equipment and 

material within RA-2 One Family Residential District 
ACTION REQUESTED:   Special approval 
APPLICANT:    Bidigare Contractors/Jordon Bidigare 
OWNER:    Cedar of Farmington Road, LLC 

 
Applicant Presentation 
Paul D’Orazio, Bidigare Contractors, was present on behalf of this request for special approval 
for a temporary staging area for construction equipment and material at 29150 Farmington 
Road. Bidigare Contractors will be replacing the water main in the Kendallwood subdivision, and 
the staging area will be used for piles of sand, water main fittings, and excavated dirt. The 
temporary staging area would be used for a couple of months. 
 
Chair Trafelet noted that a resident had submitted pictures of dust blowing through the bushes 
from the site; this would have to be addressed. 
 
Consultant Comments 
Referencing the February 26, 2025 Giffels Webster memorandum, Planning Consultant Tangari 
highlighted the following information: 
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• As stated, the applicant was proposing a temporary construction area for water main 
replacement in Kendallwood Subdivisions #2 and #4 which were immediately south of the 
proposed site. 

• The staging area would operate for up to seven months, although the construction itself is 
expected to take three to four months, with the remaining time for restoration activities. 

• The proposed 3.73 acre site was in the RA-2, one family residential district, and was 
surrounded by other RA zoning. 

• The application showed general areas, but did not show how far things would be set back or 
a parking area. 

• The site circulation will use an existing driveway, and no new lighting or landscaping changes 
are proposed. 

• Specific information requested by staff included: 
○ Equipment types and storage plans 
○ Anticipated employee count 
○ Operational hours and days 
○ Confirmation of minimal landscaping impact 

• Temporary construction staging uses were permitted as a special land use under Section 
4.20.4.C. 

 
Applicant response 
Mr. D’Orazio provided the following clarifications: 
• The anticipated employee count was 12-15. Most employee activity would be on the work 

site itself. Employee activity in the staging area would be limited to dumping and picking up 
material, and only one operator will be present in the area to move materials as needed. 

• Most construction equipment will remain within the work zone and not return to the 
staging area overnight. 

• The hours of operation would be 7:00am-7:00pm, Monday through Saturday, with Saturday 
work likely ending earlier. 

• The proposed site was adjacent to the construction area and no other sites were being 
considered. 

• The applicant will use silt fencing and water trucks to control the dust. 
• The site will be used to store dirt, piping, and equipment, but no heavy daily traffic or 

workforce activity would take place at the yard. 
• Pipe installation should take 3–4 months, followed by lawn restoration and other finishing 

work. 
• Short, temporary water shutoffs will occur when services are switched to the new main. The 

new pipe will be tested before being put into service. 
 

Planning Commission Discussion 
In response to further questions, Mr. D’Orazio provided the following: 
• The proposed staging area was the most convenient staging area possible. 
• The water main size is 8 inches in diameter. 
• Regarding dust control, silt fencing will be installed along the Minnow Pond Drain and water 

trucks will be used for dust suppression. 
 
Public Hearing 
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Chair Trafelet opened the meeting to public comment. 
 
Dan Harmon,  Kendallwood Drive, expressed concern about early morning noise from diesel 
engines and requested that work start no earlier than 8am. He recalled a prior construction 
company’s staging use on the same property that caused early morning disturbances. 
 
Chair Trafelet acknowledged the concern but explained that early starts are common with 
construction. He encouraged residents to call Public Works if the contractor starts before the 
approved 7am start time. 
 
As no other public indicated they wished to speak, Chair Trafelet closed the public hearing and  
brought the matter back to the Planning Commission for discussion and/or a motion. 
 
MOTION by Brickner, support by Countegan, that Special Approval 51-2-2025, dated February 
11, 2025, submitted by Bidigare Contractors/Jordon Bidigare, BE APPROVED, subject to all 
applicable provisions of the Zoning Chapter, for the following reasons: 

1. The use would not be injurious to the district and environs; 
2. The effects of the use would not be contrary to the spirit and intent of the Zoning 

Chapter;  
3. The use would be compatible with existing uses in the area;  
4. The use will not interfere with orderly development of the area; and 
5. The use will not be detrimental to the safety or convenience of vehicular or pedestrian 

traffic. 
6. Bidigare Contractors will adhere to the 7:00am – 7:00pm hours of operation as stated. 

 
Motion passed unanimously by voice vote. 

 
B. ONE-FAMILY CLUSTER OPTION QUALIFICATION 1, 2025 

LOCATION:  28000 Nine Mile Road 
PARCEL I.D.:    22-23-25-401-001 
PROPOSAL:    Qualification of one (1) parcel for construction of site-built, one- 

family attached dwelling units within RA-1 One Family 
Residential District 

ACTION REQUESTED:   Qualification of One-Family Cluster Option 
APPLICANT:    Eureka Building Co. 
OWNER:    Lutheran Child and Family Service of Michigan, Inc. 

 
Applicant Presentation 
Renis Nushaj, Wellspring Lutheran, was present on behalf of this request for qualification of the 
one-family cluster option. Jim Butler, PEA Group, 1849 Pond Run, Auburn Hills, was also present. 
This proposal represents an opportunity to use a unique site in alignment with Wellspring’s 
mission, which focuses on services for seniors. 
 
Mr. Butler made the following points: 
• The subject parcel was approximately 79 acres. The applicant proposed developing 

approximately 16 acres of parcel frontage along Nine Mile Rd. 
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• The proposal consisted of 13 single-story, four-unit buildings. These would be sited on the 
top of a hill to avoid impacting existing slopes and natural features. The site contains 
significant topography, large tree stands, wetlands, and floodplain areas. 

• Access to the site would be via the existing driveway on Nine Mile Road. 
 

Commissioner Mantey identified the site as difficult to develop. He noted that the current 
proposal was located south of the river and asked what the long-term plan was for the northern 
area, which if developed would need a new bridge across the river. 
 
Mr. Nushaj said that there was currently no plan to develop the area north of the river. The 
existing bridge would remain. Existing buildings on the northern part of the site are planned for 
demolition. Current occupants will be relocated to a facility in another city prior to construction. 
The pool will also be removed.  
 
City Attorney Schultz pointed out that the preservation of green space would be discussed after 
the option was qualified for the Cluster Option. 
 
Consultant Comments 
Referencing the February 26, 2025 Giffels Webster memorandum, Planning Consultant Tangari 
highlighted the following information: 
• The total parcel was approximately 79 acres and was crossed by a branch of the Rouge 

River. 
• The parcel was primarily surrounded by RA-1 zoning, with some single family RA-4 zoning to 

the south. 
• The site was accessed from Nine Mile Rd, with no alternative means of access. 
• As noted in the review memorandum, the qualification for the cluster option was based on 

two findings by the Planning Commission, and final density was dependent on whether the 
site qualified under both findings. Density calculations were based on the entire site. 
1. A density of 1.8 units per acre would be permitted with qualification under the first 

standard. 
2. Under the second standard, the Planning Commission could permit an increase in 

density up to 3.1 units per acre if the parcel was located in a transition area, impacted 
by non-residential uses or traffic, or other similar conditions. However, the proposed 
density of 0.67 units per acre is well below the 1.8 units per acre permitted under a 
basic cluster qualification and would not require qualification under the optional 
transition area provision. 

• The Planning Commission had to find that one of the conditions listed in the ordinance 
under Section 34-3.17.2.B.i-viii. existed in order to qualify the project under the cluster 
option. The site meets qualifying standards under: 
○ Standard #6: Presence of floodplain and poor soils. 
○ Standard #8: Significant natural assets including tree stands, wetlands, and topography. 

• Preliminary qualification was not a guarantee of approval of the final cluster site plan. 
• The plan showed 13 four-unit buildings which represented 0.67 units per acre over the full 

site.  
• The conceptual site plan shows: 

o Two points of access from Nine Mile Road. 
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o A preserved bridge crossing the Rouge River. 
o Avoidance of most wetlands, with limited culverting of Wetland C and some 

encroachment near the southeast corner. 
o Designation of two common areas, but no pedestrian walkways or sidewalks. 

• A full review of the cluster site plan would occur at the next stage of approval. 
• An updated tree inventory would be required. 
Compliance with the Master Plan  
• The Master Plan designated the site for Flex Residential and identifies it as the Boys and 

Girls Republic Special Residential Planning Area, with low to medium density to the 
northeast and west, and medium density to the south. Recommendations include:  
o Future developments be concentrated in previously cleared portions of the site. 
o Preserving woodland along the perimeter. 

• Consider neighbor access to outdoor recreation, park space, or shared open space. 
• The northern portion of the site is useable but developing it will be challenging. 
• Additional height might be permissible near the center of the site if existing woodland was 

preserved at the site’s perimeter. 
• There was potential for some land to be used as a park. 

 
Clarifying questions and discussion from the Commission 
Commissioners raised questions regarding how the proposed density is being calculated and 
whether the full 79-acre parcel or just the southern 16.8 acres (south of the Rouge River) should 
be used as the basis for that determination. 
• Commissioner Stimson questioned whether evaluating density based on the full parcel 

might restrict future development options on the northern portion of the site. 
• Planning Consultant Tangari confirmed that the density calculation presented is based on 

the entire 79-acre site. If the Commission approves the cluster qualification under Option A 
(1.8 units/acre), the proposed 52-unit development would consume a portion of the total 
allowable density, limiting what could be done on the northern half in the future.  

• Using only the southern 18 acres for density calculation would result in approximately 2.3 
units per acre—within the parameters of Option B (up to 3.1 units per acre), if granted. 
However, the subject site was one entire parcel, and there was no request to use only a 
portion of it in the calculations. 

• Planning Consultant Tangari confirmed that the northern part is technically usable, but 
development would be costly and complicated due to topography and access challenges. 

• City Attorney Schultz emphasized that the Commission is not determining final approval but 
simply considering whether the parcel qualifies for the cluster option. Further density and 
site planning issues will be addressed at later stages of review. 

• Commissioner Countegan raised concerns that approving a certain density now might 
unintentionally allocate density intended for future development, making the current 
proposal a de facto site plan approval. He suggested the Commission consider whether the 
parcel should be evaluated as two separate areas for planning purposes. 

• Commissioner Mantey reviewed the two ordinance criteria highlighted in staff’s 
recommendation for qualification: 
Standard #6: The parcel contains a floodplain or poor soil conditions that make a substantial 
portion of the property unbuildable. 
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Standard #8: The parcel contains natural assets such as significant tree stands, wildlife 
habitat, or topography worth preserving. 

 
Commissioner Mantey expressed concern that the applicant had not provided the necessary 
data to substantiate Standard #6, particularly the percentage of land considered 
unbuildable. He recommended that unless the applicant can provide that information, the 
Commission should rely only on Standard #8 as justification for qualification. 
 
Mr. Butler acknowledged he did not have exact figures on unbuildable land but reiterated 
that the ordinance language uses “or” rather than “and,” suggesting that presence of a 
floodplain alone may qualify a site under Standard #6. Commissioner Mantey disagreed, 
stating that simply having a floodplain on a site should not automatically trigger 
qualification. 
 
Commissioner Stimson asked whether the applicant had consulted with EGLE (Michigan 
Department of Environment, Great Lakes, and Energy) regarding wetland permitting. Mr. 
Butler responded that their office confirmed the delineation of wetlands and floodplain 
boundaries and that EGLE would likely be involved in connection with a small portion of a 
detention basin and stormwater discharges, but no major intrusion into wetlands is 
planned. 

 
Public Comment 
Chair Trafelet opened the meeting to public comment. 
 
Kerie Cook, speaking on behalf of Elizabeth Cook, Glencreek Drive, expressed concern about the 
potential impact of the proposed development on the neighborhood’s community well system. 
She emphasized the need for adequate landscape/tree buffers between any new development 
and their residential neighbors. Ms. Cook urged the Planning Commission to require proper 
separation and to avoid overcrowding units. She asked the Planning Commission to consider 
how approval on the southern portion of the site would affect development on the northern 
portion of the site. 

 
Ray Matsen, Watt Dr, said he lived 25’ from the property line of this site. He was raised near the 
site and knew the Boys Republic dumped garbage on the site for many years. He added that the 
northern portion of the site was heavily wooded and should remain a natural forest or a park. 
 
Gina Doty, Nine Mile Rd, raised concerns about increased traffic on Nine Mile Road and 
concerns about preserving the area’s natural environment and wildlife. She requested 
clarification on whether the proposed cluster homes would serve individual families, senior 
citizens, or both, and inquired about the future of the current residential use on the property. 
 
Derek Gasco, Nine Mile Rd, echoed concerns about traffic and wildlife. He suggested the 
applicant develop the northern portion of the site instead of the southern portion. 
 
Darrell Youngquest, Spring Valley Drive, expressed concern primarily about potential future 
development north of the Rouge River.  He echoed concerns about traffic and raised additional 
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concerns about the detention pond and groundwater drainage. He opposed any proposed 
access from the development into the Spring Valley neighborhood and requested additional 
screening with dense evergreen plantings to improve visual privacy. He also expressed concern 
about the long-term impact of site-wide density calculations, particularly if taller, multi-story 
buildings are proposed in future phases. 

 
Douglas Smith, Watt Drive, asked that the Planning Commission consider incorporating natural 
barriers such as trees and shrubbery to buffer nearby residences, noting that the river alone 
does not provide sufficient separation from potential construction impacts. He also raised 
concerns about the proximity of development to a significant ravine adjacent to the river and 
encouraged the Commission to ensure generous spacing between the development and the 
ravine to minimize disruption to neighboring properties. 

 
John Pruitt, Nine Mile Rd, echoed concerns raised by other commenters and raised additional 
concerns about infrastructure installation, asking how the river would be protected during and 
after construction. 

 
As no other public indicated they wished to speak, Chair Trafelet closed the public hearing and 
brought the matter back to the Planning Commission for discussion and/or a motion. 
 
DISCUSSION AND MOTION 
In response to question from Commissioner Mantey, City Attorney Schultz clarified that the 
purpose of the current action is to determine whether the site qualifies under the cluster option 
ordinance, specifically under Standard #8 (presence of significant natural features). While 
applicants are required to submit a conceptual plan, the Commission is not evaluating or 
approving any site plan at this stage. Issues such as detailed engineering, conservation 
easements, and public open space commitments will be addressed during the formal site plan 
review process. Attorney Schultz also emphasized that the decision on enhanced density is a 
separate action and should not be conflated with the qualification determination. 
 
In response to questions from Commissioner Ware, Mr. Nushaj explained that the property has 
remained in continuous use since 1893 and is currently active. A detailed analysis of land use 
would be presented at the next stage. Current plans focus on development south of the Rouge 
River, and any future development on the north would be limited by the total allowable density 
under the ordinance. Mr. Nushaj further noted that much of the northern portion is expected to 
remain undeveloped due to natural constraints like wetlands, river corridors, and dense tree 
cover. 

 
In response to a question from Commissioner Brickner, Mr. Nushaj confirmed that both city 
water and sewer service are operational and already support the residents currently living on 
the property. 
 
Commissioner Brickner also clarified that the property is zoned RA-1, which permits residential 
development at approximately two units per acre. Planning Consultant Tangari confirmed this, 
adding that adjacent areas to the south are zoned RA-4, which allows up to five units per acre. 
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In response to questions from Commissioner Grant, City Attorney Schultz said that EGLE review 
will be part of a future stage; current qualification does not require their input. 
 
Commissioner Mantey clarified that the criteria for undevelopable land relate to the floodway 
as defined by the U.S. Army Corps of Engineers, while soil conditions would require geological 
assessment. Wetlands alone do not necessarily make land unbuildable under the ordinance. 

 
Commissioner Countegan asked City Attorney Schultz whether the Commission was required to 
make a decision on the density level at this meeting or simply determine qualification for the 
cluster option. City Attorney Schultz clarified that the Planning Commission’s initial action is only 
to determine whether the site qualifies for the cluster option under the ordinance, allowing for 
a base density of 1.8 units per acre. A separate finding would be required to approve enhanced 
density of up to 3.1 units per acre, and that determination could be deferred to a future review. 
Applicants retain the ability to request increased density during the formal site plan process, 
even if the Planning Commission does not make that finding at this stage. 
 
Commissioner Countegan expressed interest in understanding the future development potential 
of the entire parcel, particularly the northern portion, and how density might be distributed 
between the northern and southern sections. He supported the qualification overall but stated 
that a more comprehensive view of the site would help the Commission address both public 
concerns and planning consistency. 

 
Chair Trafelet acknowledged that numerous written communications from the public were 
received and are part of the official record.  
 
After discussion and amendment, the following motion was offered. 

 
MOTION by Brickner, support by Mantey, to make a preliminary determination that One-
Family Cluster Option 1, 2025, dated February 7, 2025, submitted by Eureka Building Co., 
meets the following qualification standard as set forth in Section 34-3.17.2.B. of the Zoning 
Ordinance, subsection viii,  permitting a maximum density of 1.8 units per acre, and that it be 
made clear to the applicant that final granting of the One-Family Cluster Option is dependent 
upon a site plan to be approved by the City Council following review and recommendation by 
the Planning Commission.  

 
Roll call vote: 
Aspinall yes 
Brickner yes 
Countegan yes 
Grant  yes 
Mantey  yes 
Stimson yes 
Trafelet  yes 
Varga  yes 
Ware  yes 
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Motion passed 9-0.  
 

C. 2025/2026 THROUGH 2030/2031 CAPITAL IMPROVEMENTS PLAN 
 
Chair Trafelet opened the meeting to public comment. 
 
As no public indicated they wished to speak, Chair Trafelet closed the public hearing and 
brought the matter back to the Planning Commission for discussion and/or a motion. 
 
MOTION by Varga, support by Stimson that the City of Farmington Hills Capital Improvements 
Plan for 2025/2026 – 2030/2031 BE ADOPTED as presented and FORWARDED to City Council. 
 
Roll call vote: 
Aspinall yes 
Brickner yes 
Countegan yes 
Grant  yes 
Mantey  yes 
Stimson yes 
Trafelet  yes 
Varga  yes 
Ware  yes 
 
Motion passed 9-0.  

 
REGULAR MEETING 
 
A.  SITE PLAN 63-12-2024 

LOCATION:  34650 Eight Mile Road 
PARCEL I.D.:  22-23-33-376-040 
PROPOSAL:  Renovation of vehicle wash within B-3 General Business District 
ACTION REQUESTED:   Site plan approval 
APPLICANTS:    Krieger Klatt Architects 
OWNERS:    MCW Farmington Hills, LLC 

 
Consultant Comments 
Referencing the January 16, 2025 Giffels Webster memorandum, Planning Consultant Tangari 
explained that the proposal is to renovate an existing car wash on a 1.48-acre site zoned B-3. 
The site includes both a car wash and an oil change facility; the latter is not affected by the 
proposed renovations. Key components of the proposal include: 
• The site is surrounded by B-3, RC-2, R-4, and RC-2 zoning, and is accessed from Eight Mile 

Rd. One entrance is primarily for the oil change business, and the other entrance serves the 
car wash.  

• A car wash is permitted as a special land use in B-3 districts subject to Planning Commission 
approval and the standards of Section 4.40. 
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• The plan maintained the existing Eight Mile Rd. access but made changes to the site’s 
interior, particularly in the stacking lanes for the wash tunnel. Also, two existing vacuum 
units would be replaced with seven new single vacuum units. 

• There will be no expansion of the existing building footprint; all proposed building 
renovations relate to appearance and interior layout. 

• Setbacks remain compliant, and there are no new nonconformities introduced to the site. 
• Site landscaping is being enhanced, particularly along the northwest property line, including 

new tree plantings to buffer adjacent RC-2 multifamily zoning. 
• This area does not have a marginal access drive; the use to the west is residential. The 

Planning Commission may consider whether a marginal access drive to the east is warranted 
although such a drive would require significant redesign of the subject site, and the 
neighboring site does not have a ready connection point.  

 
Planning Consultant Tangari noted that the proposed relocation of the vacuum stations places 
them 75 feet from RC-2-zoned residential property, which does not meet the 100-foot 
separation now required under current ordinance standards. The previous vacuum locations 
were also within that distance but were established before the current standard was enacted 
and therefore were nonconforming. Because the vacuums are being moved and now fall under 
the updated ordinance, the project requires discretionary review and approval by the Planning 
Commission. The variance request for vacuum placement must be decided by the Zoning Board 
of Appeals. 
 
The plan will not increase the amount of the site that is paved. Lighting will have to be adjusted 
for compliance to the ordinance. 
 
A complete list of outstanding issues is contained in the review memorandum. 
 
Applicant Presentation 
Eric Miles, Krieger Klatt Architects, 400 E. Lincoln Avenue, Royal Oak, was present on behalf of 
this application for site plan approval at 34650 Eight Mile Rd. Jamie Antoniewicz, Atwell was also 
present. 
 
Key components of the project included: 
• Replacement of two outdated coin-operated vacuum stations with seven new individual 

vacuum bays served by a central vacuum system. 
• The new vacuum infrastructure will be located in a similar area as the existing units but will 

not meet the current 100-foot separation requirement from RC-2 zoned residential 
property. 

• Installation of license plate recognition cameras and new pay stations to improve vehicle 
flow and enable monthly membership plans. 
 

The applicants confirmed that no expansion of pavement is proposed, and that changes are 
limited to reconfiguration and upgrades within the existing site footprint. 

 



City of Farmington Hills          
Planning Commission Meeting 
March 20, 2025 
Page 11 
 

MOTION by Countegan, support by Ware, that Site Plan 63-12-2024, dated December 18, 
2024, submitted by Krieger Klatt Architects, BE APPROVED, because it appears to meet all 
applicable requirements of the Zoning Chapter, SUBJECT TO the following conditions: 

1. All outstanding issues identified in Giffels Webster’s January 16, 2025, review shall be 
addressed to the reasonable satisfaction of the City Planner; 

2. All outstanding issues identified in the City Engineer’s January 24, 2025, interoffice 
correspondence shall be addressed to the reasonable satisfaction of the City Engineer; 
and 

3. All outstanding issues identified in the Fire Marshal’s January 8, 2025, interoffice 
correspondence shall be addressed to the reasonable satisfaction of the Fire Marshal; 
and 

4. Variance granted by the Zoning Board of Appeals for vacuum placement location. 
 
Motion passed 8-1 by voice vote (Mantey opposed). 
 
Commissioner Mantey opposed the motion because he was not convinced that the applicant 
had done enough to address vacuum noise control. 
 

B.  SITE PLAN 65-12-2024 (PLANNED UNIT DEVELOPMENT 4, 2021) 
LOCATION:  32905 Northwestern Highway 
PARCEL I.D.:  22-23-02-102-014 
PROPOSAL:  Construction of multiple-family dwellings within B-3 General 

Business, RA-4 One Family Residential, and P-1 Vehicular 
Parking Districts 

ACTION REQUESTED:   Site plan approval 
APPLICANTS:    Tom Herbst 
OWNERS:    Farmington Hills Lofts, LLC 

 
Consultant Comments 
Referencing the January 22, 2025 Giffels Webster memorandum, Planning Consultant Tangari 
highlighted the following information: 
• The PUD was approved in 2021. The applicant had submitted a revised plan for Final Site 

Plan approval. 
• Unlike many PUDs that receive concurrent site plan approval, this application required the 

final site plan to return separately after the applicant completed several preliminary steps, 
including street vacations, engineering review, and a development agreement. 

• The updated site plan addressed previous deficiencies including lighting details, dumpster 
enclosure specifications, and mechanical equipment placement. Sidewalks were added 
along Highview Avenue and Ludden Street, which in turn affected the site’s tree count, 
which is something the applicants should address. 

 
Tom Herbst, Farmington Hills Lofts, LLC, was present on behalf of this application for Final Site 
Plan approval at 32905 Northwestern Highway.  Jennifer Roth, Atwell, and Johanna, Humphreys 
& Partners Architects, were also present. 
 
In response to questions, Mr. Herbst provided the following information: 
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• There would be a brownfield request with the project. 
• The main entrance to the main office would be along Northwestern Highway. Double door 

access would allow stretcher access to the courtyards.  
• Barbecues would be provided in the courtyards. 
 
Mr. Herbst addressed the tree reduction issue, noting that the site is being developed at a much 
higher density than its current condition. Additional requirements, such as sidewalks and 
parking for townhomes, limited the amount of green space available for new plantings. They 
were requesting a waiver to reduce the number of replacement trees from 125 to 65, for a total 
of $24,000. 
 
The applicants explained that the project includes approximately $2 million in off-site 
improvements—such as road paving and utility installation along Greening, Highview, 
Mulfordton, Rexwood, and Ludden Streets—which do not directly benefit the development site 
but were undertaken for the City's benefit. They asked that these off-site investments should be 
taken into account when considering the waiver request. 
 
After discussion relative to the appropriateness of the request, taking into account the 
significant community investment as part of this PUD agreement, and also taking into account 
that the current state of the tree fund is very healthy, Commissioners expressed support for the 
waiver.  
 
MOTION by Countegan, support Varga that Site Plan 65-12-2024, dated January 2, 2025, 
submitted by Tom Herbst, BE APPROVED, because it appears to meet all applicable 
requirements of the Zoning Chapter, SUBJECT TO the following conditions: 
1. All outstanding issues identified in Giffels Webster’s January 22, 2025, review shall be 

addressed to the reasonable satisfaction of the City Planner; 
2. All outstanding issues identified in the City Engineer’s January 27, 2025, interoffice 

correspondence shall be addressed to the reasonable satisfaction of the City Engineer; and 
3. All outstanding issues identified in the Fire Marshal’s January 22, 2025, interoffice 

correspondence shall be addressed to the reasonable satisfaction of the Fire Marshal. 
4. The requested tree replacement waiver of 60 trees is granted.   
 
Motion passed 8-1 by voice vote (Mantey opposed). 
 
Commissioner Mantey said he opposed the motion because he did not support a complete 
waiver. 
 

C.  ZONING TEXT AMENDMENT 3, 2024 
CHAPTER OF CODE:  34, Zoning Ordinance 
PROPOSED AMENDMENT: Amend Zoning Ordinance to add new definitions and add, 
 remove, and revise several OS-4 Office Research District, use 
 standards, and off-street parking requirements 
ACTION REQUESTED:   Set for public hearing 
SECTIONS:   34-2.2 and 34-3.1.24 
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MOTION by Ware, support by Aspinall, that draft Zoning Text Amendment 3, 2024, BE SET FOR 
PUBLIC HEARING for the Planning Commission’s next available regular meeting agenda.  
 
Motion passed unanimously by voice vote. 
 

D.  ZONING TEXT AMENDMENT 4, 2024 
CHAPTER OF CODE:  34, Zoning Ordinance 
PROPOSED AMENDMENT: Amend Zoning Ordinance to revise definition of restaurant, 

 drive-in; add definition of commercial outdoor recreation space; 
 and delete reference to automobile service center and replace 
 with automobile repair 

ACTION REQUESTED:   Set for public hearing 
SECTIONS:   34-2.2 and 34-3.1.24 
 
MOTION by Grant, support by Stimson, that draft Zoning Text Amendment 4, 2024, BE SET 
FOR PUBLIC HEARING for the Planning Commission’s next available regular meeting agenda.  
 
Motion passed unanimously by voice vote. 

 
E.  HISTORIC DISTRICT COMMISSION 2024 ANNUAL REPORT 

ACTION REQUESTED:   Acceptance of report    
 
MOTION by Ware, support by Aspinall, that the 2024 Historic District Commission Annual 
Report BE ACCEPTED. 
 
Commissioner Countegan commended the Historic District Commission for their outstanding 
work in preparing the report and for their efforts throughout the year. 
 
Motion passed unanimously by voice vote. 

 
F.  PLANNING COMMISSION 2024 ANNUAL REPORT 

ACTION REQUESTED:   Acceptance of report    
 
MOTION by Brickner, support by Varga, that the 2024 Planning Commission Annual Report BE 
ACCEPTED. 
 
Commissioners noted that the report was well put together and accurately reflected the work 
done in the past year. 
 
Motion passed unanimously by voice vote. 

 
G.  ELECTION OF OFFICERS 
 

MOTION by Brickner, support by Stimson to re-elect officers to their current positions for 
another year. 
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Chair: Trafelet 
Vice Chair: Varga 
Secretary: Aspinall 
 
Motion passed unanimously by voice vote. 

 
APPROVAL OF MINUTES  
Approval of December 19, 2024 Regular Meeting; January 16, 2025, Special Meeting; and January 23, 
2025, Regular Meeting 

 
MOTION by Varga, support by Grant, to approve the  December 19, 2024 Regular Meeting; January 16, 
2025, Special Meeting; and January 23, 2025, Regular Meeting Planning Commission meeting minutes 
as published. 
 
Motion passed unanimously by voice vote. 
 
PUBLIC COMMENT 
None. 

 

COMMISSIONER/STAFF COMMENTS 
Commissioner Mantey expressed his feeling that the Boys Republic site was potentially a spot for a nice 
park in an area of the City where parks are needed and raised the possibility of the City negotiating to 
acquire the land north of the river. 
 
ADJOURNMENT 
Chair Trafelet adjourned the meeting at 9:23pm. 
 
Respectfully submitted, 
Kristen Aspinall,  
Planning Commission Secretary      Approved 04-17-2025 
 
/cem 



           DRAFT  
         

CITY OF FARMINGTON HILLS 
PLANNING COMMISSION MEETING 

31555 W ELEVEN MILE ROAD 
FARMINGTON HILLS, MICHIGAN 

APRIL 17, 2025, 7:30 P.M. 
 
CALL MEETING TO ORDER 
The Planning Commission Regular Meeting was called to order by Chair Trafelet at 7:30 p.m. 
 
ROLL CALL 
 
Commissioners present:  Aspinall, Brickner, Countegan, Grant, Mantey, Trafelet 
 
Commissioners Absent:  Varga, Stimson, Ware  
 
Others Present:  City Planner Perdonik, Staff Engineer Dawkins, Planning Consultant 

Tangari (Giffels Webster), City Attorney Schultz 
 
APPROVAL OF THE AGENDA  
MOTION by Aspinall, support by Grant, to approve the agenda as published. 
Motion passed unanimously by voice vote. 
 
PUBLIC HEARING 
 
A. ZONING TEXT AMENDMENT 3, 2024 

CHAPTER OF CODE:   34, Zoning Ordinance 
PROPOSED AMENDMENT:  Amend Zoning Ordinance to add new definitions and add, 

remove, and revise several OS-4 Office Research District, use 
standards, and off-street parking requirements 

 ACTION REQUESTED:   Recommendation to City Council 
 SECTIONS:    34-2.2, 34-3.1.22, 34-3.5.2, 34-3.9, 34-4.61, and 34-5.2 
 

Planning Consultant Tangari introduced Zoning Text Amendment 3, 2024, which includes two 
primary components: 
1. Revisions to the OS-4 Office Research District Standards 

The proposed changes are intended to implement the goals of the City’s Master Plan by 
transitioning the OS-4 district from a single-use, large-scale office model to a more flexible, 
mixed-use area. Amendments would revise permitted and special land uses, as well as 
height, area, and bulk requirements. These changes would promote development that 
creates a sense of place and increased activity within the corridor located between 12 Mile 
Road and I-696. OS-4 zoning is concentrated almost entirely in this corridor, with very 
limited application elsewhere in the City. 

2. Updates to Off-Street Parking Requirements 
Several current parking standards are outdated and result in excessive impervious surfaces. 
The amendments would reduce required parking for certain uses to better reflect actual 
demand. The amendment introduces standards for bicycle parking, which is currently 
unaddressed in the zoning ordinance. 
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New provisions are proposed for electric vehicle (EV) readiness in residential developments, 
specifically: 
• Developers of new multifamily projects will be required to install underground conduit 

to accommodate future EV charging stations. 
• The intent is not to mandate installation of chargers immediately but to ensure 

infrastructure is in place for future retrofits without extensive construction. 
 
Public Hearing 
Chair Trafelet opened the meeting to public comment. As no public indicated they wished to 
speak, Chair Trafelet closed public comment and brought the matter back to the Commission. 

 
MOTION by Brickner, support by Countegan, to recommend to City Council that draft Zoning 
Text Amendment 3, 2024, be approved. 
 
Motion discussion: 
• Commissioner Mantey pointed out that the version of the proposed zoning text amendment 

distributed by mail had since been revised, and the updated version had been provided this 
evening. He further commented that while the amendment represents progress with 
respect to updated parking standards, additional reductions could still be made.  

• Commissioner Countegan added that the proposed amendment aligns with the recently 
approved Master Plan. The revisions supported redevelopment efforts along 12 Mile Road 
and serve as a useful planning tool to enhance flexibility in land use. 

 
Roll call vote: 
Ayes - Aspinall, Brickner, Countegan, Grant, Mantey, Trafelet 
Nays – None 
Motion passed 6-0. 

 

PUBLIC COMMENT 
None. 
 

COMMISSIONER/STAFF COMMENTS 
None 
 
ADJOURNMENT 
MOTION by Grant, support by Countegan, to adjourn the meeting. 
Motion passed unanimously by voice vote. 
 
Motion passed unanimously by voice vote. 
 
The meeting was adjourned at 8:13pm. 
 
Respectfully submitted, 
Kristen Aspinall,  
Planning Commission Secretary 
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/cem 
 







Farmington Hills
Council Study Session

June 9, 2025



Economic Incentives Overview

• Brownfield Tax Increment 
Financing (Act 381)

• Public Act 210 – Commercial 
Rehabilitation Act



Definition of a Brownfield
Michigan Public Act 381

Facility
• Contaminated – Part 201 of Act 451

Functionally Obsolete
• Substantial loss in value as determined by a 

Michigan Master Assessor Officer

Historic Resource
• Designated by the National Register of Historic 

Places or State Historic Preservation Office
Blighted
• Declared as a public nuisance
• Lack of functioning utilities
• Tax reverted
• Under the control of a land bank authority

Adjacent or Contiguous
• Parcels that share a boundary with parcels that 

are a facility, functionally obsolete, or blighted



Changes to Act 381
Farmington Hills

Changes to Act 381 (September 2023)
• Core Status does not apply to the following:

Housing Property
• Property on which 1 or more units of residential 

housing are proposed
• One or more units of residential housing with a 

mixed-use project



What Costs are Eligible?
Farmington Hills

Environmental Investigations

Due Care Activities

Demolition and Abatement

Brownfield Plans

Infrastructure Improvements

Site Preparation Activities



What Costs are Eligible?
Housing Properties - Subsidy

Purpose
• Fill a financing gap associated with the development of affordable 

housing units priced for income qualified households. 
• Assist with the cost of infrastructure improvements and site 

preparation costs. 

Income Qualified Household
Annual household income is less than 

120% of the Area Median Income

What’s needed for Approval?
• Approved Local Brownfield Plan
• Housing Development that meets 

criteria for income qualified 
households

• Documentation of Housing Need
• Potential Rent Loss & Total 

Housing Subsidy Calculation 

Establish the Control Rent
• Control Rent (by MSHDA)
• $2,478/month (Studio Apartment in Oakland County)

Potential Rent Loss (PRL)
Determine PRL Gap



Brownfield TIF 101
Example

Predevelopment Taxes 
($10,000)

Post Development Taxes 
($50,000)

Growth 
($40,000)

1 25 30
Time (years)

Collected Taxes

Developer Capture

BRA Capture

BRA Capture
$341,000

Developer Capture
$1.28 million

Collected Taxes
$300,000



Brownfield Plan Approval Process

FBRA Approves 
Plan and Sends 

to Council

City Staff 
Notifies the 

Taxing 
Jurisdictions

Public 
Hearing & 

Council 
Vote

Construction 
Completed

Reimbursement 
Request Submitted 

to FBRA

TIF Revenues 
are paid to 

the Developer

FBRA Approves 
Reimbursement 

Agreement



Commercial Rehabilitation Abatement
Michigan Public Act 210

Purpose
• Provide an incentive to rehabilitate commercial properties. 

What’s Qualifies as Rehabilitation?
• Building improvements

What’s the Benefit?
• Freezes local taxes to their pre-project values
• 10 years maximum allowed by the statute



PA 210 Approval Process

Council Creates 
a PA 210 
District

County has 
28 days to 
block the 
District

Exemption 
Certificate is 
filed by the 

Clerk to STC

Abatement goes 
into effect the 
following year

• By Council Resolution
• Comprised of one or 

multiple parcels
• 3 acres or greater*
• District creation does 

not obligate the City to 
approve the abatement

• This is rare • Filed by the Developer
• Certificate is approved 

by Council resolution 
• Sent to State Tax 

Commission for final 
approval by October 1.

• Local taxes are abated 
for a period of 10 
years, maximum



How it Works
Example Scenario

Predevelopment Taxes 
($10,000)

Post Development Taxes 
($50,000)

1 10 11Time (years)

Collected Base Taxes

Local Taxes (Abated)

State Taxes (Unabated)

Local Taxes Abated
$262,844

State Taxes Collected
$223,904

Base Taxes Collected
$100,000

$21,600

$18,400



Economic Advantages

Immediate Impacts
• Gives Farmington Hills a competitive advantage to attract new 

developments over other municipalities.
• Levels the playing field for brownfield sites.

Post Construction
• Updates dated properties to meet today’s needs 
• Provides new housing stock to attract new Farmington Hills residents.

Secondary Benefits
• Ripple effect for existing, surrounding businesses.
• Significant property tax increase (post incentives).
• Provides momentum for other surrounding developments.



Thank you.



 
 

 

CITY MANAGER’S REPORT TO 
MAYOR AND COUNCIL 

 
 

DATE: 06/09/25 
 
DEPT: SPECIAL SERVICES 
 
RE:  INTERLOCAL PARTNERSHIP AGREEMENT BETWEEN THE COUNTY OF OAKLAND  

AND THE CITY OF FARMINGTON HILLS FOR HERITAGE PARK 
____________________________________________________________________ 
 
 
ADMINISTRATIVE SUMMARY 
 

• Heritage Park is an outstanding 200+ acre park with over 4.5 miles of hiking trails.  
The park is home to the Spicer House, Nature Center/Day Camp Building, Stables 
Art Studios, Amphitheater, Heritage & History Center, Barn, Caretaker House, 
Longacre House, Splash Pad and Riley Archery Range.  It also includes picnic 
shelters, playgrounds, a sled hill, sand volleyball courts, horseshoe pits, and grills.  
 

• In 2024, Heritage received well over 750,000 visitors. Annual expense to 
operate/manage the site was $1,831,849 and program revenue, from the Nature 
Center, Archery Range and Shelter Rentals, was $439,859. 

 

• The Farmington Hills City Manager and Director of Special Services initially met 
with Chris Ward, Oakland County Parks and Recreation Director, in the Fall of 2023 
to open up a conversation about partnering on programs and/or parks. 

 

• In the Fall of 2024, Oakland County passed an increased Parks Millage and 
conversations between the County and the City accelerated. This led to the 
concept of an Interlocal Partnership Agreement to create Heritage Oaks Park.  

 

• A summary of the terms follow: 
 

 Transfer responsibility for a portion of park operation, management and 
improvement to Oakland County. This would include approximately 160 
acres of parkland including the Nature Center/Day Camp Building, Spicer 
House, Barn, Studio Arts Stables, Amphitheater, Archery Range and the 
Caretaker House. 

 30-year renewable agreement. 

 $4 million payment to the City after transition period and Capital 
Improvement Plans and Park Management & Operations Plans are agreed 
upon. 
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 Capital Costs within Heritage Oaks are OC Parks responsibility. 

 Operating Costs within Heritage Oaks are OC Parks responsibility but include 
an option to contract with the City for FH Staff to fulfill responsibilities. 

 Transition Period of six (6) months or 12/31/2025, whichever is later, for 
both parties to work out details. 

 

• The Splash Pad/Playground area and Longacre House would be excluded from the 
Agreement. 

 

• Oakland County Parks has entered into several similar relationships with the Cities 
of Oak Park, Southfield, Pontiac, and Madison Heights. 

 

• A partnership of this magnitude would benefit our community by improved capital 
investments in the park with both upfront and ongoing financial funding, allow the 
City to further implement our Ecological Management Plan, and increase our 
service level to our residents and guests. 

 

• In addition, the upfront investment would allow the City to redirect funding to 
other capital and ongoing Department of Special Services programs, facilities, 
services and/or debt. 

 
 

RECOMMENDATION 
 

• At the July 14, 2025, City Council Meeting, it will be recommended that the City 
Council approve the Interlocal Partnership Agreement with Oakland County for 
Heritage Park and authorize the City Manager and Director of Special Services to 
finalize the terms of the agreement in consultation with the City Attorney.  

 
Prepared by:   Ellen Schnackel, Director of Special Services 
 
Department Approval:  Ellen Schnackel, Director of Special Services 
 
Executive Approval:  Gary Mekjian, City Manager 



OAKLAND COUNTY PARKS & 
CITY OF FARMINGTON HILLS 

INTERLOCAL PARTNERSHIP
-HERITAGE PARK



Heritage Park



OCPRC FUNDING FOR FARMINGTON HILLS

Initial 
Investment
$4,000,000

Annual 
Investment
$500K-$1M

Total

Over 30 years
$19M-$34M



SPECIFICS

Name of Park Responsibilities CIP Plan Park Action Plan



BENEFITS

Longterm Agreement

Upfront Investment

Annual Investment

Park Improvements

Further Implementation of Ecological Management 
Plan

Increased Service Level to Residents



PARK GOVERNANCE & OPERATIONS

Communications Planning Building 
Maintenance

Ground 
Maintenance

Program 
Operations

Marketing

Liability Security



TIMELINE

Final Agreement By December 31, 2025

Staff Planning June-December 2025: Bi-Weekly Meetings & Community Forums

Interlocal 
Partnership 

Agreement Approved
June 2025



THANK YOU

Ellen Schnackel

Chris Ward

Bryan Farmer

Brian Moran

Jim Dunleavy



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










































































































































































































































































































































https://www.michigan.gov/dnr/managing-resources/wildlife/wildlife-permits/canada-geese-permits


https://www.michigan.gov/dnr/things-to-do/hunting/waterfowl
https://www.michigan.gov/dnr/managing-resources/wildlife/wildlife-permits/canada-geese-permits
https://www.michigan.gov/dnr/about/contact/wildlife
https://www.michigan.gov/dnr/about/contact/wildlife


https://www.michigan.gov/dnr/managing-resources/wildlife/wildlife-permits/canada-geese-permits
https://www.michigan.gov/dnr/managing-resources/wildlife/wildlife-permits/canada-geese-permits
mailto:mi.goose.permits@usda.gov
https://www.michigan.gov/dnr/managing-resources/wildlife/wildlife-permits/canada-geese-permits


https://www.michigan.gov/dnr/managing-resources/wildlife/wildlife-disease/disease-monitoring/avian-influenza-updates
https://www.michigan.gov/dnr/managing-resources/wildlife/wildlife-disease/disease-monitoring/avian-influenza-updates


mailto:mi.goose.permits@usda.gov
mailto:dnr-permitspecialist@michigan.gov
https://www.michigan.gov/dnr/about/contact/wildlife
https://www.michigan.gov/dnr/about/contact/csc
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