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CITY MANAGER’S REPORT TO 
MAYOR AND COUNCIL 

DATE: 08/11/2025 

DEPT: SPECIAL SERVICES 

RE:  INTERLOCAL 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 Park received well over 750,000 visitors. The 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 the Oakland County Parks and Recreation Director, in the Fall of 2023 to
initiate 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 Agreement to create Heritage Oaks Park.

• A summary of the initial terms is as follows:

 30-year renewable agreement. 

 $4 million payment to the City after a six-month planning and transition 
period (ending March 31, 2026).  

 The Park Action Plan is to be developed during the transition period, in 
coordination with both County and City staff.  It includes: 

▪ Community Engagement
▪ Existing Conditions Analysis
▪ Strategic Plan
▪ Capital Improvements Plan
▪ Parks Operations and Maintenance Plan (POMP)

• The POMP will be submitted to Farmington Hills City Council for
its approval, comments and recommendations by March 31, 2026.
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CITY MANAGER’S REPORT TO 
MAYOR AND COUNCIL 

 
 

• A partnership of this magnitude would benefit our community by improved capital 
investments in the park with both upfront and ongoing financial funding. It will 
also increase our service level for our residents and guests. 

 

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

 

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

 

 
RECOMMENDATION 
 

• It is recommended that the City Council authorize the City Manager and City Clerk 
to sign the Interlocal 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 
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INTERLOCAL AGREEMENT BETWEEN 

THE COUNTY OF OAKLAND 

AND 

THE CITY OF FARMINGTON HILLS 

FOR HERITAGE PARK 

This Agreement (the "Agreement") is made between the County of Oakland, a Constitutional and 

Municipal Corporation, 1200 North Telegraph, Pontiac, Michigan 48341 ("County"), by, through, and 

administered by its statutory agent the Oakland County Parks and Recreation Commission (“OCPRC”) 

and the City of Farmington Hills, 31555 West Eleven Mile Road, Farmington Hills, Michigan 48336 

(“City”). County and the City may also be referred to jointly as "Parties". 

INTRODUCTION AND PURPOSE OF AGREEMENT. 

A. The City is the owner of approximately two hundred and twelve (212) acres of real property 

(hereinafter “Premises”). 

B. The Parties desire to have OCPRC operate, manage, plan for, and maintain the Premises, for 

conservation purposes and for public recreation purposes, including, but not limited to, 

pathways, trails, and a parking lot for such purposes. To effectuate this desire, the County and 

the City now enter into this Agreement, pursuant to Michigan law, for the purpose of delineating 

the duties and responsibilities between the Parties with respect to operation, management, 

planning, and maintenance of the Premises. 

The Parties agree to the following terms and conditions: 

1. DEFINITIONS. The following words and expressions used throughout this Agreement, whether 

used in the singular or plural, shall be defined, read, and interpreted as follows. 

1.1. Agreement means the terms and conditions of this Agreement and any other mutually 

agreed to written and executed modification, amendment, addendum, or exhibit approved 

in accordance with Section 2. 

1.2. Capital Improvement Project means a project that: (1) costs thirty thousand dollars 

($30,000.00) or more and (2) extends the life cycle of an existing facility or asset; replaces, 

renovates, or remodels an existing facility or asset; or adds a new facility or asset. 

1.3. City means the City of Farmington Hills, its Council, departments, divisions, elected and 

appointed officials, board members, commissioners, authorities, committees, employees, 

agents, subcontractors, attorneys, volunteers, and/or any such persons’ successors. 

1.4. City Employee means any City employee, officer, manager, volunteer, attorney, contractor, 

subcontractor, and/or any such person’s successors or predecessors (whether such persons 

act or acted in their personal, representative, or official capacities). "City Employee" shall 

also include any person who was a City Employee at any time during the term of this 

Agreement but, for any reason, is no longer employed, appointed, or elected in that capacity. 

1.5. Claims means any alleged losses, claims, complaints, demands for relief or damages, 

lawsuits, causes of action, proceedings, judgments, deficiencies, liabilities, penalties, 

litigation, costs, and expenses, including, but not limited to, reimbursement for reasonable 

attorney fees, witness fees, court costs, investigation expenses, litigation expenses, amounts 

paid in settlement, and/or other amounts or liabilities of any kind which are incurred by or 

asserted against a Party, or for which a party may become legally and/or contractually 

obligated to pay or defend against, whether direct, indirect or consequential, whether based 
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upon any alleged violation of the federal or the state constitution, any federal or state statute, 

rule, regulation, or any alleged violation of federal or state common law. 

1.6. County means Oakland County, a Municipal and Constitutional Corporation, including, 

but not limited to, all of its departments, divisions, the County Board of Commissioners, 

elected and appointed officials, directors, board members, council members, 

commissioners, authorities, committees, employees, agents, volunteers, and/or any such 

persons’ successors. 

1.7. County Employee means any County employee, officer, manager, volunteer, attorney, 

contractor, subcontractor, and/or any such person’s successors or predecessors (whether 

such persons act or acted in their personal, representative, or official capacities). "County 

Employee" shall also include any person who was a County Employee at any time during 

the term of this Agreement but, for any reason, is no longer employed, appointed, or elected 

in that capacity. 

1.8. Day means any calendar day beginning at 12:00 a.m. and ending at 11:59 p.m. 

1.9. Effective Date. the date all Parties sign the Agreement. 

1.10. Exhibits means the following documents, which this Agreement includes and incorporates: 

1.10.1. Exhibit A: describes and depicts the Premises. 

1.11. OCPRC means the Oakland County Parks and Recreation Commission, as established by 

resolution of the Oakland County Board of Commissioners pursuant to Public Act 261 of 

1965, MCL 46.351, et seq. 

1.12. Park means the park operated and managed by the Parties on the Premises. 

1.13. Park Fees and Charges means the following fees and charges: (1) equipment/facility rental 

fees, (2) event program fees, (3) sponsorship of events/programs by third parties, and (4) and 

all other fees and charges charged and collected by the City associated with the use of the 

Park. 

1.14. Park Revenue means the monies generated from the Park Fees and Charges received by 

OCPRC and the City and grants, gifts, and donations received by OCPRC or by the City 

for the Park. 

1.15. Premises means the real property that is described and depicted in Exhibit A. 

1.16. Transition Period means a period of time commencing on the Effective Date and ending 

on March 31, 2026. 

2. AGREEMENT TERM/ REAL PROPERTY DESCRIPTION & TERMINATION. 

2.1. Agreement Term. This Agreement shall commence on the Effective Date and end thirty 

(30) years from the Effective Date (“Initial Term”). On the date the Initial Term ends, this 

Agreement shall automatically renew, without action of either Party, for thirty (30) years 

(“Renewal Term”). However, if either Party provides written notice to the other Party, at least 

one hundred eighty (180) days before the end of the Initial Term, of its desire that the 

Agreement not renew, then the Agreement shall end on the last day of the Initial Term. The 

non-renewal of this Agreement pursuant to this Section shall not be deemed a termination of 

this Agreement under Section 2.7. The terms and conditions contained in this Agreement 

shall not change during the Renewal Term. The approval and terms of this Agreement and 

any amendments shall be entered in the official minutes of the governing bodies of each Party. 

An executed copy of this Agreement and any amendments shall be filed by the County Clerk 
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with the Secretary of State. 

2.2. Agreement Amendments. All amendments or modifications to this Agreement shall be in 

writing and approved and filed as set forth in Section 2.1. 

2.3. Real Property Subject to Agreement. The City grants the County use of the Premises for 

the purposes and according to the terms and conditions set forth herein. 

2.4. Use of Premises. On the date the Transition Period ends, OCPRC shall have care, control, 

and use of the Premises to operate, manage, plan, maintain, and improve the Premises for 

public recreation activities, as further described and delineated herein, and to provide other 

recreation activities mutually agreed upon by the Parties. OCRPC shall obtain the City’s 

prior consent, in writing, to use the Premises for any purpose not described herein, such 

consent shall be given by the City’s Representative. 

2.5. Fee for Use of Premises. The County shall not pay a monetary fee for the use of the 

Premises. The Parties acknowledge that the services provided by the County during this 

Agreement are adequate consideration for this Agreement. 

2.6. Designation of Park & Name of Park. During this Agreement, the Premises shall be named 

“Heritage Oaks Park” or another name mutually agreed to in writing by the City Representative 

and the OCPRC Representative. Both Parties shall jointly be designated on the signage for the 

Park. 

2.7. Termination/Expiration. 

2.7.1. Termination by the City. The City may terminate this Agreement, at any time, if 

OCPRC is notified in writing at least one hundred eighty (180) days prior to the 

effective date of termination and any one of the following occur: (1) the Premises 

are no longer being used for the purposes identified in this Agreement; (2) OCPRC 

provided the City with information at any time during this Agreement that was false 

or fraudulent; or (3) OCPRC fails to perform any of its obligations under this 

Agreement, and such failure is not cured within ninety (90) calendar days after 

written notice of default to OCPRC. 

2.7.1.1. Termination by the City in Absence of Default/Breach. If the City 

terminates this Agreement, in absence of default or breach by OCPRC, 

then the City shall reimburse OCPRC the amount of the non-depreciated 

value of Capital Improvement Projects to the Park, paid for by OCPRC, 

on the date of the termination notice. 

2.7.1.2. Termination by the City for Default/Breach. If the City terminates this 

Agreement for default or breach by OCPRC, then the City does not have to 

reimburse OCPRC the non-depreciated value of Capital Improvement 

Projects to the Park paid for by OCPRC. 

2.7.2. Termination by OCPRC. OCPRC may terminate this Agreement, at any time, if 

the City is notified in writing at least one hundred eighty (180) days prior to the 

effective date of termination and any one of the following occur: (1) the Premises 

are no longer being used for the purposes identified in this Agreement; (2) the City 

provided OCPRC with information, at any time during the Agreement term, that was 

false or fraudulent; (3) the City fails to perform any of its obligations under this 

Agreement, and such failure is not cured within ninety (90) calendar days after 

written notice of default to the City. 
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2.7.2.1. Termination by OCPRC in Absence of Default/Breach. If OCPRC 

terminates this Agreement in absence of default or breach by the City, then 

the City does not have to reimburse OCPRC the non-depreciated value of 

Capital Improvement Projects to the Park paid for by OCPRC. 

2.7.2.2. Termination by OCPRC for Default/Breach. If OCPRC terminates this 

Agreement for default or breach of the City, then the City shall reimburse 

OCPRC the amount of the non-depreciated value of Capital Improvement 

Projects to the Park, paid for by OCPRC, before the date of the termination 

notice. 

2.7.3. Disposition of Personal Property Upon Expiration/Termination of Agreement. 

Upon expiration or termination, for any reason, of this Agreement, each Party shall 

retain ownership of personal property purchased by them, unless the Parties 

otherwise agree in writing. “Personal property” does not include buildings or 

fixtures. 

2.7.4. Condition of Park Upon Expiration/Termination of Agreement. Upon the 

expiration or termination of this Agreement, OCPRC shall cease all Park 

management and operation, surrender the Premises to the City, and cooperatively 

work with the City to transfer Park management and operation. 

2.7.5. Payment for Non-Depreciated Capital Improvement Projects Upon 

Agreement Expiration. If the Agreement is not renewed at the end of the Initial 

Term for the Renewal Term, then the City shall reimburse OCPRC the amount of 

the non-depreciated value of Capital Improvement Projects to the Park, paid for by 

OCPRC, before the date the Agreement expires. Upon the expiration of the 

Renewal Term, the City shall not reimburse OCPRC the amount of the non- 

depreciated value of Capital Improvement Projects to the Park, paid for by 

OCPRC. 

3. TRANSITION PERIOD. 

3.1. Transition Period. This Agreement includes a Transition Period. During the Transition 

Period, the Parties shall work cooperatively to facilitate the transfer of Park management 

and operations to OCPRC. 

3.2. Park Information. 

3.2.1. Grants & Endowments. Within thirty (30) days of the Effective Date, the City 

shall provide OCPRC copies of all grant agreements, endowment agreements, or 

other agreements that impose restrictions and conditions upon the Premises and its 

use. 

3.2.2 Agreements between the City and Third Parties. Within thirty (30) days of the 

Effective Date, the City shall provide OCPRC copies of all third party agreements 

relating to the use, management, or operation of the Premises, if any. OCPRC is not 

under any obligation to assume any third party agreements relating to the management 

or operation of the Premises. 

3.3. Rights and Obligations During the Transition Period. 

3.3.1. Park Operation and Maintenance During Transition Period. During the 

Transition Period, the City shall be responsible to operate and to maintain the Park 

and to pay for all costs associated therewith. 
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3.3.2. County Right to Access and Perform Work on the Premises. During the 

Transition Period, the County may access the Premises to perform maintenance, 

restoration, repairs, and improvements to the Premises, mutually agreed to by the 

Parties in writing. 

3.3.3. Premises Inspections. During the Transition Period, the County shall inspect the 

infrastructure and conditions of the Park, including but not limited to the condition 

of utilities and their connections, the parking lot, trees, restrooms, pavilions, 

playground equipment, trails and pathways. The inspection shall be codified in a 

document to illustrate the condition of the Premises at the end of the Transition 

Period. 

3.3.4. Park Planning. During the Transition Period, the County shall: (1) assume 

primary responsibility for Park planning, (2) regularly consult with the City about 

such planning, and (3) organize at least two (2) community forums in the City 

during the Transition Period to hear suggestions from City residents. 

3.3.5. Park Programming. During the Transition Period, OCPRC may organize and host 

mutually agreed upon recreation programs, events, volunteer activities, and other 

activities. 

3.4. Environmental Condition. 

3.4.1. Environmental Assessments. During the Transition Period, OCPRC shall examine 

the Premises and perform a Phase I Environmental Site Assessment (ESA), at its sole 

cost, and additional environmental assessments that OCPRC deems necessary, in its 

sole discretion and at its sole cost. 

3.4.2. Copies of Environmental Assessments. OCPRC will provide the City with a copy 

of the Phase I ESA and any other environmental assessments. OCRPC shall take 

possession of the Premises subject to such Phase I ESA and other environmental 

assessments performed pursuant to this Section. 

3.4.3. Termination Related to Environmental Assessments. Notwithstanding any other 

provision, OCPRC may terminate this Agreement prior to the end of the Transition 

Period, if OCPRC is not satisfied with the condition of the Premises as evidenced by 

the Phase I ESA or other environmental assessments performed pursuant to this 

Section. 

4. PARK GOVERANCE & OPERATIONS. 

4.1. Agreement Administration. The City Manager or their successor or their written 

designee is the City’s Agreement Administrator (hereinafter “the City’s Representative”). 

The OCPRC Director or their successor or their written designee is OCPRC’s Agreement 

Administrator (hereinafter “OCPRC’s Representative”). Each Party must notify the other 

of their written designees. 

4.2. Disputes. All disputes arising under or relating to the interpretation, performance, or 

nonperformance of this Agreement involving or affecting the Parties shall first be 

submitted to the City Representative and the OCRPC Representative for possible 

resolution. If the City Representative and the OCPRC Representative cannot resolve the 

dispute, then the dispute shall be submitted to the signatories (or their successors) of this 

Agreement for possible resolution. 
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4.3. Park Management and Operations. Except as otherwise provided by this Agreement, 

OCPRC shall manage and operate the Park in a manner consistent with other OCPRC Parks, 

OCPRC policies, the OCPRC 5-Year Parks and Recreation Master Plan (“OCPRC Master 

Plan”), and the plans and programs set forth and described herein. The OCPRC Master Plan 

can be found on the OCPRC website. OCPRC shall manage and operate the Park with 

OCPRC staff, volunteers, and contractors. 

4.4. Park Improvement Projects. OCPRC shall be responsible to provide and perform (either 

directly or through third parties) improvements for the Park. This responsibility and the 

costs associated therewith shall be addressed in the plans and programs set forth and 

described herein. All Capital Improvement Projects shall become an integral part of the 

Premises. No Capital Improvement Projects shall occur without the prior written approval of 

the City’s Representative, unless such Capital Improvement Project was included in the CIP. 

4.5. Park Maintenance/Repairs. The responsibility for, provision of, and costs for Park 

maintenance and repairs shall be set forth in the Park Operations and Management Plan 

described in and required by this Section. 

4.6. Park Utilities. The provision of and costs for utilities for the Park and Premises utilities shall 

be the responsibility of the City. 

4.7. Park Action Plan. By January 31, 2026, OCPRC shall create a Park Action Plan for the Park. 

The Park Action Plan shall be created pursuant to OCPRC’s current policies and procedures. 

Once completed, OCPRC shall submit the Park Action Plan to the City Representative for 

comments and recommendations. The City Representative shall submit its comments and 

recommendations to the OCPRC Representative within thirty (30) Days of receipt of the Park 

Action Plan. The OCPRC Representative shall review and consider the City Representative’s 

comments and recommendations and shall endeavor to address all comments and 

recommendations. The Park Action Plan shall not be approved or implemented by OCPRC 

without prior written approval by the City Representative. If the City Representative does 

not respond within the thirty (30) day period, then the City Representative is deemed to have 

approved the Park Action Plan. Notwithstanding any other provision, if the City 

Representative does not approve the Park Action Plan by March 31, 2026, OCPRC or City 

may terminate this Agreement. Such termination shall not be deemed a breach or default of the 

City. Modifications to the Amendment shall be codified according to the procedure set forth 

in this Section. Every five (5) years OCPRC shall create an updated Park Action Plan, which 

the City Representative shall have at least sixty (60) days to review and comment on. 

4.8. Park Operations and Management Plan. By January 31, 2026, OCPRC shall create a Park 

Operations and Management Plan for the Park (“POMP”), addressing and planning for Park 

operations, use of County-owned equipment by the City, use of volunteers at the Park, use of 

City employees at the Park, the uniforms that will be worn by City and County employees in 

the Park, forecasting Park maintenance projects for a five (5) year period and how the City 

and OCPRC will communicate and meet to review and discuss matters relating to the Park. 

Except as otherwise provided by this Agreement, the POMP shall be created pursuant to 

OCPRC’s current policies and procedures. Once completed, OCPRC shall submit the POMP 

to the City Representative, who shall provide the POMP to City Council for its approval, 

comments and recommendations. The City Representative shall submit City Council’s 

comments and recommendations to the OCPRC Representative within thirty (30) Days of 

receipt of the POMP. If the City Representative does not respond within the thirty (30) day 

period, then the City is deemed to have approved the POMP. OCPRC shall review and 
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consider the City’s comments and recommendations and shall endeavor to address all 

comments and recommendations; however, OCPRC is not obligated to incorporate such 

comments and recommendations into the POMP. After receiving the City’s comments and 

recommendations or passage of the thirty (30) day period (whichever is first), OCPRC shall 

commence to have the POMP adopted and implemented pursuant to its policies and 

procedures. Notwithstanding any other provision in this Agreement, if the City 

Representative and OCPRC Representative cannot agree to a POMP within thirty (30) Days 

after the end of the City POMP Comment Period, then OCPRC or City may proceed under 

the Dispute Resolution Section of this Agreement, Section 4.2 or terminate this Agreement. 

If this Agreement is terminated pursuant this Section, the City shall reimburse OCPRC the 

amount of the non-depreciated value of Capital Improvement Projects to the Park, paid for 

by OCPRC, up to the date of the termination notice. Modifications to the POMP shall be 

codified according to the procedure set forth in this Section. Every five (5) years OCPRC 

shall create an updated POMP which the City Representative shall have at least sixty (60) 

days to review and provide comments. 

4.9. Park Capital Improvement Plan. By January 31, 2026, OCPRC shall create a Park Capital 

Improvement Plan (“CIP”) forecasting Capital Improvement Projects for a five (5) year 

period. The CIP shall be created pursuant to OCPRC’s current policies and procedures and 

shall be included in OCPRC’s annual CIP. Once completed, OCPRC shall submit the CIP, 

applicable to the Park, to the City Representative for comments and recommendations. The 

CIP shall not be approved or implemented by OCPRC without prior written approval by the 

City Representative. The City Representative shall submit its comments and 

recommendations to the OCPRC Representative within thirty (30) Days of receipt of the CIP 

(“City CIP Comment Period”). OCPRC shall review and consider the City Representative’s 

comments and recommendations and shall endeavor to address all comments and 

recommendations; however, OCPRC is not obligated to incorporate such comments and 

recommendations into the CIP. If the City Representative does not respond within the City 

CIP Comment Period, then the City Representative is deemed to have approved the CIP. 

After receiving the City Representative’s written approval of the CIP, OCPRC shall 

commence to have the CIP adopted and implemented pursuant to its policies and procedures. 

Notwithstanding any other provision in this Agreement, if the City Representative and 

OCPRC Representative cannot agree to a CIP within thirty (30) Days after the end of the City 

CIP Comment Period, then OCPRC or City may proceed under the Dispute Resolution 

Section of this Agreement, Section 4.2 or terminate this Agreement. If this Agreement is 

terminated pursuant this Section, the City shall reimburse OCPRC the amount of the non- 

depreciated value of Capital Improvement Projects to the Park, paid for by OCPRC, up to the 

date of the termination notice. Modifications to the CIP shall be codified according to the 

procedure set forth in this Section. Every four (4) years OCPRC shall create an updated CIP, 

which the City Representative shall have at least sixty (60) days to review. 

 

4.10. Park Access/Parking. The Parties shall be responsible to determine how Park patrons will 

access the Park (ingress to and egress from the Park). This responsibility and the costs 

associated therewith shall be addressed in the plans and programs set forth and described 

herein. In no event shall any resident of the City incur any fee or charge for entering the Park 

or Premises or for parking their car in or on the Park or Premises. 

4.11. Endangered Species. OCPRC acknowledges that the Premises or portions thereof may be 

subject to restrictions or closures, if endangered species are present. 
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4.12. Park Rules. During this Agreement, the Park and Premises shall be subject to City Rules 

and Regulations and City policies and procedures, except as otherwise provided by this 

Agreement. 

4.13. Park Security. Security for the Park shall be provided by the City solely at its expense. 

4.14. Signs. OCPRC shall be responsible for and is permitted to erect signs to identify the Park and 

features/structures located therein and to erect other signs that are typical and/or necessary at 

a public park of this nature. OCPRC shall be required to comply with the City’s ordinance 

requirements regarding the design and placement of any new signs, unless otherwise agreed 

to by the City. OCPRC shall be responsible for the cost of signs it erects. 

4.15. Volunteers. OCPRC may use volunteers at the Park in various capacities, including existing 

volunteers and volunteer groups. All OCPRC volunteers providing volunteer service at the 

Park shall become part of OCPRC’s volunteer program. 

4.16. Sponsorship of Events/Programs at Park by Third Parties. Without approval from the 

OCPRC, the City may solicit or accept sponsorship of events/programs at the Park by third- 

parties, pursuant to the City’s policies and procedures. 

4.17. Use of Park by Third Parties. Notwithstanding any other provision in this Agreement, the 

City may license use of the Park to third parties for events or programs, without approval 

from and notification to OCPRC. The City shall allow such use via written agreement with 

the third party, pursuant to City policies and procedures. To avoid scheduling conflicts at the 

Park, all third parties desiring to use the Park for events or programs shall schedule such use 

through the City. The written agreement for use of the Park by third parties shall also include 

the County and OCPRC as indemnified parties and additional insureds as well, if insurance 

is required. 

4.18. Use of Park by the City/County. OCPRC may use the Park for OCPRC-sponsored events 

or programs at no cost, charge, or fee, if such use does not conflict with other scheduled 

events or programs. To avoid scheduling conflicts at the Park, OCPRC shall reserve use of 

the Park for its events or programs, through the City. OCPRC shall be responsible for all 

costs associated with the setup, operation, and cleanup of such events or programs. County 

and City shall promote activities planned by the other Party to take place in the Park in the 

same manner as they promote their own activities. 

5. PARK FINANCES. 

5.1. Initial OCPRC Investment. Within thirty (30) Days of the date the Transition Period ends, 

the County shall pay the City four million dollars ($4,000,000.00), for non-depreciated value 

of capital improvements made by the City to the Park prior to the execution of this Agreement. 

5.2. Park Maintenance Fee and Utilities. During the Transition Period the Parties shall discuss 

and determine payment of Park maintenance and utilities. This determination shall be 

contained in the POMP. 

5.3. Establishment of Park Fees & Charges. The City shall establish all Park Fees and Charges 

at the Park. The Park Fees and Charges shall be created, adopted, and implemented pursuant 

to the City’s current policies and procedures as may be amended by City Council. 

Notwithstanding any other provision in this Agreement, at no time shall City Residents and 

Oakland County Residents be charged a fee for entry into the Park or the Premises or for 

parking at the Park or on the Premises. 

5.4. Park Revenue. Subject to applicable law, all Park Revenue shall be paid to the City and shall 



Page 9 of 15 

FARMINGTON HILLS - INTERLOCAL AGREEMENT (FINAL VERSION – 08-08-25) 

 

be deemed the City’s revenue, unless otherwise agreed by the Parties during the Transition 

Period and codified in the POMP. The City shall record the monies of all Park Revenue 

according to generally accepted accounting principles. 

5.5. Annual Accounting and Audits. The City shall provide OCRPC with an annual accounting 

of Park Revenue consistent with generally accepted accounting policies and procedures. 

OCPRC has the right to annually review and audit the City’s records related to Park Revenue. 

5.6. Park Grants. The Parties shall use their best efforts to work together to secure grant funding 

for Park expansion, development, improvements, operation, and maintenance. OCPRC and 

the City shall work together to apply for and manage grants related to the Park. 

6. ASSURANCES/LIABILITY/INSURANCE. 

6.1. Title to Premises. The City warrants that it has fee simple title to the Premises and the 

authority to enter into this Agreement. The City, at its sole expense, shall defend (including 

payment of attorney fees) OCPRC against any Claim challenging the City’s right to execute 

this Agreement or OCPRC’s use of the Premises as set forth herein. 

6.2. Liability for Claims. Except as otherwise provided herein, each Party shall be responsible 

for any Claims made against that Party by a third-party and for the acts or omissions of its 

agents, employees, volunteers, officers, or officials arising under or related to this 

Agreement. 

6.3. Liability for Claims Prior to the Agreement Effective Date. To the extent provided by 

law, the City shall be solely responsible for and shall defend (including payment of attorney 

fees) OCPRC against, at the City’s sole expense, any Claim that occurred prior to the 

Effective Date or that was incurred but not reported prior to the Effective Date. 

6.4. Liability for Environmental Matters. Notwithstanding any other provision, OCRPC shall 

not be responsible to perform or pay for remediation or clean-up of any environmental 

contamination on or around the Premises, which existed on the Premises prior to the Effective 

Date and/or discovered by the Phase I ESA or any other environmental assessments 

performed pursuant to this Section 3. OCRPC shall be responsible to perform or to pay for 

remediation or clean-up of any environmental contamination on or around the Premises, 

which is caused by OCRPC and to the extent provided by law, is caused by any of its 

contractors on the Premises. 

6.5. Legal Representation. Except as provided herein, each Party shall seek its own legal 

representation and bear the costs associated with such representation, including judgments 

and attorney fees, for any Claim that may arise from the performance of this Agreement. 

6.6. Responsibility for Costs/Fines/Fees. Each Party shall be solely responsible for all costs, 

fines and fees associated with any acts or omissions by its employees, volunteers, officers, or 

officials arising under or related to this Agreement. 

6.7. No Indemnification/Reimbursement. Except as otherwise provided for in this Agreement, 

neither Party shall have any right under this Agreement or under any other legal principle to 

be indemnified or reimbursed by the other Party or any of its agents in connection with any 

Claim. 

6.8. Governmental Function/Reservation of Rights. Performance of this Agreement is 

a governmental function and government service. This Agreement does not, and is not 

intended to, impair, divest, delegate, or contravene any constitutional, statutory, and/or other 

legal right, privilege, power, obligation, duty, or immunity of the Parties. Nothing in this 
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Agreement shall be construed as a waiver of governmental immunity. 

6.9. Limitation of Liability. In no event shall either Party be liable to the other Party or any other 

person, for any consequential, incidental, direct, indirect, special, and punitive or other 

damages arising out of this Agreement. 

6.10. Insurance. 

6.10.1. Except for the insurance set forth in Section 6.10.2 and Section 6.10.3, this Agreement 

does not require either Party to obtain insurance to cover loss exposures associated 

with this Agreement and the Park. Each Party is solely responsible to determine 

whether it will obtain insurance, and in what amounts, to cover loss exposures 

associated with this Agreement and the Park. 

6.10.2. If a Party purchases a special event insurance policy for use the Premises, for 

whatever reason, then the Party shall name the other Party and its boards, 

commissions, elected and appointed officers/officials, employees, and volunteers as 

“additional insureds” on such policy. 

6.10.3. The City, at its sole cost, shall obtain real property insurance or self-insurance for 

existing buildings and structures located on the Premises and for any future buildings 

and structures located on the Premises whether built by the City or OCPRC. If a 

building or structure that is covered by the City’s real property insurance is damaged 

or destroyed, the City shall repair or replace the building or structure in a timely 

manner 

6.11. Waste. Neither Party shall commit or allow to be committed any waste or nuisance on the 

Premises and will not use, or allow the Premises to be used, for any unlawful purpose. 

6.12. Compliance with Laws. 

6.12.1. The Parties shall comply with all applicable federal, state, or local laws, regulations, 

rules, and ordinances related to the operation, management, planning, maintenance, 

and improvement of the Premises and Park. OCPRC shall obtain any necessary 

permits regarding its use of the Premises. 

6.12.2. OCPRC shall comply with all applicable grants and other agreements between the City 

and another entity such as the state of Michigan, governing the operation of and 

restrictions upon the Premises. OCPRC understands that the Spicer House, located on 

the Premises, is a designated Historic District and shall comply with all City Historic 

District ordinances and state law relating to Historic Districts. 

6.12.3. The Parties acknowledges that any violations of the federal, state, or local regulations 

or convictions of any resource violations may be considered a default of this 

Agreement and may terminate this Agreement, as provided herein. 

6.13. Authorization. The Parties have taken all actions and secured all approvals necessary to 

authorize and complete this Agreement. The persons signing this Agreement on behalf of 

each Party have legal authority to sign this Agreement and bind the Parties to the terms and 

conditions contained herein. 

7. GENERAL TERMS AND CONDITIONS. 

7.1. No Interest in Premises. Through this Agreement, OCPRC shall have no title interest in 

and/or to the Premises or any portion thereof and has not, does not, and will not claim any 

such title or any easement over the Premises. 
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7.2. Delegation or Assignment. Neither Party shall delegate or assign any obligations or rights 

under this Agreement without the prior written consent of the other Party. For purposes of 

this Section, consent for the County shall be given by the OCPRC Director or his/her 

successor and consent for the City shall be given by the City Representative. 

7.3. No Employee-Employer Relationship. Nothing in this Agreement shall be construed as 

creating an employer-employee relationship between County and the City. 

7.4. No Third Party Beneficiaries. Except as provided for the benefit of the Parties, this 

Agreement does not and is not intended to create any obligation, duty, promise, contractual 

right or benefit, right to indemnification, right to subrogation, and/or any other right in favor 

of any other person or entity. 

7.5. No Implied Waiver. Absent a written waiver, no act, failure, or delay by a Party to pursue 

or enforce any rights or remedies under this Agreement shall constitute a waiver of those 

rights with regard to any existing or subsequent breach of this Agreement. No waiver of any 

term, condition, or provision of this Agreement, whether by conduct or otherwise, in one or 

more instances shall be deemed or construed as a continuing waiver of any term, condition, 

or provision of this Agreement. No waiver by either Party shall subsequently affect its right 

to require strict performance of this Agreement. 

7.6. Severability. If a court of competent jurisdiction finds a term or condition of this Agreement 

to be illegal or invalid, then the term or condition shall be deemed severed from this 

Agreement. All other terms, conditions, and provisions of this Agreement shall remain in full 

force. 

7.7. Captions. The section and subsection numbers, captions, and any index to such sections and 

subsections contained in this Agreement are intended for the convenience of the reader and 

are not intended to have any substantive meaning. The numbers, captions, and indexes shall 

not be interpreted or be considered as part of this Agreement. Any use of the singular or 

plural, any reference to gender, and any use of the nominative, objective or possessive case 

in this Agreement shall be deemed the appropriate plurality, gender or possession as the 

context requires. 

7.8. Force Majeure. Notwithstanding any other term or provision of this Agreement, neither 

Party shall be liable to the other for any failure of performance hereunder if such failure is 

due to any cause beyond the reasonable control of that Party and that Party cannot reasonably 

accommodate or mitigate the effects of any such cause. Such cause shall include, without 

limitation, acts of God, floods, fire, explosion, vandalism, national emergencies, 

insurrections, riots, wars, strikes, lockouts, work stoppages, other labor difficulties, or any 

law, order, regulation, direction, action, or request of the United States government or of any 

other government. Reasonable notice shall be given to the affected Party of any such event. 

7.9. Notices. Notices given under this Agreement shall be in writing and shall be personally 

delivered, sent by express delivery service, certified mail, or first class U.S. mail postage 

prepaid, and addressed to the person listed below. Notice will be deemed given on the date 

when one of the following first occur: (i) the date of actual receipt; (ii) the next business day 

when notice is sent express delivery service or personal delivery; or (iii) three days after 

mailing certified U.S. mail. 

7.9.1. If Notice is sent to County, it shall be addressed and sent to: OCPRC Director, 2800 

Watkins Lake Road, Waterford, Michigan 48328 and the Chairperson of the Oakland 

County Board of Commissioners, 1200 North Telegraph Road, Pontiac, Michigan 
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48341. 

7.9.2. If Notice is sent to the City, it shall be addressed and sent to Clerk, City of Farmington 

Hills, 31555 W Eleven Mile Rd, Farmington Hills, MI 48336 and the Director of 

Special Services, 31555 W Eleven Mile Rd, Farmington Hills, MI 48336. 

7.9.3. Either Party may change the individual to whom Notice is sent and/or the mailing 

address by notifying the other Party in writing of the change. 

7.10. Governing Law/Consent To Jurisdiction And Venue. This Agreement shall be governed, 

interpreted, and enforced by the laws of the State of Michigan. Except as otherwise required 

by law or court rule, any action brought to enforce, interpret, or decide any Claim arising 

under or related to this Agreement shall be brought in the 6th Judicial Circuit Court of the 

State of Michigan, the 47th District Court of the State of Michigan, or the United States 

District Court for the Eastern District of Michigan, Southern Division, as dictated by the 

applicable jurisdiction of the court. Except as otherwise required by law or court rule, venue 

is proper in the courts set forth above. 

7.11. Counterparts. This Agreement may be executed in any number of counterparts, each of 

which shall be deemed an original agreement, but all of which together shall constitute one 

Agreement. Copies (photo, fax, or electronic) of signatures to this Agreement will be deemed 

originals and may be relied on to the same extent as originals. 

7.12. Entire Agreement. This Agreement and the referenced Affidavit represents the entire 

agreement and understanding between the Parties regarding the maintenance, operation, and 

management of the Park and the Premises. This Agreement and the referenced Affidavit 

supersede all other oral or written agreements between the Parties regarding that subject 

matter. The language of this Agreement shall be construed as a whole according to its fair 

meaning and not construed strictly for or against any Party. 

 

 

IN WITNESS WHEREOF, Gary Mekjian, City Manager, has been authorized by a resolution of the City, 

to execute this Agreement. 
 

EXECUTED:   

Gary Mekjian, City Manager 

 

WITNESSED:  

Carly Lindahl, City Clerk 

DATE:  

DATE:  
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IN WITNESS WHEREOF, David T. Woodward, Chairperson, Oakland County Board of Commissioners, 

has been authorized by a resolution of the Oakland County Board of Commissioners to execute this 

Agreement. 

 

EXECUTED:   DATE:   

David T. Woodward, Chairperson 

Oakland County Board of Commissioners 

 

WITNESSED:   DATE:   

 

 

EXECUTED:   DATE:   

Ebony Bagley Chairperson 

Oakland County Parks and Recreation Commission 

 

WITNESSED:   DATE:   
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EXHIBIT A 

 

PARCEL A 

▪ Parcel: 23-21-251-001 (121.06 ac) 

▪ Legal Description: T1N, R9E, SEC 21 S 1/2 OF NE 1/4 & SE 1/4 OF NW 1/4 120 A 

(entire parcel) 

PARCEL B 

▪ Parcel: 23-21-327-001 (9.94 ac) 

▪ Legal Description: T1N, R9E, SEC 21 N 1/2 OF E 1/2 OF NE 1/4 OF SW 1/4 10 A 

PARCEL C 

▪ Parcel: 23-21-401-001 (39.69 ac) 

▪ Legal Description: T1N, R9E, SEC 21 N 1/2 OF N 1/2 OF SE 1/4 40 A 

PARCEL D 

▪ Parcel: 23-21-327-002 (9.90 ac) 

▪ Legal Description: T1N, R9E, SEC 21 S 1/2 OF E 1/2 OF NE 1/4 OF SW 1/4 10 A 

PARCEL E 

▪ Parcel: 23-21-401-003 (16.95 ac) 

▪ Legal Description: T1N, R9E, SEC 21 THAT PART OF SW 1/4 OF SE 1/4 LYING N OF 

'CROSSMAN & MARQUIS SUB', ALSO W 1/2 OF S 1/2 OF N 1/2 OF SE 1/4 EXC 

BEG AT PT DIST S 02-00-00 E 760 FT FROM CEN OF SEC, TH N 53-15-00 E 83 FT, 

TH S 66-25-00 E 178 FT, TH N 53-40-00 E 88 FT, TH S 30-30-00 E 338 FT, TH S 14- 

05-00 W 71 FT, TH S 60-20-00 W 114 FT, TH S 50-20-00 W 64 FT, TH S 21-15-00 W 

78 FT, TH N 81-25-00 W 265 FT, TH N 02-00-00 W 460 FT TO BEG 16.50 A 

PARCEL F 

▪ Parcel: 23-21-401-004 (14.43 ac) 
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EXHIBIT A 

 

▪ Legal Description: T1N, R9E, SEC 21 E 1/2 OF S 1/2 OF N 1/2 OF SE 1/4 EXC BEG 

AT PT DIST S 864.58 FT FROM E 1/4 COR, TH S 89-47-10 W 437.66 FT, TH S 38-31- 

50 W 150.73 FT, TH S 03-00-30 E 342.75 FT, TH S 89-48-20 E 514.24 FT, TH N 463.02 

FT ALG SEC LINE TO BEG 14.56 A 

Total acreage of Heritage Park: 211.97 acres 



HERITAGE OAKS

INTERLOCAL AGREEMENT BETWEEN 

THE COUNTY OF OAKLAND

AND

CITY OF FARMINGTON HILLS

FOR HERITAGE PARK



Heritage Oaks Park



BENEFITS

Longterm Agreement – 30 years

Upfront Investment - $4,000,000

Anticipated Annual Cost Reduction

Park Improvements

Further Implementation of Ecological Management 
Plan

Increased Service Level to Residents and Guests



TIMELINE

Final Approval by 
City Council

By March 2026

Staff Planning June 2025 - March 2026: Bi-Weekly Meetings

Interlocal 
Agreement 
Approved

August 2025





OAKLAND COUNTY INVESTMENT IN HERITAGE OAKS

1. Initial Investment $4,000,000 - Farmington Hills to determine funding use

2. Annual CIP Projects – 30 years

3. Reduction in Park Operations, Maintenance and Programming Expenses

Anticipated CIP Projects in the first 5 years:

✓ North Playground, Splash Pad and Restroom Improvements 

✓ Nature Center, Restrooms and Spicer House Improvements 

✓ Parking Lot Expansion and Improvements

✓ Trail Improvements

✓ Park Maintenance Storage and Archery Range Expansion



THANK YOU

Ellen Schnackel

Chris Ward

Bryan Farmer

Brian Moran

Jim Dunleavy

Donna Folland



   

CITY MANAGER’S REPORT TO 
MAYOR AND COUNCIL 

 
 

DATE:  August 11, 2025 
 
DEPT:  Planning and Community Development 
 
RE:  Draft Zoning Text Amendment (“ZTA”) 5, 2025 – Design standards  
____________________________________________________________________ 
 
ADMINISTRATIVE SUMMARY 
 
Draft ZTA 5, 2025 is a part of a comprehensive effort to update the Zoning Ordinance 
and move forward meaningful implementation of the Master Plan for Future Land Use’s 
vision for the City. The development of Design Standards for non-residential uses is an 
action item called out within the Master Plan for Future Land Use. The goal of this 
amendment is to establish baselines for building quality and durability. Draft ZTA 5, 
2025 compliments previous text amendments for commercial development that have 
been approved earlier this year.  
 
The following is a brief procedural history of draft ZTA 5, 2025: 
 
March 20, 2025 –   Planning Commission Study Session  
May 15, 2025 –  Planning Commission Set for Public Hearing (9-0) 
June 19, 2025 – Planning Commission Public Hearing/Recommendation to 

Council (6-0) 
 
The following is a brief overview of draft ZTA 5, 2025: 
 
The draft ZTA 5, 2025 would create design standards for non-residential buildings by 
specifying: permitted primary and accent building materials permitted on any building 
façade that is facing a public right-of-way, fenestration, architectural scale and breaks, 
roof design and building entrance features. 
 
The Giffels Webster memo – Post Master Plan Amendments Design Standards, describes 
the draft ordinance language in greater detail. 
 
ATTACHMENTS 
 

• Giffels Webster Memo – Post Master Plan Amendments Design Standards 

• Draft ZTA 5, 2025 

• March 20, 2025, Planning Commission meeting minutes  

• May 15, 2025, Planning Commission meeting minutes 

• June 19, 2025, Planning Commission meeting minutes 
                                                                   # # # 



 
 
 

 
Reviewed by: Charmaine Kettler-Schmult, Director of Planning and Community 

Development 
Approved by: Gary Mekjian, P.E., City Manager 
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MEMORANDUM 
 
TO: Farmington Hills Planning Commission 
 
FROM: Joe Tangari, AICP, Jill Bahm, AICP, Julia Upfal, AICP 
 
RE: Post-Master Plan Amendments: Design Standards 
 
DATE: 7/21/2025 
 
 
When crafting zoning regulations, it is important for communities to be practical about the costs 
that will be incurred by developers while understanding the important role that regulations play in 
protecting existing investments within the community. With design standards, it is especially 
important to strike this careful balance, achieving high-quality development without creating 
burdensome hurdles to invest in the City. Ultimately, by establishing consistent and predictable 
expectations for design, these regulations will help attract additional investment and high-quality 
development. This memorandum includes an overview of various design standards the Planning 
Commission may wish to incorporate, including: 

1. Building Materials 
2. Fenestration 
3. Architectural Scale and Breaks 
4. Roof design 
5. Entrance features 

In addition to consideration of the various standards the PC may wish to include, this memo 
describes the intent of design standards and outlines different options for gradually bringing 
existing buildings into conformance with them. 

Purpose and Intent 
A purpose statement will provide clear objectives for design standards to direct applicants, staff, 
and public bodies. In circumstances where the approving body is granted the discretion to 
consider waivers or flexibility, alignment with this intent will be foundational to decision making. 

Applicability 
All new construction should comply with any design standards in the ordinance. However, when 
there are nonconforming design elements on existing buildings, the Ordinance should provide 
guidance on the updates that are required when a site plan is submitted.  

The draft language below emphasizes that there may be no expansion, extension or enlargement of 
any nonconforming design element. The language further requires that a front facing façade is 
brought into conformance with the design standards when a building expansion or change in use 
reaches a certain development threshold. 
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Building Materials  
Standards for building materials are often separated into two categories, distinguishing between 
primary and accent materials.  Primary materials are acceptable for the entire building, while 
accent materials should be limited in overall use. Accent materials often add contrast, texture, or 
architectural interest, but may not have the durability or visual appeal for large areas. 

Fenestration 
Fenestration requirements regulate the placement of windows, doors, and other openings in 
building façades. These types of standards help to support design that is pedestrian friendly and 
encourages engagement between the public and private realm. In addition, fenestration helps to 
promote safety by placing “eyes on the street,” helping to deter crime and providing a greater sense 
of security and visibility. 

Architectural Scale and Breaks 
Architectural scale provides visual interest to buildings, ensuring greater aesthetic compatibility 
with surrounding development, preventing structures from appearing out of place or overwhelming. 
In addition, these standards help to guide developers towards designs that integrate well with the 
surrounding urban fabric, while allowing for creativity and innovation in design.  

Roof Design 
Roof design plays an important role in both the aesthetic and functional aspects of buildings. 
Rooflines contribute significantly to the City’s overall architectural identity and regulations help 
maintain consistency and quality. In addition, these regulations can help to guide the use of 
rooftop amenities such as terraces, mechanical equipment, or solar installations, ensuring that 
they are safe and well-integrated with surrounding developments.  

Entrance Features 
Entrance features are the primary connection between the public and private realm, often serving 
as the focal point of a building. Clear articulation helps to ensure that these features are easily 
identified, making buildings welcoming and easy to access.  
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Draft Text 
The draft text amendment is below. Changes from the June Planning Commission meeting are 
highlighted.  

1. Purpose. The purpose of these design standards is to promote harmonious use of design 
elements and achieve visually appealing and functionally efficient development that is 
compatible with surrounding land uses. These standards serve as a framework for new 
developments that strengthen and enhance the city’s overall character, while allowing for 
creativity and innovation in design. Specifically, these standards are intended to:  

a. Enhance aesthetic quality. 
b. Promote the use of building materials that are durable and resilient.  
c. Support economic development. 
d. Maintain a harmonious relationship between adjacent land uses. 
e. Encourage pedestrian-friendly design elements.  

2. Applicability.  
a. All new construction shall comply with the design standards in this section. 
b. For building expansions, additions, and changes in use, the following shall apply 

i. When a building expansion or change of use results in an increase of 50% or 
more in terms of total gross floor area or indoor seating capacity, all façades 
that are oriented toward a public right-of-way shall comply with the design 
standards in this section. 

ii. When a building expansion or change proposes to increase the total gross 
floor area or indoor seating capacity by less than 50%, only new or modified 
design elements are required to be compliant with this section.  

3. Exceptions. 
a. The following exceptions from this section shall apply: 

i. Single and two-family dwellings are not required to comply with the design 
standards of this section.  

ii. In the LI-1 Zoning District, only properties with frontage on a major 
thoroughfare are required to comply with the design standards of this 
section. 

4. Building Materials. 
a. The following may be permitted as primary materials on any building façade that is 

oriented toward a public right-of-way. At least 60% of façades, excluding windows 
and doors, shall be comprised of primary building materials:  
 

Permitted Primary Materials 
Brick, cut stone, field stone, manufactured stone, or decorative CMU block 
Timber or dimensional wood or engineered equivalent 
Fiber cement siding or panels. 

 
b. The following may be permitted as accent materials on any building façade:   

Permitted Accent Materials 
Glass block  
Metal and metal paneling 
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Decorative masonry veneer 
Polymer plastic (e.g. Fypon, Azek) 
Stucco 
Plain or painted masonry block 
Exterior Insulation and Finishing Systems (EFIS) 1 
1 Exterior Insulation and Finishing Systems may only be permitted when 
located at least 8 ft above grade.  

c. All building materials and colors shall be clearly labeled on the proposed building 
elevations.  

d. Samples of building materials may be requested by the City Planner or approving 
body.  

e. Engineered building materials should match the appearance and durability of 
natural building materials.  

f. Prohibited materials. The following materials shall be prohibited: vinyl, mirrored 
glass, scorched block, except when permitted under Article 34-5.5.  

g. A waiver from the required building materials in this section may be granted when 
the Planning Commission finds both of the following: 

i. The waiver will achieve a specific architectural objective or purpose. 
ii. The proposed building materials are compatible with surrounding 

development. 
iii.  

5. Architectural Scaling. 
a. There are to be no blank or unarticulated façades. All façades oriented toward a 

public right-of-way must provide windows and architectural scaling elements (such 
as vertical pilasters, columns, or other architectural elements) to break up the 
scale of the building. Distance between breaks shall be consistent with the scale 
and rhythm of adjacent buildings. 

b. Building façades shall include no less than two of the following elements: 
i. Building color change. 

ii. Building material or texture change. 
iii. Projections or recesses extending along at least 20% of the façade.  
iv. Recessed entranceways or projecting vestibules. 
v. A horizontal expression line, such as a molding or reveal, shall define the 

transition between the ground floor and upper stories. If a one-story building 
is proposed, the horizontal expression line is not required 

6. Roofs. 
a. Roofs shall meet the following standards: 

i. Flat roofs. Parapets concealing flat roofs and rooftop equipment such as 
HVAC units from public view are required. Parapets shall not exceed one-
third of the height of the supporting wall at any point. 

ii. Pitched roofs. Pitched roofs shall have an average slope between 1:4 and 
1:1. The Planning Commission may grant a waiver from the required average 
slope upon a finding that it achieves a specific architectural purpose.   

b. Rooftop patios and terraces may be permitted on structures three stories or greater 
and are prohibited in the rear 35% of lot depth to protect the privacy of neighboring 
properties. 

7. Fenestration. 
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a. Fenestration shall be provided along all façades oriented toward a public right-of-
way in accordance with the table below: 

b. Multiple-family dwellings, places of worship, hospitals, public schools, and public 
utility buildings shall only be required to comply with the upper floor fenestration 
requirements described above; ground floor fenestration may be discretionary for 
these uses. 

c. Upper floor windows shall be vertical in proportion.  
d. Accordion, roll-up, or folding doors and sliding windows may be permitted for 

ground floor uses to provide indoor-outdoor service, providing adequate sidewalk 
clearance is provided. 

e. Doorways and window surrounds shall be articulated by sills, lintels, pilasters or 
mullions through a change in plane of at least two inches.  

f. A waiver from the fenestration requirements in this section may be granted when 
the Planning Commission finds one of the following: 

i. The waiver will achieve a specific architectural objective or purpose. 
ii. The proposed building materials are compatible with surrounding 

development. 
iii. Compliance with the standard will result in a practical difficulty. 

8. Building entrances shall be clearly defined and visually prominent. This may be achieved 
through the use of architectural elements such as recesses, canopies, lintels, pediments, 
pilasters, columns, awnings, overhangs, or other distinguishing features. Any such element 
shall be architecturally compatible with the style, materials, and colors of the building.  

a. A pathway to the entrance shall be provided as described in Section 5.19.  
b. Entrances shall be well-lit with decorative or functional lighting that enhances 

visibility and security. Entrance lighting must comply with Section 5.16 Exterior 
Lighting.  

c. Entrance features shall be proportional to the building façade.  
d. When practical, service entrances and overhead doors that are not articulated or 

clearly defined shall be obscured from view of a public right-of-way. 
e. Entryway features, such as planters, benches, exterior artwork, or other pedestrian-

friendly amenities, are encouraged. 
 

  

Fenestration requirements by Façade Orientation  
Façade Orientation Minimum Ground 

Floor 
Fenestration 

Minimum Upper 
Floor 
Fenestration 

Facing a Major 
Thoroughfare 

60% 35% 

Facing a Public ROW that 
is not a Major 
Thoroughfare 

50% 20% 
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Examples of the building materials described in the draft language are illustrated below. 

Brick 

 

Stone 

 

Plain or painted CMU 
Block 

 

EFIS 

 

Decorative CMU Block 

 

Timber or Dimensional 
Wood 

 

Vinyl 

 

Mirrored Glass 

 

Fiber Cement Siding 

 

Glass block  

 

Polymer Plastic 

 

Stucco 

 

Metal 

 

Decorative Masonry 
Veneer 

 

  

 

  



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 5.0, “SITE STANDARDS,” TO ADD A NEW 
SECTION 34-5.20, “DESIGN STANDARDS” IN ORDER TO ESTABLISH STNDARDS 
REGARDING BUILDING MATERIALS, ARCHITECTURAL SCALING, AND 
ROOFING, WINDOW, AND BUILDING ENTRANCE DESIGN REQUIREMENTS FOR 
NEW CONSTRUCTION AND FOR CERTAIN EXPANSIONS, ADDITIONS, AND 
CHANGES IN USE. 
 
THE CITY OF FARMINGTON HILLS ORDAINS: 

 
Section 1 of Ordinance.  Ordinance Amendment. 

 
The Farmington Hills City Code, Chapter 34, “Zoning,” Article 5.0, “Site Standards,” is amended 
to add a new Section 34-5.20, “Design Standards,” to read as follows: 
 
Sec. 34-520 Design Standards 

 
1. Purpose. The purpose of these design standards is to promote harmonious use of design 

elements and achieve visually appealing and functionally efficient development that is 
compatible with surrounding land uses. These standards serve as a framework for new 
developments that strengthen and enhance the city’s overall character, while allowing for 
creativity and innovation in design. Specifically, these standards are intended to:  

a. Enhance aesthetic quality. 

b. Promote the use of building materials that are durable and resilient.  

c. Support economic development. 

d. Maintain a harmonious relationship between adjacent land uses. 

e. Encourage pedestrian-friendly design elements.  

2. Applicability.  

a. All new construction shall comply with the design standards in this section. 

b. For building expansions, additions, and changes in use, the following shall apply 

i. When a building expansion or change of use results in an increase of 50% 
or more in terms of total gross floor area or indoor seating capacity, all 
façades that are oriented toward a public right-of-way shall comply with the 
design standards in this section. 
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ii. When a building expansion or change proposes to increase the total gross 
floor area or indoor seating capacity by less than 50%, only new or modified 
design elements are required to be compliant with this section.  

3. Exceptions. 

a. The following exceptions from this section shall apply: 

i. Single and two-family dwellings are not required to comply with the design 
standards of this section.  

ii. In the LI-1 Zoning District, only properties with frontage on a major 
thoroughfare are required to comply with the design standards of this 
section. 

4. Building Materials. 

a. The following may be permitted as primary materials on any building façade that 
is oriented toward a public right-of-way. At least 60% of façades, excluding 
windows and doors, shall be comprised of primary building materials:  

Permitted Primary Materials 
Brick, cut stone, field stone, manufactured stone, or decorative CMU block 
Timber or dimensional wood or engineered equivalent 
Fiber cement siding or panels. 

 
b. The following may be permitted as accent materials on any building façade:  

 
Permitted Accent Materials 
Glass block  
Metal and metal paneling 
Decorative masonry veneer 
Polymer plastic (e.g. Fypon, Azek) 
Stucco 
Plain or painted masonry block 
Exterior Insulation and Finishing Systems (EFIS) 1 
1 Exterior Insulation and Finishing Systems may only be permitted when 
located at least 8 ft above grade.  

 
c. All building materials and colors shall be clearly labeled on the proposed building 

elevations.  

d. Samples of building materials may be requested by the City Planner or approving 
body.  

e. Engineered building materials should match the appearance and durability of 
natural building materials.  
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f. Prohibited materials. The following materials shall be prohibited: vinyl, mirrored 
glass, scorched block, except when permitted under Article 34-5.5.  

g. A waiver from the required building materials in this section may be granted when 
the Planning Commission finds both of the following: 

i. The waiver will achieve a specific architectural objective or purpose. 

ii. The proposed building materials are compatible with surrounding 
development. 

5. Architectural Scaling. 

a. There are to be no blank or unarticulated façades. All façades oriented toward a 
public right-of-way must provide windows and architectural scaling elements (such 
as vertical pilasters, columns, or other architectural elements) to break up the scale 
of the building. Distance between breaks shall be consistent with the scale and 
rhythm of adjacent buildings. 

b. Building façades shall include no less than two of the following elements: 

i. Building color change. 

ii. Building material or texture change. 

iii. Projections or recesses extending along at least 20% of the façade.  

iv. Recessed entranceways or projecting vestibules. 

v. A horizontal expression line, such as a molding or reveal, shall define the 
transition between the ground floor and upper stories. If a one-story building 
is proposed, the horizontal expression line is not required 

6. Roofs. 

a. Roofs shall meet the following standards: 

i. Flat roofs. Parapets shall not exceed one-third of the height of the supporting 
wall at any point. 

ii. Pitched roofs. Pitched roofs shall have an average slope between 1:4 and 
1:1. The Planning Commission may grant a waiver from the required 
average slope upon a finding that it achieves a specific architectural 
purpose.   

b. Rooftop patios and terraces may be permitted on structures three stories or greater 
and are prohibited in the rear 35% of lot depth to protect the privacy of neighboring 
properties. 
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7. Fenestration. 

a. Fenestration shall be provided along all façades oriented toward a public right-of-
way in accordance with the table below: 

b. Multiple-family dwellings, places of worship, hospitals, public schools, and public 
utility buildings shall only be required to comply with the upper floor fenestration 
requirements described above; ground floor fenestration may be discretionary for 
these uses. 

c. Upper floor windows shall be vertical in proportion.  

d. Accordion, roll-up, or folding doors and sliding windows may be permitted for 
ground floor uses to provide indoor-outdoor service, providing adequate sidewalk 
clearance is provided. 

e. Doorways and window surrounds shall be articulated by sills, lintels, pilasters or 
mullions through a change in plane of at least two inches.  

f. A waiver from the fenestration requirements in this section may be granted when 
the Planning Commission finds one of the following: 

i. The waiver will achieve a specific architectural objective or purpose. 

ii. The proposed building materials are compatible with surrounding 
development. 

iii. Compliance with the standard will result in a practical difficulty. 

8. Building entrances shall be clearly defined and visually prominent. This may be achieved 
through the use of architectural elements such as recesses, canopies, lintels, pediments, 
pilasters, columns, awnings, overhangs, or other distinguishing features. Any such element 
shall be architecturally compatible with the style, materials, and colors of the building.  

a. A pathway to the entrance shall be provided as described in Section 5.19.  

Fenestration requirements by Façade Orientation  
Façade Orientation Minimum 

Ground Floor 
Fenestration 

Minimum Upper 
Floor 
Fenestration 

Facing a Major 
Thoroughfare 

60% 35% 

Facing a Public ROW 
that is not a Major 
Thoroughfare 

50% 20% 
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b. Entrances shall be well-lit with decorative or functional lighting that enhances 
visibility and security. Entrance lighting must comply with Section 5.16 Exterior 
Lighting.  

c. Entrance features shall be proportional to the building façade.  

d. When practical, service entrances and overhead doors that are not articulated or 
clearly defined shall be obscured from view of a public right-of-way. 

e. Entryway features, such as exterior artwork planters, benches, or other pedestrian-
friendly amenities, are encouraged. 

Section 2 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 3 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 4 of Ordinance.  Severability. 

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

Section 6 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. 
 
  

Commented [JT1]: “exterior artwork” was added to this 
list. 
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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 



             

 

MINUTES 
PLANNING COMMISSION SPECIAL MEETING 

CITY OF FARMINGTON HILLS 
COMMUNITY ROOM 

MARCH 20, 2025, 6:00 P.M. 
 
CALL MEETING TO ORDER 
The Planning Commission Special Meeting was called to order by Chair Trafelet at 6:00pm. 
 
ROLL CALL 
Commissioners present:  Aspinall, Brickner, Countegan, Grant, Mantey, Stimson, Trafelet, Varga, 

Ware  
 
Commissioners Absent:   None  
 
Others Present:  City Planner Perdonik, City Attorney Schultz, Planning Consultants Upfal 

and Tangari 
 
APPROVAL OF AGENDA  
MOTION by Stimson, support by Grant, to approve the agenda as published. 
Motion passed unanimously by voice vote. 
 
SPECIAL MEETING 
A. DISCUSSION OF DRAFT ZONING TEXT AMENDMENT 5, 2024, TO INTRODUCE DESIGN STANDARDS 

AND REVISE PLANNED UNIT DEVELOPMENT PROVISIONS 
 

Planning Consultants Upfal and Tangari led a discussion based on the Giffels Webster February 13, 
2025 memorandums Post-Master Plan Amendments: Design Standards. 
 
The intention of the standards was to guide developers toward high-quality design while leaving 
room for architectural creativity. The standards were not prescriptive but provided minimum 
expectations related to building design. 
 
The memorandum was organized into five categories typically addressed by communities through 
design standards, and each category as described in the memo was reviewed in some detail: 

1. Building materials 
2. Fenestration 
3. Architectural scale and breaks 
4. Roof design 
5. Entrance features 

 
A purpose and intent statement was intended to support the standards by introducing the themes 
of: 

1. Enhance aesthetic quality,  
2. Promote the use of building materials that are durable and resilient  
3. Support economic development 
4. Maintain a harmonious relationship between adjacent land uses 
5. Encourage pedestrian-friendly design elements 
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An applicability section clarified which types of development would need to comply with the 
standards: 
• All new construction must comply. 
• Expansions exceeding 50% of gross floor area or indoor seating must bring all public-facing 

facades into compliance. 
• Smaller expansions (under 50%) would not need to update existing facades. 
• Exemptions were suggested for single- and two-family dwellings. In industrial (LI-1) districts, 

only buildings fronting major thoroughfares would be subject to the standards. 
 

Commissioners were asked to consider whether the 50% threshold was appropriate and to 
potentially differentiate between elements that should always be brought into compliance and 
those that should not. 

 
Building material standards are separated into two categories, distinguishing between primary 
and accent materials. The memorandum provided a suggested list of both types of materials, 
and also suggested that at least 60% of facades, excluding windows and doors, shall be 
comprised of primary building materials.  
 
Commission discussion  
Question: Why is this issue being raised, particularly in light of the city's long-standing absence 
of such regulations and its largely developed condition?  
 
In response, City Planner Perdonik and the consultants noted that:  
• There has been ongoing interest in establishing design standards, with interest and direction 

indicated from both City Council and the City Manager.  
• Many surrounding communities have already adopted commercial design standards or 

form-based codes. The proposed standards aim to bring the city in line with regional 
practices while maintaining flexibility for developers. 

• Many of the proposed standards are intended as guidelines rather than mandatory 
requirements.  

 
Several perspectives were shared by Planning Commission members regarding the overall intent 
and impact of adopting design standards. 
• Commissioners expressed support for the potential of these standards to guide 

redevelopment and bring consistency and visual improvement to older properties.  
• However, some Commissioners cautioned against imposing rigid or sterile uniformity across 

building districts and styles. 
• On the other hand, although the proposed language was not overly restrictive and would 

allow for quality development, it also lacked the strength to prevent undesirable building 
outcomes. 

• Design standards in general had been under discussion as part of the master plan process 
and were aligned with the long-standing goal of ensuring accountability in development 
quality. 

• The proposed standards, unlike some more prescriptive ordinances, were drafted to be 
administered in-house by planning staff without the need for external architectural review.  
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• Nearly every development proposal in the recent past would likely have been impacted by 
the proposed standards, particularly new construction and projects coming through the 
Planned Unit Development process. While the PUD process already allows for some 
architectural review, these proposed standards would apply more broadly and give more 
direction.  

• The intent is to apply the standards consistently to new development while allowing 
flexibility for rehabilitations. The ordinance is designed to avoid creating unreasonable 
barriers for redevelopment and to prevent older properties from becoming stagnant or 
blighted due to overly burdensome design expectations. 

• There was discussion relative to the role of government in regulating design.  
o Local government is not always well-positioned to dictate design outcomes, and the free 

market has historically driven successful development in the city. From this perspective, 
traditional zoning regulations that focus on use, height, density, and infrastructure have 
proven effective without the need for additional design oversight. 

o Codifying design standards might also create difficulties in adapting to evolving trends 
and materials.  

o Attorney Schultz provided an overview of regulatory frameworks related to materials 
and design: 
- Building material regulations are common and legally defensible when they serve a 

legitimate governmental purpose, such as structural integrity, durability, or 
aesthetics. 

- While it is acceptable to regulate materials, more detailed architectural 
requirements (e.g., building articulation, window types, façade breaks) often appear 
in overlay districts or corridor-specific guidelines rather than citywide ordinances. 

- He emphasized the importance of tailoring design regulations to specific areas to 
avoid overly burdensome or arbitrary citywide mandates. 

• Planning Consultant Upfal emphasized that the draft design standards incorporate 
numerous waiver provisions, providing flexibility to both developers and the Planning 
Commission. This built-in flexibility allows developers to propose alternatives, while still 
giving the Planning Commission the authority to evaluate and push back on design elements 
that may not align with community expectations. She also noted that the proposed 60/40 
ratio of primary to secondary building materials is more lenient than many other 
communities, which often require a stricter 75/25 or greater ratio in favor of primary 
materials. 

• Planning Consultant Tangari stated that establishing a baseline set of expectations increases 
the likelihood of receiving better quality proposals. 

• Commissioners raised the question of banning specific materials like EIFS (Exterior Insulation 
Finishing Systems). Different communities regulated EIFS  in different ways, such as 
regulating the percentage of EIFS which can be used, the height at which it can be used, etc. 
Northville Township and Canton ban the use of EIFS entirely, based on the idea that allowing 
the use of low quality materials negatively affects the community’s appearance and 
property values.  

• Commissioners pointed out the recurring issue of applicants presenting high-quality 
renderings initially, only to return with substantially diminished versions. The lack of formal 
design guidelines currently leaves the Commission with no authority to reject projects based 
on aesthetics or diminished quality unaligned with city standards.  
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Discussion of proposed standards 
The Commission discussed specific standards in the draft language.  
• Should entrances always be required on the front façade? Certain commercial 

developments were built around the concept that people entered from a rear parking lot, 
after entering the site. Certain small offices also had entrances facing inward, away from the 
street. While street entrances aligned with the Master Plan goal of creating a walkable city, 
the standards should acknowledge those times when it was appropriate not to have 
entrances facing the street. 

• Fenestration requirements could be refined to better reflect the needs and of the business 
community and not apply blanket requirements without taking into account  variations of 
design.   

• Considerations were raised regarding how to apply the standards to industrial and 
warehouse buildings. While industrial properties were generally exempt—except where 
fronting major thoroughfares—discussion centered on balancing aesthetic expectations 
with the functional nature of such structures. Even utilitarian uses, such as storage facilities, 
can meet design standards creatively through use of varied forms and treatments. 

 
Summary 
There was general—though not unanimous—support for developing design guidelines or 
standards. This support was tempered by concerns about over-regulation, subjectivity, and 
enforceability. 
 
One perspective emphasized the need for the city to remain attractive to investment. Overly 
restrictive regulations could deter developers, potentially reducing opportunities to expand the 
tax base and fund essential public services. 
 
The alternative viewpoint argued that the proposed standards were not excessively prescriptive 
but aimed to establish development accountability. The standards seek to prevent aesthetic 
decline, especially given that modern developers may not adhere to past standards of durability 
and aesthetics. 
 
Moving forward 
The consultants will incorporate tonight’s discussion in the draft design standards language. 

 
PUBLIC COMMENT 
None. 
 
COMMISSIONER COMMENTS 
None. 

 
ADJOURNMENT 
MOTION by Brickner, support by Grant, to adjourn. 
Motion carried unanimously by voice vote. 
 
The meeting adjourned at 7:22pm. 
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Respectfully Submitted, 
Kristen Aspinall 
Planning Commission Secretary      Approved 04-17-2025 
 
 
/cem 



          Approved 06-19-2025  
          

CITY OF FARMINGTON HILLS 
PLANNING COMMISSION MEETING 

31555 W ELEVEN MILE ROAD 
FARMINGTON HILLS, MICHIGAN 

MAY 15, 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, Stimson, Trafelet, Varga, 

Ware 
 
Commissioners Absent:  None  
 
Others Present:  City Planner Perdonik, Staff Planner II Mulville-Friel, Staff Engineer 

Sonck, Planning Consultants Tangari and Upfal (Giffels Webster), City 
Attorney Schultz 

 
APPROVAL OF THE AGENDA  
MOTION by Countegan, support by Stimson, to approve the agenda as published. 
Motion passed unanimously by voice vote. 
 
PUBLIC HEARING 
 
A.  PLANNED UNIT DEVELOPMENT PLAN 1, 2025 
 LOCATION:    29150 Twelve Mile Road 
 PARCEL I.D.:   22-23-12-376-035 

PROPOSAL:  Construction of multiple-family dwelling units within RA-1A One 
Family Residential District 

 ACTION REQUESTED:  Recommendation to City Council 
 APPLICANT:   Steven Schafer 
 OWNER:    Mike H. Yousif 
 

Applicant presentation 
Aaron Schafer, Spencer Schafer, and Steven Schafer were present on behalf of this PUD request. 
 
Aaron Schafer introduced the project, noting the intent to build a premier for-sale townhouse 
community targeting first-time homebuyers, professionals, and active adults. The 4.55-acre site is 
zoned RA-1A and is situated in a transition location between intense uses to the west and low-
density neighborhoods to the east. The plan includes 28 townhome units for a density of 6.15 units 
per acre; the density aligns with RC-1/RC-2 range depending on bedroom selection. 
 
Neighborhood outreach:  
The applicants engaged with neighboring HOAs and residents:  

• Wood Creek Civic Association submitted a letter of support, which Mr. Schafer read into the 
record, and which is included in tonight’s packet. 
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• AIM High School agreed to emergency drive access with a Knox box.  
• Mr. Levy (eastern neighbor) requested a deeper setback and evergreen trees, both of which 

were incorporated in the plans. 
• Timbercrest and Greencastle HOAs were introduced to the plan; follow-up is pending 

 
Traffic, Access, and Site Plan Revisions: 
The applicant’s traffic study indicated no further improvements were needed after recent 12 Mile 
Road upgrades (a dedicated left turn lane from Inkster to Middlebelt Road). Secondary access to 
AIM Academy is included for emergency use only. The revised site layout increases the northern 
setback 57-61 feet, for a total of roughly 217–221 feet,  and boosts open space to 62.8%. All building 
setbacks were increased, with the exception of the eastern building along the frontage road, which 
decreased to approximately 14–15 feet.  

 
Site Features and Engineering: 
Two townhouse layouts are proposed: 24' wide interior units and 28' wide end units. Some rear-
facing northern buildings include basements. The building height is 26'6", under ordinance limits.  
 
Additional evergreens and screening plantings have been added, particularly along the eastern 
property line near the Levy residence. Pebble Creek will be stabilized, with erosion control provided 
and debris removed. Extensive screening is also planned around the stormwater basin and the 
Pebble Creek topography. Landscaping along the 12 Mile frontage and near AIM Academy is 
designed to enhance site aesthetics and neighbor buffering. 

 
In order to preserve open space, no internal sidewalks are planned, although the applicants were 
open to discussing this further. Lighting will be provided by garage-mounted photocell fixtures that 
operate from dusk to dawn. Waste collection will be curbside. Room count ranges from 96–112 
based on buyer options. Relief for lot coverage (approx. 2%) will be sought through the PUD process. 
 
A 10-foot-wide maintenance path is proposed to access the stormwater basin, which may include 
bench seating, although the area would not be ADA accessible. An updated tree inventory has been 
submitted. In response to engineering comments, the applicant proposes a future access easement 
to the east instead of a permanent road stub. Fencing around the basin remains under review and 
may be added. 
 
Visuals were presented for both four-plex and five-plex units. Northern units backing to the creek 
will have three-story elevations due to walk-out basements; units elsewhere will be two stories and 
slab-on-grade. Renderings also included modern, open-plan interiors and layouts for both four-plex 
and five-plex models. 
 
The applicants were seeking relief from lot coverage standards,  from 35% to 37.2%. 
 
Commission questions and comments 
Commissioner Mantey cautioned against excessive clearing of Pebble Creek, warning it could 
worsen erosion, and recommended allowing the stream to meander naturally unless a thorough 
evaluation suggests otherwise. 
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Commissioner Grant questioned why the applicant had not provided feedback from the Timbercrest 
and Greencastle subdivisions, as they had for Wood Creek and AIM Academy. Mr. Schafer 
responded that while plans were shared with both HOAs, formal meetings were deferred until after 
receiving Planning Commission approval. He emphasized their intention to engage those 
communities further if the project moved forward.  
 
Planning Consultant Review 
Planning Consultant Tangari summarized his April 1, 2025 memorandum. He reiterated that the plan 
is for 28 units on a 4.55-acre parcel. The site is zoned RA-1A, with RA-2 to the south. The Planning 
Commission had granted PUD qualification at their October 17, 2024 meeting based on criteria of 
Section 34-3-20.2.E.i, ii, iii, and iv. The applicant has submitted the information necessary for final 
PUD determination but has not yet submitted for full site plan review. 

 
Planning Consultant Tangari reviewed the potential density range, noting that the projected 96 to 
112 rooms would span densities permissible in both RC-1 and RC-2 districts. If room counts remain 
under 105, the project aligns with RC-1 density; if higher, it falls within RC-2 density. He confirmed 
that the applicant’s open space figure of 62.8% implies a 37.2% lot coverage, slightly exceeding the 
35% maximum allowed in RA-1A. As already noted, this minor deviation would require relief as part 
of the PUD approval. 

 
While the applicant stated internal sidewalks were omitted to preserve setbacks and open space, 
they should be aware that City Council has required internal sidewalks in PUD developments where 
they have not been provided. 
 
Planning Consultant Tangari recommended addressing any tree-related relief requests now to avoid 
future noncompliance. 
 
Public comment 
Chair Trafelet opened the meeting to public comment. 
 
Don Payne, Westbrook Road, said he lives directly north of the proposed development.  He had no 
objections to the project itself but requested the installation of a permanent barrier, such as a 
fence, along the northern property line. His land along the property line has been intentionally left 
in a natural, undeveloped state, and with the introduction of 28 new units, he wished to avoid 
potential liability issues associated with residents or children entering his property. 
 
As no other public indicated they wished to speak, Chair Trafelet closed the public hearing and 
invited the applicant to speak to Mr. Payne’s concern. 
 
Mr. Schafer responded that they would consider the request for a barrier, although they preferred a 
natural landscaping buffer rather than a fence. He committed to working with Mr. Payne directly to 
reach a mutually acceptable solution.  
 
Mr. Earls of AIM Academy noted that a wall exists along the western boundary between the school 
and the project site, and a fence is located along the northern school property line. 
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MOTION by Brickner, support by Mantey, to RECOMMEND TO CITY COUNCIL that the application for 
approval of Planned Unit Development Plan 1, 2025, dated March 7, 2025, as revised, submitted by 
Steven Schafer, BE APPROVED, because the plans are consistent with the goals, objectives, and 
policies of the Master Plan and applicable provisions of the Planned Unit Development Option in 
Section 34-3.20 of the Zoning Ordinance, SUBJECT TO: 
 

1. Modifications of Zoning Ordinance requirements as identified in Giffels Webster’s April 1, 
2025, review; and 

2. The following conditions: 
A. All outstanding issues identified in Giffels Webster’s April 1, 2025, review shall be 

addressed to the reasonable satisfaction of the City Planner; 
B. All outstanding issues identified in the City Engineer’s March 26, 2025, interoffice 

correspondence shall be addressed to the reasonable satisfaction of the City Engineer; 
and 

C. All outstanding issues identified in the Fire Marshal’s March 25, 2025, interoffice 
correspondence shall be addressed to the reasonable satisfaction of the Fire Marshal.  

 
  And with the following further recommendation: 

• Deviation from the 35% maximum lot coverage to allow 37.2% lot coverage be 
granted. 

 
 Motion discussion: 

Commissioner Mantey expressed support for the motion but emphasized that several unresolved 
elements—such as riprap along the creek, fencing along the northern property line, and fencing 
around the detention basin—should be resolved in a manner that upholds the PUD’s core purpose 
of preserving open space and natural features. 
 
Roll call vote: 
Ayes - Aspinall, Brickner, Countegan, Grant, Mantey, Stimson, Trafelet, Varga, Ware 
Nays – None 
Motion passed 9-0. 

 
B.  AMEND PLANNED UNIT DEVELOPMENT PLAN 2, 2021, INCLUDING REVISED SITE PLAN 59-5-2022 
 LOCATION:    27400 Twelve Mile Road 
 PARCEL I.D.:   22-23-12-476-008 

PROPOSAL:  Construct site-built one-family detached dwelling units within RA-1B 
One Family Residential District 

 ACTION REQUESTED:  Recommendation to City Council 
 APPLICANT:   Robertson Brothers Homes 
 OWNER:    Evangelical Homes of Michigan 
 
 Presentation by applicant 

Tim Loughrin of Robertson Brothers Homes was present on behalf of this application for PUD 
Amendment. 
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The amendment includes replacing a previously removed roadway with one additional detached 
condominium unit, increasing the total from 75 to 76 units as shown. The removal of the roadway 
was approved by City Council on March 3, 2025, after determining that a secondary access point 
was not needed. The proposed change would not alter any other aspects of the plan, including open 
space, density, or site layout.  
 
Overall, the units were age-targeted housing to support aging residents wishing to remain in the 
community and to create housing turnover for younger families. Traffic and utility impacts were 
significantly lower than standard single-family housing, and the proposed change had no 
measurable effect. 
 
The plan retains the chapel as part of the community’s historic preservation goals and includes 
approximately 40% open space. Engineering plans are nearly finalized,  and the developer is ready to 
move forward with demolition, grading, and closing on the site by the end of 2025. 
 
Commissioner Brickner supported the project and welcomed progress on this long-vacant site. He 
acknowledged the site’s long history of redevelopment proposals and pointed out that 
environmental issues, including solvent contamination and asbestos, will be discussed further by the 
Brownfield Redevelopment Authority.  
 
Mr. Loughrin confirmed their commitment to the project, noting that final engineering plans are 
ready to be submitted and cleanup efforts around the chapel are already underway. 
 
Planning Consultant Tangari summarized his April 9, 2025 review memorandum, confirming that the 
only change to the plan was the addition of one unit and stating that this change had no meaningful 
impact on density or site calculations. The density metrics remained unchanged due to rounding and 
did not require adjustments. 
 
In response to a question from Commissioner Grant regarding the nearby community in Southfield 
named Villas of Pebble Creek, Mr. Loughrin said that no official designation or recording for that 
name could be found. 
 
Chair Trafelet opened the public hearing. No members of the public came forward to speak, Chair 
Trafelet closed the public hearing and brought the matter back to the Commission. 
 
MOTION by Countegan, support by Aspinall, to RECOMMEND TO CITY COUNCIL that the 
applications to amend Planned Unit Development Plan 2, 2021 and revised Site Plan 59-5-2022, 
both dated March 14, 2025, as revised, submitted by Robertson Brothers Homes, BE APPROVED, 
because the plans are consistent with the goals, objectives, and policies of the Master Plan and 
applicable provisions of the Planned Unit Development Option in Section 34-3.20 of the Zoning 
Ordinance, SUBJECT TO: 

 
1. Modifications of Zoning Ordinance requirements as identified in Giffels Webster’s April 9, 

2025, review; and 
2. The following conditions: 

1) All outstanding issues identified in Giffels Webster’s April 9, 2025, review shall be 
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addressed to the reasonable satisfaction of the City Planner; 
2) All outstanding issues identified in the City Engineer’s November 12, 2024, and 

February 26, 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 April 8, 2025, interoffice 
correspondence shall be addressed to the reasonable satisfaction of the Fire Marshal.  
 

 Motion passed unanimously by voice vote. 
 
C.  SPECIAL APPROVAL 50-1-2025 
 LOCATION:    29615 Nine Mile Road 
 PARCEL I.D.:   22-23-35-226-003 
 PROPOSAL:  Construct multiple-tenant commercial building within B-3 General 

Business District 
 ACTION REQUESTED:  Special approval 
 APPLICANT:   Pinnacle Car Wash LLC 
 OWNER:    Pinnacle Car Wash LLC 
 

Applicant presentation 
Mr. Greg Bono, PEA Group, representing the applicant, presented the proposal to construct a 6,086 
square foot multi-tenant commercial building at 29615 Nine Mile Road. The building would include 
three lease spaces, one of which would house a drive-through use, such as a coffee shop or casual 
restaurant. An outdoor seating area is also planned. Mr. Bono stated that while the plan 
accommodates shared access with the western adjacent property, a similar connection to the east 
was not included due to the number of parking spaces that would be lost. Minor comments from 
the planning consultant had been received and would be addressed. 
 
Planning Consultant review 
Planning Consultant Tangari summarized his April 22, 2025 review memorandum, noting that the 
proposed drive-through triggered the special land use review. The site, zoned B-3, includes one two-
way driveway onto Nine Mile Road and one-way connections (inbound and outbound) to the 
adjacent property to the west, which is also owned by the applicant. No buildings currently exist on 
the site. A utility line running through the center of the lot would require relocation. The applicant 
should clarify building height and rooftop screening. Comments also addressed the need to remove 
the word 'approximately' from the outdoor seating note (there are six outdoor seating spaces), 
confirm the hedge for parking lot screening, and revision of minor items relating to lighting and 
parapet details. 
 
Public comment 
Chair Trafelet opened the public hearing. As no public indicated they wished to speak, Chair Trafelet 
closed the public hearing and brought the matter back to the Commission. 

. 
Commission action 
Commissioner Mantey expressed general opposition to drive-throughs but noted that the proposed 
location was reasonable and the outdoor seating location was properly separated from the drive-
through queuing line, avoiding exposure to vehicle exhaust. 
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MOTION by Brickner, support by Countegan, that  the application for Special Approval 50-1-2025, 
dated January 31, 2025, as revised, submitted by Pinnacle Car Wash, LLC, 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. 

 
Motion passed unanimously by voice vote. 
 
MOTION by Countegan, support by Brickner, that the application for Site Plan Approval 50-1-2025, 
dated January 31, 2025, submitted by Pinnacle Car Wash, LLC, 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 April 17, 2025, review shall be addressed 

to the reasonable satisfaction of the City Planner; 
2) All outstanding issues identified in the City Engineer’s April 17, 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 April 8, 2025, interoffice correspondence 

shall be addressed to the reasonable satisfaction of the Fire Marshal 
 
Motion passed unanimously by voice vote. 

 
D.  SPECIAL APPROVAL 55-4-2025 
 LOCATION:    24300 Drake Road 
 PARCEL I.D.:   22-23-21-351-032 
 PROPOSAL:  Use subject property for temporary aggregate yard within B-3 General 

Business District 
 ACTION REQUESTED:  Special approval 
 APPLICANT:   Consumers Energy/ Amy Gilpin, permit agent 
 OWNER:    Box Office Theaters LLC 
 

Applicant presentation 
Amy Gilpin, permit agent for Consumers Energy, introduced this request for a temporary aggregate 
yard at 24300 Drake Road to support ongoing gas main replacement projects. The yard would store 
only aggregate material and a backhoe, with no personnel stationed on site. Operations would occur 
Monday through Saturday, 7:00 a.m. to 6:00 p.m., with an estimated 10 truck loads per day. Trucks 
would enter and exit from the middle driveway, and Consumers Energy would block access from the 
south driveway to control movement on the site. The temporary use is proposed through December 
31, 2025. 
 
Joe Taylor, gas construction supervisor, explained the location was selected to improve operational 
efficiency and reduce impacts on residential neighborhoods. Current operations are based in 
Livonia, and this local yard would shorten transport distances and minimize disruption to the public. 
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Commission Discussion 
Commissioner Mantey raised concerns about dust control due to prior complaints from similar 
temporary uses at this location.  He emphasized the area is densely populated and includes 
residents who frequently walk outdoors. The applicant agreed to take necessary dust mitigation 
steps, including active monitoring and use of water trucks or other dust suppression methods as 
needed. 
 
Chair Trafelet also raised concerns regarding early noise from diesel engines. Mr. Taylor clarified 
that although workers begin their day at 6:30 a.m., actual truck movement and site activity would 
not commence until 7:30–8:00 a.m. Discussion focused on setting clear limits on operational hours 
and duration.   
 
Planning Consultant Tangari confirmed that hours of operation and duration can be set as 
conditions. He also recommended clarifying circulation on site, particularly limiting access from the 
south and ensuring no mixing of truck traffic with unrelated off-road users. Access via a gate on the 
north side was discussed but was not part of the applicant’s parcel. 

 
Commissioner Mantey suggested that similar operations in the future should be directed to more 
suitable locations, such as the large parking area at OCC, which is isolated and generates fewer 
residential impacts.  

 
Mr. Taylor explained that gravel trucks can damage finished parking lots, making vacant dirt lots 
preferable. 

 
Commissioner Grant asked about Saturday operations. Mr. Taylor stated that, for now, work is 
scheduled for alternating Saturdays in June, with future plans dependent on company scheduling.  
 
Public hearing 
Chair Trafelet opened the public hearing. 
A letter from RS Grand River LLC, authored by Anthony Rhea, expressing concern about cross-traffic 
through adjacent property, would be entered into the record. 

 
No public indicated they wished to speak, and Chair Trafelet closed the public hearing and brought 
the matter back to the Commission for discussion and/or a motion. 

 
MOTION BY Countegan, support by Varga, that Application for Special Approval 55-4-2025, dated 
April 22, 2025, as revised, submitted by Consumers Energy/Amy Gilpin, permit agent, BE APPROVED, 
SUBJECT TO all applicable provisions of the Zoning Chapter, and subject to the approval being as 
requested by Consumers Energy in their May 5, 2025 letter, with the activities concluding by December 
31, 2025, and with the condition that there should be stringent dust control, 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 
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5. The use will not be detrimental to the safety or convenience of vehicular or pedestrian traffic. 
 
 MOTION passed by voice vote 8-1 (Mantey opposed) 
 

Commissioner Mantey said that future proposals of this nature should be required to present 
alternative locations and rationale. Commissioner Countegan responded that the Commission’s role 
is to evaluate requests as submitted, ensuring compliance and encouraging good neighbor practices. 

 
REGULAR MEETING 
A. LOT SPLIT 1, 2025 (FINAL) 
 LOCATION:    30749 Grand River Avenue 
 PARCEL I.D.:   22-23-35-105-027 
 PROPOSAL:   Split one (1) lot into two (2) lots within B-3 General Business District 
 ACTION REQUESTED:  Lot split approval (final) 
 APPLICANT:   Fun Way Real Estate LLC 
 OWNER:    Fun Way Real Estate LLC 
 

Planning Consultant review 
Planning Consultant Tangari introduced the proposed lot split at the northeast corner of the Fun 
Way complex, involving a previously approved but unfinalized split. The request is to create two 
parcels: a 5.4-acre parcel retaining the recreational use, and a 0.26-acre parcel containing an 
existing daycare. Both parcels are accessed from Grand River Avenue, and the smaller parcel is self-
contained with no cross-access to the larger lot. 
 
The dimensional standards of the B-3 district would be met by existing development on both 
parcels. While there were no marked parking spaces visible on the smaller parcel, the split would 
not alter current site conditions.  
 
The applicant’s representative Jim Allen was present to answer questions. 
 
Commission discussion and action 
After clarifying parcel identification and legal descriptions, the following motions was offered:  

 
MOTION by Aspinall, support by Stimson, that application for Lot Split 1, 2025 (Final), dated January 
23, 2025, as revised, submitted by Fun Way Real Estate, LLC, BE APPROVED, because it appears to meet 
the applicable provisions of Chapter 34, “Zoning,” and Chapter 27, “Subdivision of Land,” of the City 
Code and will result in land parcels generally compatible with surrounding parcels in the vicinity; and 
that the City Assessor be so notified. 
 
Motion passed unanimously by voice vote. 

 
B.  LOT SPLIT 2, 2025 (FINAL) (PUD 6, 1993) 
 LOCATION:    27614 Middlebelt Road 
 PARCEL I.D.:   22-23-13-101-003 
 PROPOSAL:   Split one (1) lot into two (2) lots within OS-1 Office Service District 
 ACTION REQUESTED:  Lot split approval (final) 
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 APPLICANT:   Jacob Khotoveli 
 OWNER:    Merchants Marketplace LLC 

Planning Consultant review 
Planning Consultant Upfal introduced the request, noting that the lot is part of an existing Planned 
Unit Development (PUD 6, 1993) that includes a shopping center and a residential component. The 
proposed split concerns an outlot area previously reviewed by the Planning Commission in 2023 and 
2024 for a drive-through application, which has since been withdrawn. The request involves dividing 
a 7.5-acre parcel into two lots: 6.8 acres and 0.655 acres. The lots meet dimensional requirements.  
It appeared that only a minor PUD amendment is required; this should be confirmed with the City 
Attorney.  
 
Commissioner Stimson asked about cross-access easements and parking agreements.  City Planner 
Perdonik noted those items will be addressed as part of the engineering review process prior to 
administrative approval and recording of the split. 
 
Dylan Kama, legal counsel for the applicant, confirmed that easement and other agreements were 
being finalized for execution.  

 
MOTION by Stimson, support by Ware, that application for Lot Split 2, 2025 (Final), dated March 13, 
2025, as revised, submitted by Jacob Khotoveli, BE APPROVED, because it appears to meet the 
applicable provisions of Chapter 34, “Zoning,” and Chapter 27, “Subdivision of Land,” of the City Code 
and will result in land parcels generally compatible with surrounding parcels in the vicinity; and that 
the City Assessor be so notified. 
 
Motion passed unanimously by voice vote. 

 
C.  SITE PLAN 58-9-2024 
 LOCATION:    29510 Orchard Lake Road 
 PARCEL I.D.:   22-23-02-351-005 
 PROPOSAL:   Redevelop gasoline service station within B-3 General Business District 
 ACTION REQUESTED:  Site plan approval 
 APPLICANT:   Fadi Naserdean 
 OWNER:    Fadi Naserdean 
 

Planning Consultant review 
Referencing the April 17, 2025 review memorandum, Planning Consultant Upfal explained that the 
applicant is seeking to expand an existing gas station and convenience store by reconfiguring pump 
islands and upgrading the canopy. The site currently includes four fueling positions under a canopy 
and two uncovered diesel pumps; the new layout would place all fueling positions under the 
canopy, increasing efficiency and circulation. However, the proposed canopy and drive aisles do not 
meet required setback and dimensional standards, including insufficient distances for maneuvering 
lanes and parking space clearances. Additional concerns include insufficient fenestration 
percentages (60% required on any façade facing a pump island, 35% provided as an existing 
condition), and discrepancies in photometric plans. All outstanding issues are listed on pages 2-3 of 
the review letter.  The applicant intends to seek variances where necessary.  
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Staff recommends that approval should not proceed unless variances are granted or the plan is 
revised to comply with ordinance standards. 
 
City Attorney Schultz noted the Commission could alternatively conditionally approve the plan 
subject to ZBA variance approval.  

 
Applicant presentation 
Alex Raichouni, MA Designer Group, was present on behalf of this application for site plan approval. 
Owner Fadi Naserdean was also present. 
 
Mr. Raichouni stated the building had already been renovated with permits. He described efforts to 
enhance the property’s appearance and performance, including new landscaping and wall features, 
reduced curb cuts, and compliance with city requirements. He compared this project favorably to 
neighboring gas stations and asserted that the proposed layout would improve operational 
efficiency. 
 
Mr. Raichouni further explained the rationale for the canopy redesign, emphasizing that the 
proposed changes would enhance circulation, aesthetics, and business viability. He acknowledged 
minor plan discrepancies, including employee parking spaces that would be eliminated in 
compliance with staff recommendations. They will resolve photometric discrepancies and ensure 
alignment between site and landscape plans. 
 
Commissioner Countegan inquired about the status of the building permit and certificate of 
occupancy . Mr. Naserdean confirmed that final inspections were scheduled and that the building 
work was nearly complete.   
 
City Planner Perdonik explained that the proposed canopy modifications triggered Planning 
Commission review due to new dimensional nonconformities, including maneuvering and setback 
violations, that were not previously present. 
 
Commission discussion acknowledged the applicant’s substantial investment and intent to improve 
the property. However, the modifications required variances due to noncompliance with current 
zoning standards. Staff affirmed that the building could continue under existing conditions without 
Planning Commission approval if the canopy and pump layout remained unchanged. Proposed 
improvements must either be brought into compliance or proceed to the Zoning Board of Appeals 
(ZBA) for variances.  
 
Commissioner Countegan acknowledged the challenges of redeveloping older sites under modern 
ordinance standards. He expressed support for the applicant’s investment in upgrading the property 
and noted that while the dimensional standards were not fully met, the project represents a visual 
and functional improvement. He encouraged the applicant to proceed to the Zoning Board of 
Appeals (ZBA) to request variances where necessary. 
 
MOTION by Countegan, support by Aspinall, that the application for Site Plan Approval 58-9-2024, 
dated September 13, 2024, as revised, submitted by Fadi Naserdean, BE APPROVED, because it appears 
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to meet all applicable requirements of the Zoning Chapter, SUBJECT TO THE FOLLOWING CONDITONS: 
1) All outstanding issues identified in Giffels Webster’s April 17, 2025, review shall be addressed 

to the reasonable satisfaction of the City Planner; 
2) All outstanding issues identified in the City Engineer’s April 17, 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 April 8, 2025, interoffice correspondence 

shall be addressed to the reasonable satisfaction of the Fire Marshal. 
4) That city staff identify for the applicant all zoning deficiencies that require variance relief, 

and that all such variances be formally requested before the Zoning Board of Appeals. This 
site plan approval shall be contingent upon the Zoning Board of Appeals granting all 
required variances.  

 
Motion passed unanimously by voice vote. 

 
D.  ZONING TEXT AMENDMENT 5, 2024 
 CHAPTER OF CODE:   34, Zoning Ordinance 
 PROPOSED AMENDMENT:  Add design standards 
 ACTION REQUESTED:  Set for public hearing 
 SECTION:    Article 5.0 (new section) 
 

After brief discussion, the following motion was offered: 
 
MOTION by Mantey, support by Varga, that draft Zoning Text Amendment 5, 2024, BE SET FOR 
PUBLIC HEARING for the Planning Commission’s next available regular meeting agenda.  
 
Motion passed unanimously by voice vote. 

 
APPROVAL OF MINUTES  April 17, 2025, Regular and Special Meetings 
 

MOTION by Varga, support by Grant, to approve the April 17, 2025 Regular and Special Meeting 
minutes as submitted. 
Motion passed unanimously by voice vote. 
 
PUBLIC COMMENT 
None 
 
COMMISSIONER/STAFF COMMENTS 
City Planner Perdonik introduced new Staff Planner II Diane Mulville-Friel. 
 
ADJOURNMENT 

The meeting was adjourned at 9:42 pm. 
 
Respectfully submitted, 
Kristen Aspinall,  
Planning Commission Secretary 



          Approved 07-17-2025 
         

CITY OF FARMINGTON HILLS 
PLANNING COMMISSION MEETING 

31555 W ELEVEN MILE ROAD 
FARMINGTON HILLS, MICHIGAN 

JUNE 19, 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:  Brickner, Countegan, Mantey, Stimson, Trafelet, Varga, Ware 
 
Commissioners Absent:  Aspinall, Grant  
 
Others Present:  Staff Planner II Mulville-Friel, Planning Consultant Upfal (Giffels 

Webster), City Attorney Schultz 
 
APPROVAL OF THE AGENDA  
MOTION by Countegan, support by Mantey, to approve the agenda as published. 
Motion passed unanimously by voice vote. 
 
PUBLIC HEARING 
A.  ZONING TEXT AMENDMENT 5, 2024 
 CHAPTER OF CODE:  34, Zoning Ordinance 
 PROPOSED AMENDMENT:  Add design standards 
 ACTION REQUESTED:  Recommendation to City Council 
 SECTION:     new Section 34-5.20 
 
Planning Consultant Upfal introduced the proposed amendment to add design standards to the Zoning 
Ordinance, noting that this topic had been discussed and reviewed in two prior study sessions. The 
objective of the amendment is to establish a baseline for building quality and appearance, emphasizing 
durability, maintainability, and consistency with the City's aesthetic vision, while balancing flexibility for 
developers. 
 
Key elements of the proposed standards include: 
• Applicability: Applies to all new construction. For expansions, applies only when there is a 50% or 

greater increase in floor area or indoor seating capacity, and only to facades facing or oriented 
toward a public right-of-way. Single and two-family dwellings are exempt, and in LI-1 zoning 
districts, the standards apply only on major thoroughfares. 

• Building Materials: Specifies permitted primary and accent materials. At least 60% of the facade 
must use primary materials. This threshold is considered flexible compared to requirements in other 
communities. 

• Waivers: The Planning Commission may grant waivers to the building material requirements if the 
two defined findings in 4.g. are met.  

• Architectural Scaling: Prohibits blank facades and requires variation and articulation on visible 
facades facing public rights-of-way.  
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• Roof Standards: Flat roofs must include parapets to conceal HVAC equipment; pitched roofs must 

meet slope requirements, with waivers available. Rooftop patios/terraces on buildings three stories 
or more are prohibited in the rear 35% of lot depth. 

• Fenestration: Specifies minimum ground and upper floor fenestration for buildings facing major 
thoroughfares and other public rights-of-way, with exceptions for uses requiring privacy. 

• Entrances: Removes the mandate for front-facing entrances, instead requiring defined entrance 
features. 

 
Commission discussion: 
Discussion included the following key points and questions: 
• One intent of the proposed design standards is to discourage poor-quality, low-cost construction, 

ensuring a baseline level of architectural integrity and material durability. 
• Commissioners were concerned as to whether developers or the Chamber of Commerce had been 

notified of tonight’s public hearing. In any event, community stakeholders should be notified before 
this amendment is presented to City Council. 

• The draft referenced the “Zoning Administrator” as someone who reviews building facades, but the 
City does not use this title. The designation will be updated to “City Planner.” 

• It was suggested that 4.c. be edited to read: “. . . labeled on the proposed building elevation plans.” 
• Site plan informational requirements might need to be updated to require elevation drawings. 
• A request was made to add a provision allowing additions to existing buildings to use the same 

materials as the original structure. Planning Consultant Upfal explained that the current draft 
requires full facade compliance if expansion exceeds 50%. Discussion focused on whether requiring 
such full compliance discourages redevelopment. Concerns were raised about forcing developers to 
update entire facades when expanding a building slightly beyond 50%. It was suggested that such 
strict compliance requirements might prevent some redevelopment or discourage reasonable 
building expansions. 

• Planning Consultant Upfal clarified that additions under 50% are exempt from the standards, but 
that additions exceeding 50% must bring the entire visible facade into compliance. Commissioners 
debated the merits of adding an exception that would allow existing materials to be reused on 
expansions for design continuity. 

• City Attorney Schultz pointed out that the ordinance intentionally requires buildings undergoing 
expansions over 50% to bring the visible facade into compliance with new standards. This was 
designed to improve outdated or lower-quality construction. For expansions under 50%, only the 
new or modified elements must comply. Additionally, the ordinance includes a general waiver 
provision that allows flexibility when existing materials may still be appropriate. 

• Questions were raised about whether the requirement for parapets to screen rooftop mechanical 
units is redundant, as existing ordinances already require such screening. Planning Consultant Upfal 
suggested eliminating that requirement, but retaining the requirement that limited parapet height 
to one third of the height of the supporting wall (6.a.i.).  

• A broader concern was raised about the assumption that using preferred materials would prevent 
blight. Even buildings made with approved materials can become eyesores if poorly maintained, 
while other materials might still result in attractive, well-kept buildings. 

• Commissioner Countegan was concerned about placing financial strain on small businesses seeking 
to invest in modest improvements. He argued that cost-effective, code-compliant materials should 
remain an option, and that inflexible requirements might deter reinvestment. 
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• City Attorney Schultz reiterated that the waiver provision exists specifically to address concerns 

about high costs for required materials during redevelopment or renovation. 
• There appeared to be consensus that the Commission should retain case-by-case discretion through 

the waiver process rather than creating an automatic exemption. It was up to developers to provide 
financial or practical reasoning in support of waiver requests. 

• A final concern was that routine maintenance projects could inadvertently trigger the ordinance's 
requirements if more than 50% of the facade was affected. It was pointed out that any project that 
involved more than 50% of a façade would constitute a significant investment and would likely not 
be considered basic maintenance. 

• Commissioner Brickner suggested revising 8.e. to include “exterior artwork” as an encouraged 
entryway feature.  

 
Chair Trafelet opened the public hearing. As no public was present, Chair Trafelet closed the public 
hearing and brought the matter back to the Commission for further discussion and/or a motion. 
 
MOTION by Mantey, support by Stimson, to recommend approval of Zoning Text Amendment No. 5-
2024 to City Council, with the following revisions: 
• Section 4.c.: “All building materials and colors shall be clearly labeled on the proposed building 

elevation plans.” 
• Section 4.d: Replace “Zoning Administrator” with “City Planner.” 
• Section 6.a.i.: Eliminate first sentence. 
• Section 8.e.: Add “exterior artwork” after “benches” in the list of entryway feature examples. 
 
Motion passed unanimously by voice vote. 
 
REGULAR MEETING 
No items. 
 
APPROVAL OF MINUTES  May 15, 2025, Regular and Special Meetings 
 

MOTION by Brickner, support by Ware, to approve the May 15, 2025 Regular and Special Meeting 
minutes as submitted. 
Motion passed unanimously by voice vote. 
 
PUBLIC COMMENT 
None 
 
COMMISSIONER/STAFF COMMENTS 
Commissioner Brickner spoke regarding the ongoing construction on Orchard Lake Road between 12 
and 13 Mile Roads. 
 
ADJOURNMENT 

MOTION by Ware, support by Brickner, to adjourn the meeting. 
Motion passed unanimously by voice vote. 
 



City of Farmington Hills  Approved 07-17-2025       
Planning Commission Meeting 
June 19, 2025 
Page 4 
 
The meeting ended at 8:05pm. 
 
Respectfully submitted, 
Kristen Aspinall,  
Planning Commission Secretary 
 



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






 
 

PROCLAMATION 
Recognizing Jim Cubera 

On the Occasion of his Retirement 
August 29, 2025 

 

WHEREAS, Jim Cubera, a pillar of the City of Farmington Hills Public Services team 
and the longest serving City employee to date, will retire at the end of 
August 2025, having served the community for more than 48 years; and, 

 
WHEREAS, Jim began his career with the City in May 1977, after graduating from the 

University of Detroit, and quickly established himself as a trusted expert 
and valued contributor to the Department of Public Services, Engineering 
Division, most recently serving as City engineer; and, 

 
WHEREAS,  Jim earned a master’s in business administration, became a licensed 

Professional Engineer, and earned numerous awards in recognition of his 
commitment to excellence in civil engineering and public service; and, 

 
WHEREAS, Throughout nearly half a century of service, Jim played a pivotal role in 

shaping the infrastructure in Farmington Hills, from converting dirt roads 
to pavement and designing sanitary sewer systems, to major 
improvements, including the Halsted Road drainage project and the 
Twelve Mile Road boulevard; and, 

 
WHEREAS, Jim’s technical knowledge was matched by his appreciation for teamwork, 

and he consistently valued the contributions of his fellow engineers, 
inspectors and office staff, who helped bring projects to life; and, 

 
WHEREAS,  Jim’s mentorship and guidance were essential to the professional 

development of many colleagues, yet he remained committed to learning 
new methods and technologies throughout his career, always striving to 
make Farmington Hills the best City in the state; and, 

 
WHEREAS,  The City evolved from rural farmland to a dynamic municipality, Jim’s 

personal and professional growth mirrored that transformation, supported 
every step of the way by his loving wife, Mary K, their three children and 
five grandchildren. 

 
NOW, THEREFORE, I, Theresa Rich, Mayor of the City of Farmington Hills, on behalf of the City 
Council, do hereby recognize Jim Cubera and thank him for his tireless service, which has had a 
profound impact on the City of Farmington Hills. After an exceptional 48-year career, we wish 
him all the best in his well-deserved retirement.   
 
 

 
            Theresa Rich, Mayor 



 

 
PROCLAMATION 

Ovarian Cancer Awareness Month 
September 2025 

 
WHEREAS, Ovarian Cancer Awareness Month serves as an important time to 

recognize the strength and resilience of those affected by ovarian 
cancer, honor the lives lost, and support ongoing efforts to improve 
prevention, detection, and treatment; and, 

 
WHEREAS, Ovarian cancer is often called a “silent disease” because symptoms can 

be subtle and easily overlooked, yet increased awareness and 
education can lead to earlier diagnoses and better outcomes; and, 

 
WHEREAS, advances in research, innovation in treatment, and the dedication of 

healthcare professionals, survivors, and advocates continue to bring 
hope to women and families across the nation; and, 

 
WHEREAS, we stand in solidarity with all those impacted by ovarian cancer and 

affirm the importance of raising awareness, early detection efforts, 
and the necessity of research that will bring us closer to a cure; and, 

 
WHEREAS,  by increasing understanding, we strengthen the community’s ability to 

respond to ovarian cancer with compassion and informed action; and, 
 
WHEREAS,  Farmington Hills residents may benefit from access to quality health 

care resources close to home, supporting early detection, treatment, 
and ongoing care with trusted health care providers in the community. 

 
NOW, THEREFORE, BE IT RESOLVED that I, Theresa Rich, Mayor of the City of Farmington 
Hills, on behalf of the City Council, do hereby proclaim September 2025 as Ovarian Cancer 
Awareness Month in Farmington Hills and encourage community members to unite in 
support, advocacy, and compassion for those affected by ovarian cancer and to support 
early detection efforts.   
     

 

 
            Theresa Rich, Mayor 

 













































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

July 22, 2025 

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

PUD Review 
Case: PUD 2, 2024/56-8-2024 
Site: 29845, 29905, 29915, 30005, 30115 W 13 Mile  

(Parcel IDs 22-23-11-201-001, -002, -004, -005, -006, -020, -021) 
Applicant: Schafer Development, LLC 
Application Date: Plans revised 7/15/25 
Zoning:  RA-1 One Family Residential District (20,000 square feet) 

We have completed a review of the application for final PUD approval referenced above and a summary 
of our findings is below. Items in bold require specific action by the Applicant.  Items in italics can be 
addressed administratively.  Highlighted text is changed from the last review. 

Received August 7, 2025



Date: July 22, 2025 
Project: 13 Mile Rd – PUD 2, 2024 

Page:  2 
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SUMMARY OF FINDINGS  
 
Existing Conditions 
 
1. Zoning. The site is currently zoned RA-1. 

2. Existing site.  The site is 12.04 acres over seven parcels and there are three houses present. The site 
has no wetlands or other notable natural features apart from trees, which are especially dense in 
the southern portion of the property.     

3. Adjacent Properties.  

Direction Zoning Land Use 
North  RA-1 Single family homes 
RA-1 RA-1 Single family homes 
South RA-1 Single family homes 
West RC-1 Baptist Manor 

4. Site configuration and access.  The site is proposed to be accessed from two driveways to 13 Mile 
Rd.  

 
Project Summary 
The applicant proposes a two-fold development under two names: The Tabernacle (6.06 acres) and 
Mulberry Park (5.98 acres).  
The Tabernacle consists of nine buildings with a total of 33 31 units of single-story attached ranch 
homes. The community will be a 55+, age-restricted neighborhood and an extension of Baptist Manor to 
the west, which will manage the development. This corresponds to the four westernmost existing 
parcels. 
Mulberry Park consists of nine buildings with 34 32 units of attached, two-story, 3-bedroom 
townhouses. These townhouses are for sale and the development will be managed by a property 
association. This corresponds to the three easternmost existing parcels. 
Buildings in both developments are oriented toward a shared ring road with garages and driveways on 
the front façade. Structures are buffered from neighboring developments by a minimum 83.4-foot 
setback along the southern border, with a 67-foot greenbelt along 13 Mile Road.  
 
PUD Qualification 

At its meeting on April 18, 2024, the Planning Commission granted preliminary PUD qualification to this 
application with the following motion: 
 

MOTION by Brickner, support by Aspinall, to make a preliminary finding that PUD 1, 
2024, dated March 19th, 2024, submitted by Schafer Development LLC, qualifies for the 
Planned City of Farmington Hills Approved 05-16-2024 Planning Commission Meeting 
April 18, 2024 Page 13 Unit Development Option under Section 34-3.20.2.A through D. of 
the Zoning Chapter. It is further determined that the proposal meets at least one of the 
objectives as outlined in Section 34-3.20.2.E.i. through viii. and that it be made clear to the 
applicant that final granting of the PUD plan and contract requires approval by City Council, 
after recommendation by the Planning Commission, with the following finding and 
condition:  
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1. The proposed plan preliminarily meets the following qualification standards of Section 
34- 3-20-2.E.i through viii.: Standards i, iii, vii, viii  

2. The applicant shall include as part of their plans all the recommendations from the 
Giffels Webster review memorandum dated April 11, 2024.  

Motion passed unanimously by voice vote. 
 
This determination was made based upon the following: 
 
Criteria for qualifications. In order for a zoning lot to qualify for the Planned Unit Development option, 
the zoning lot shall either be located within an overlay district or other area designated in this chapter as 
qualifying for the PUD option, or it must be demonstrated that all of the following criteria will be met as 
to the zoning lot: 
 

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

requirements. Any permission given for any activity or building or use not normally permitted 
shall result in an improvement to the public health, safety and welfare in the area affected. 
The proposed use—townhouses—is not permitted in the RA-1 district. However, this proposed 
use may be considered as a deviation from the ordinance as a part of the PUD. Density is 
consistent with the RC-1 district.  
 

C. The PUD shall not be utilized in situations where the same land use objectives can be 
accomplished by the application of conventional zoning provisions or standards. Problems or 
constraints presented by applicable zoning provisions shall be identified in the PUD application. 
Asserted financial problems shall be substantiated with appraisals of the property as currently 
regulated and as proposed to be regulated. 
The applicant is proposing density consistent with the RC-1 district. The Planning Commission 
should note that the site was carried forward from the 2009 Master Plan as a "special residential 
planning area." During the current planning process, it has been recognized that the 
thoroughfare frontage of the 13 Mile corridor, particularly between Orchard Lake and Middlebelt 
Roads, is less desirable for single-family residential lots. A flexible residential designation has 
been applied to the draft future land use map. 
 

D. The Planned Unit Development option may be effectuated only when the proposed land use will 
not materially add service and facility loads beyond those contemplated in the Future Land Use 
Plan unless the proponent can demonstrate to the sole satisfaction of the city that such added 
loads will be accommodated or mitigated by the proponent as part of the Planned Unit 
Development. 
The number of attached units proposed on the site clearly exceeds the number of single-family 
units that could be built under RA-1 zoning (76 69 versus 26). The applicant should provide a 
traffic study to compare the likely traffic volume from this development to potential commercial 
development on the site. The complex would utilize two access points to 13 Mile Rd.    
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E. The Planned Unit Development must meet, as a minimum, one of the following objectives of the 
city. The applicant has provided responses to five of the PUD objectives.  
 
i. To permanently preserve open space or natural features because of their exceptional 

characteristics or because they can provide a permanent transition or buffer between land 
uses. 
The applicant notes that the attached concept plans include a substantial buffer to the 
neighboring subdivision. Rear yard buffers on the concept plan are generally 83 feet or 
greater.   
 

ii. To permanently establish land use patterns which are compatible or which will protect 
existing or planned uses. 
 

iii. To accept dedication or set aside open space areas in perpetuity. 
The applicant proposes that the buffer area along the southern property line will be 
dedicated as an open space preservation area in perpetuity.  
 

iv. To provide alternative uses for parcels which can provide transition buffers to residential 
areas. 
 

v. To guarantee the provision of a public improvement which could not otherwise be required 
that would further the public health, safety, or welfare, protect existing or future uses from 
the impact of a proposed use, or alleviate an existing or potential problem relating to public 
facilities.  
 

vi. To promote the goals and objectives of the Master Plan for Land Use. 
The applicant provided responses citing the Master Plan. However, the goals and policies 
listed in the Applicant’s response were specific to the West Side of Orchard Lake and South of 
Thirteen Mile Study Area, which does not contain the subject site.  

 
vii. To foster the aesthetic appearance of the city through quality building design and site 

development, the provision of trees and landscaping beyond minimum requirements; the 
preservation of unique and/or historic sites or structures; and the provision of open space 
or other desirable features of a site beyond minimum requirements. 
The applicant’s response cites the southern perimeter setback for the provision of open 
space. In addition, the application notes the PUD will result in a unique townhouse 
development capable of producing an attractive for-sale community.   
 

viii. To bring about redevelopment of sites where an orderly change of use is determined to be 
desirable. 
The applicant’s narrative also addresses this criterion.  
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Though only one objective must be met by the plan, the applicant’s narrative addressed 
objectives i, iii, vi, vii, and viii. The PC found that the plan preliminarily met objectives i, iii, vii, 
and viii.  
 

F. The PUD shall not be allowed solely as a means of increasing density or as a substitute for a 
variance request; such objectives should be pursued through the normal zoning process by 
requesting a zoning change or variance. 
An increase in density over current zoning is sought by the applicant. Given that the proposed 
use is not permitted in the underlying district, it appears that the request is not made solely to 
avoid a variance.  

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

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

√ 

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

√ 

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

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

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

√ 

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

√ 

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

** 

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

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

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

(8) The boundaries of open space areas that are to be preserved and 
reserved and an indication of the proposed ownership thereof. √ 
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(9) A schematic landscape treatment plan for open space areas, streets 
and border/transition areas to adjoining properties. √ 

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

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

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

√ 

*Land use is all attached single family; plan shows split between managed 55+ housing and for-sale 
unrestricted housing.  
**The plan does not include non-residential buildings.  
 
Site Plan Review (56-8-2024): 
 
1. Summary of Proposed Use. The plan is presented as two site plans, both falling under the same 

PUD.  The plan proposes 65 63 total units in 16 17 buildings; 34 32 townhome units in the Mulberry 
Park portion are proposed to be for-sale units, each including three bedrooms; the 31 ranch units in 
the Tabernacle portion are 55+. In Mulberry Park, all units in Buildings 1, 2, 3, and 4 are ranch units, 
while buildings 5, 6, 7, and 8 are two stories. Access to the site would be via one driveway from 13 
Mile, and a connection to Baptist Manor to the west. 

2. Density. The parcel is 524,462.4 square feet. Density is determined by the number of rooms. To 
determine the number of rooms, the following standard (Section 34-3.5.2.F.) is applied: 

Two-bedroom unit: 3 rooms 

Three-bedroom unit: 4 rooms 

The applicant proposes 65 63 total units, including 34 32 three-bedroom units (136 128 rooms) and 
31 two-bedroom ranch units (93 rooms). The following densities are permitted under conventional 
zoning: 

District Lot Area/sq ft Rooms permitted 
RC-1 1,900 276 rooms 
RC-2 1,400 374 rooms 
RC-3 1,050 499 rooms 

Across the two portions of the PUD, 229 221 rooms are proposed, which is in line with the RC-1 
district.  

Taken individually, the 6.06 acres of the Tabernacle portion permits 138 rooms in RC-1, and 93 are 
provided. The 5.98 acres of the Mulberry Park portion permits 137 rooms in RC-1, and 136 128 are 
provided; this number is in line with the permitted RC-1 density.   

3. Master Plan. The master plan’s Future Land Use map designates this site as Flex Residential, and it is 
part of a Residential Special Planning Area, titled 13 Mile Road Near Middlebelt in the 2024 Master 
Plan. This area covers several additional lots in that plan, and was identified as an area with the 
potential to be aggregated and redeveloped with a single access point off 13 Mile Rd.  
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Flex Residential Description 
“The Flex Residential category is intended to acknowledge the challenging nature of redevelopment 
on the designated land and allow for a variety of approaches to future residential projects. Such 
approaches may include clustering of detached or attached units, constructing units in a townhome, 
rowhouse, or cottage court format, duplexes, triplexes, or quadplexes in either side-by-side or 
stacked arrangements, with a height of one to three stories. In all cases, density beyond that 
permitted in the current zoning district should be tied to the provision of preserved open space, and 
especially natural buffers to adjacent, established neighborhoods. For more detail on the sites in the 
City that are identified for this category, see Special Residential Planning Areas in the following 
chapter.” 
 
2024 Master Plan Recommendations for This Area 
“The Flex Residential future land use category has been applied to this planning area. 
Redevelopment could occur in a variety of formats, from small detached units to attached units built 
as townhomes, small multiplex buildings, or a mix of multiple styles. This category recommends 
clustering of units. Where a portion of the site is developed, planning for cross-connections to 
future redevelopment should be integrate into site design. Increases in density should be tied to 
deep buffering from the neighborhood to the south, including preservation of the natural vegetation 
to the greatest extent possible.” 
 

4. Dimensional Standards of the RA-1 district (34-3.1.4.E). The applicant has not specified any 
requested relief from the dimensional standards of the RA-1 district.   

Note: the internal setbacks between buildings along the southern edge of the Mulberry Park side of 
the development have been increased from 20 feet to 25 feet. 

5. Parking. The applicant has proposed parking consistent with the requirements for 3-bedroom multi-
family units.  

Standard Required Parking Proposed 

Two BR Unit or 
Three BR Unit 2 spaces/unit  

Mulberry: Each proposed 3BR 
townhouse unit includes a two-car 
garage and driveway (20-22 ft) 

Standard RA-1 
Requirement Proposed (Overall) Proposed 

(Tabernacle) 
Proposed 
(Mulberry Park) 

Lot Size 20,000 sq ft 12.04 acres 6.06 acres 5.98 acres 
Lot width 100 ft Over 1,000 feet 509.89 508.61 
Lot coverage 25% 19%   
Front setback 40 ft 67 ft 67.05 ft 67 ft 

Rear setback 35 ft 74 ft / 66 ft to decks 83.41 ft/73.39 ft 
to patio decks 

74 ft/66 ft to patio 
decks 

Side setback 
(east) 

10 ft/25 total of 
two 165.84 ft To Mulberry 

Park 165.84 ft 

Side setback 
(west) 

10 ft/25 total of 
two 10.79 ft 10.79 ft To Tabernacle  

Building height Max. 30 ft 27 ft; two stories 
max 

20 ft; one story 
max 

27 ft; two stories 
max 
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