AGENDA
CITY OF FARMINGTON HILLS
CITY COUNCIL AND PLANNING COMMISSION
SPECIAL JOINT MEETING - STUDY SESSION
JULY 21, 2025 - 5:00 P.M.
THE HAWK — MEDIA CENTER
29995 W TWELVE MILE ROAD, FARMINGTON HILLS, MICHIGAN
Telephone: 248-871-2410 Website: www.fhgov.com

REQUESTS TO SPEAK: Anyone requesting to speak before Council must complete and turn in to the
City Clerk a blue Public Participation Registration Form.

1. Call Meeting to Order
2. Roll Call/Introductions

3. Master Plan Implementation
a) Completed: Drive-in definition and update to Car Sales, Gas Stations and Car Wash

locations.
b) In-Progress: Zoning Text Amendment for OS-4 and Parking, Design Standards
for Commercial Buildings, Public Art Ordinance and Planned Unit Development.

c) Upcoming: 12 Mile/ Orchard Lake and Grand River Corridors, Review of Zoning
Ordinance non-residential districts, and future review of residential districts.

4. Discussion on Planning Commission and City Council motions related to Zoning Ordinance
standards

5. Update on Corridor Market Studies
6. Public Comment
7. Adjournment

Respectfully submitted,

Carly Lindahl, City Clerk
Reviewed by:

Gary Mekjian, City Manager

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


http://www.fhgov.com/

CITY MANAGER’S REPORT TO
MAYOR AND COUNCIL

DATE: July 21, 2025
DEPT: Planning and Community Development

RE: July 21, 2025, Joint City Council-Planning Commission Meeting - Master Plan
Implementation Overview

Where we came from

Prior to the adoption of the 2024 Master Plan for Future Land Use, the last time that the City
adopted a comprehensively updated master plan was in 2009. The limited Master Plan
implementation didn’t change the trajectory of the city development. This is particularly
evident with respect to the Zoning Ordinance, which has remained largely constant as the
visions, priorities, and policies on which the Zoning Ordinance is supposed to be based have
evolved.

As a result, there is a clear disconnect between the 2024 Master Plan and Zoning Ordinance.
Whereas the Master Plan envisions a more vibrant and walkable community with nodes of
activity, the Zoning Ordinance creates a traditional pattern of sprawling suburban development
in which the automobile and single-family home are dominant, as evidenced by large parking
lots excessive parking and setback requirements, for example.

Where we are

The City has started down the difficult and often controversial path of incrementally amending
the Zoning Ordinance such that it furthers, rather than impedes, the realization of the Master
Plan’s vision, goals, and objectives. In other words, we are attempting to bring the Master Plan
and Zoning Ordinance into greater alignment or harmony, which is tremendously important
because the Zoning Ordinance is arguably the most direct and effective means by which to
implement the Master Plan.

Since the adoption of the Master Plan, the following initiatives have been completed or are
currently underway:

e Corridor/market study of the Twelve Mile / Orchard Lake Road Corridors by Community
Attributes. The study is nearing completion and will result in specific recommendations
for amendments to the Zoning Ordinance when complete. The Economic Development
Director has prepared a separate memo addressing this topic.

e Corridor/market study of the Grand River Corridor by Gibbs Planning Group. The study
is nearing completion and will result in specific recommendations for amendments to
the Zoning Ordinance when complete. The Economic Development Director has prepared
a separate memo addressing this topic.



CITY MANAGER’S REPORT TO
MAYOR AND COUNCIL

The City’s first public art ordinance (being jointly studied this evening-materials from
Giffels Webster provided separately)

The City’s first architectural design ordinance (recommended by Planning Commission—
ready for Council study)

Revisions to the Zoning Ordinance’s 0S-4 District and parking standards for office and
multi-family to set the stage for many new commercial and residential uses within the
Twelve Mile Corridor (public hearing held at Council July 14)

Revisions to the Zoning Ordinance to make planned unit developments (PUDs) a more
efficient and effective tool for the City (being studied by the Planning Commission)

Where we are going

The following initiatives are planned for the near future:

Revisions to a wide range of development procedures set forth in the Zoning Ordinance
with the goal of creating greater efficiency, certainty, clarity, and flexibility

Revisions to the Zoning Ordinance’s GR-1 Overlay District based on the findings of the
corridor/market study to set the stage for the future of the Grand River Corridor

Further revisions to the Zoning Ordinance based on the findings of the corridor/market
study to set the stage for the future of the Twelve Mile and Orchard Lake Corridors

Public investment/improvements within the Grand River Corridor

Corridor/sub planning for the Orchard Lake/Fourteen Mile/Northwestern “triangle”

Prepared by: Erik Perdonik, AICP, City Planner
Reviewed by: Charmaine Kettler-Schmult, Director of Planning & Community Development
Approved by: Gary Mekjian, P.E., City Manager



DATE: July 16, 2025

TO: Farmington Hills City Council & Planning Commission
FROM: Jill Bahm, AICP, Partner - Giffels Webster
SUBJECT: Draft Arts Ordinance

Since April of this year, as a Master Plan implementation item, Council and Planning Commission have
studied ordinance language around public art for private development. The purpose of the arts ordinance
is intended to integrate visual art into the built environment by requiring the inclusion of public art in
significant private development projects. By encouraging creative expression in new construction and site
improvements, the ordinance aims to enhance the community’s identity, support local artists, and
contribute to a more vibrant and engaging public realm.

Council and Planning Commission have both reviewed draft ordinance language, with Council providing
initial direction on the ordinance, and the Planning Commission refining the text at their May 15 and June
19 study sessions. With these efforts, the proposed ordinance outlines thresholds for applicability, which
are based on City Council direction, and procedures for review and approval. It reflects best practices
from other communities and aligns with the City’s goals to promote cultural vitality, quality design, and
placemaking as articulated in the 2024 Master Plan. This draft aims to work within the existing structures
available within the City, including the Farmington Area Arts Commission, and related zoning code site
standards and processes. Should the structure require modification and/or refinement, those steps may
be taken at any time.

The attached draft amendment takes inspiration from public art in private development ordinances from
around the US. Similar to the arts ordinance in the City of Southfield, provisions to require public art in
private development is proposed to be added to the City’s Zoning Ordinance. As such, the following
sections are proposed:

o Definitions. The amendment includes terms that should be clearly defined by the ordinance and
are proposed for Article 2.2. Public art may include a variety of site elements, including
architecture and landscape architecture.

e Site Standards. Similar to landscaping, parking, lighting, and other zoning requirements related
to the development of a site, a new section is proposed to be added to Article 5 as a new section.
This is structured in a manner consistent with other site standards:

0 Intent: it is important to provide the intent and purpose of the arts requirement. Here, we
speak to the relationship between the ordinance and the Master Plan, as well as for the
justification for the inclusion of art in projects.

o0 Public Art Required: This section places the threshold for projects and provides a rate
at which that threshold will escalate over time. This provision will eliminate the need to
amend the ordinance to change this threshold. For clarity, the Planning Commission
notes the specific reference for escalation should be the Consumer Price Index for All
Urban Consumers (CPI-U). The Planning Commission had good discussions over the
types and locations of development where public art would be most appropriate and built
consensus on the Special Planning Areas identified in the Master Plan. Focusing and
concentrating public art in these areas reinforces the benefits and purposes for the
requirements. Public art would not be required for single-family developments of any
type, but would be applied to multiple-family residential development. An exception is
provided for “attainable” housing — that is, housing affordable for households that earn
between 80-120% of area median income.



Public Art Requirement: This section sets forward the art requirement and structure for
process.

Placement: This section regulates the placement of art such that it is visible to the public,
without causing any conflicts or safety issues.

Guidelines: These guidelines are the minimum needed to establish the framework for
the art, without being overly regulatory. The idea is to provide enough guidance to what
the city expects (e.qg., high quality workmanship, appropriate scale, artistic diversity,
placemaking, etc.). In addition, it refers to Public Art guidelines, which we intend to be a
separate document that provides examples, recommendations, and strategies for public
art. This may be created as a next step following the adoption of this ordinance. The
Planning Commission is mindful of keeping the development review process as efficient
as possible and provides for the conceptual review of art locations on sites without
creating additional time and delay for the review process.

Exemptions: This section is to permit Planning Commission to waive the arts
requirement under certain, very limited, situations.

Installation and Maintenance: This section is similar to the landscaping ordinance (34-
5.14) with respect to the performance guarantee and maintenance requirements.

The final amendment is to Division 8 of the City’s municipal code that creates the Farmington
Area Arts Commission, to enable this body as the approving authority for public art. This falls in
line with having the approving authority as the “arts experts,” similar to how a historic district
commission would be an approving authority where historic guidelines are required as part of a
development project.

The proposed zoning amendments may be further discussed at the upcoming joint meeting. Following
this discussion, the Planning Commission will set a public hearing before returning its recommended
language to City Council for final approval and adoption. The amendment to Division 8 can be handled by
City Council at any time. A timeline for this process could be:

Concurrently with these amendments, staff will prepare administrative policies and procedures that align
with the ordinance language. Additionally, the city may wish to develop a public arts plan outline to further

August 21, 2025 Planning Commission reviews refined zoning language following joint meeting

September 18, 2025 Public Hearing and Planning Commission recommendation on zoning
amendment

October 13, 2025 City Council discussion and zoning amendment adoption; the additional

amendment to Division 8 may be adopted in conjunction with the zoning amendment, or it may be

done prior to the zoning action.

supplement the policies and procedures to further enhance future outcomes.

2025 07 16 CC-PC Arts Ordinance Memo



Bold text reflects changes since the June 19 Planning Commission study session

Amend Section 2.2 Definitions to add the following defined terms:

Artist means an individual generally recognized by critics and peers as a professional practitioner of the
visual arts, as judged by the quality of that professional practitioner’s body of work, educational background,
experience, past public commissions, exhibition record, publications, receipt of honors and awards, training
in the arts, and production of artwork.

Construction Cost means the total cost of a construction or renovation project, as determined by the
Building Official for purposes of issuing a building permit for such construction or renovation.

Public Art means a tangible creation by an artist that is located within or highly visible from a public area
and that exhibits the highest quality of skill and aesthetic principles, including paintings, sculptures, stained
glass, projections, light pieces, statues, bas reliefs, engravings, carvings, frescoes, mobiles, collages,
mosaics, tapestries, photographs, drawings, monuments, environmental artwork, and fountains or
combinations thereof, and that are one-of-a-kind or part of an original, numbered series. Public art may
include functional items such as bike racks, light fixtures, benches. Public art does not include items
manufactured in large quantities by means of industrial machines and/or reproductions. Architectural
enhancements and design elements may be considered public art, when it is determined by the Farmington
Area Arts Commission that it is demonstrably conveying ideas, meaning, cultural significance, or conceptual
complexity with extremely high artistic merit. It should be more expressive than mere utilitarian architecture
and quality building materials.

Add Section 34-5.20 Public Art Requirement

1. Intent. The City of Farmington Hills finds that the visual and aesthetic quality of development projects
has a significant positive impact on property values, the local economy, and the character and vitality
of the city. The meaningful and intentional inclusion of public art throughout the city can illuminate,
nurture, and celebrate the diversity and history of the city, as well as foster the economic development
of the community. To achieve these goals, public art should be integrated into development projects
citywide.

As envisioned in the 2024 Farmington Hills Master Plan, public art is a placemaking strategy that
provides benefits to the developed property on which it is located and the public, including, without
limitation, enhancement of the character and aesthetics of developed property, surrounding properties,
and the community in general. The purpose of this section is to enhance the City’s livability by
encouraging works of art throughout the city, focusing on important commercial corridors, and
requiring the use and incorporation of publicly accessible art into significant development projects.

2. Public Art Required.

A. The installation of public art in accordance with this Section is required for any non-public
construction or renovation project with a construction cost of two million dollars ($2,000,000.00)
or more, in the Special Planning Areas described in the 2024 Master Plan, except as
provided in subsection B, below. These include:

i. Orchard Lake Road between 12 Mile and 13 %2 Mile Roads;
ii. 14 Mile/Northwestern/Orchard Lake Road;



iii. Grand River Corridor/M-5 Interchange;
iv. Grand River and Drake
V. M-5 Corridor
Vi. 8 Mile Corridor
Vii. 12 Mile Corridor
Viii. Freeway Redevelopment Areas
iX. Any projects developed using the Planned Unit Development process.

B. The following projects are exempt from this requirement: single-family residential construction
projects and projects completely funded by legally established non-profit entities.

C. The applicant shall establish and submit to the City a budget for the public art required by this
section based on the allocation of one-half (0.5) percent of the total project construction cost up to
fifty thousand dollars ($50,000.00) for applicable projects. For each year subsequent to the
effective date of the Zoning Ordinance amendment adding this Section, the applicable
construction cost threshold stated in the preceding sentence shall be increased in accordance
with the Consumer Price Index for All Urban Consumers (CPI-U) to reflect the rising costs of
goods and materials.

3. Public Art Requirements. When public art is required per subsection 2 above, the subject site shall
be designed and developed to include public art, as defined in Section 34-2.2, for placement in a public
place, publicly accessible private space, and/or integrated into the underlying architecture, landscape
design or site, which shall be included as part of the site plan, and such public art shall comply with this
Section and the following requirements:

A. An applicant for site plan approval for projects where public art is required per Section 34-
5.20.2 may proceed through site plan review before the selection of artwork is finalized,
although involvement of the designer or artist is encouraged through the site design phase. For
site plan review purposes, the area intended for the public art shall be noted on the site plan to
demonstrate how the location for the art meets the requirements of Section 34-5.20.4 below.
The final location, installation, footings, etc. are subject to review and approval by the city
planner and building official.

B. Following site plan approval, in conjunction with the application for building permits, the
applicant shall furnish the City with an updated budget reflective of the project’s construction
costs.

C. The public art shall be submitted for approval to the Farmington Area Arts Commission
(established under Chapter 2, Article 1V, Division 8 of the City Code) prior to site plan approval.
The Farmington Area Arts Commission shall not unreasonably withhold approval.

4. Placement.

A. In addition to other placement and locational requirements in this ordinance, public art shall be
placed:

i. In locations that are visible from public streets, rights-of-ways, parks, or plazas, taking into
consideration the circulation patterns for vehicles and pedestrians on-site and on adjacent
public streets and sidewalks; and

2025 07 10 Public Arts Ordinance — Draft 3 2



(2) Out of the corner clearance area as provided in Section 34-5.10.

B. Public art may be permitted in required front setbacks, if the Planning Commission finds
that no other location meeting the requirements of this ordinance is feasible and such
placement is approved by the Director of Public Services.

5. Guidelines. At a minimum, works of public art shall:

A.

B
C.
D

G.

Be created by an artist, as defined in Section 2.2;
Demonstrate excellence in aesthetic quality, workmanship, innovation and creativity;
Be appropriate in size, scale, and form, and of materials or a media suitable for the site;

Demonstrate feasibility in terms of budget, timeline, safety, durability, operation, maintenance,
conservation, security, storage, and siting;

Bring diversity to the existing collection of public art in the City, in terms of media, artistic
discipline, or artistic approach;

Reinforce the City’s placemaking goals by reflecting and promoting the City’s identity or the
identity of individual neighborhoods or business districts within the City; and

Be consistent with public art guidelines as may be adopted by the City of Farmington Hills.

6. Exemptions. The Planning Commission may waive, or partially waive, the public art requirement upon
finding one or more of the following conditions apply:

A.

There is no feasible location on the subject property from which a work of art can be plainly
and wholly seen by the public;

The present or any planned land use of the subject property is such that placement of a work
of art, in any media, on the property would be destructive to the work of art due to the activities
related to the land use;

The property is already fully developed in such a way that there is no location on the site for
public art;

Projects where the applicant donates funds equivalent to the amount required in Section 34-
5.20.3 to a public art fund established by City Council;

Projects where the applicant chooses to partially exempt a project from the public art
requirement of this section to the extent the applicant chooses to donate funds less than the
amount required in Section 34-5.20.3 to a public art fund established by City Council, in which
case the budget required for public art shall be reduced by a corresponding amount; or

Projects where all of the residential dwellings are non-subsidized and affordable for rent or
purchase to residents earning less than 120% of area median income, based on current US
Census data, and as agreed to in a development agreement between the applicant and the
City of Farmington Hills.

Projects where the application of this requirement would constitute a governmental taking or
otherwise be contrary to law under the particular facts and circumstances of that case, as
determined by the Planning Commission, under the particular facts and circumstances of that
case as explained in detail by the applicant as part of its application for site plan approval. The
Planning Commission may request additional information from the applicant or property owner,
if it determines that insufficient information is provided by them to make a determination. The
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applicant and property owner have all appeal rights as would otherwise be applicable to the
determination of the Planning Commission.

7. Installation and Maintenance.

A. The total allocation as established pursuant to subsection in Section 34-5.2.3.A. may be held
as a Guarantee for Improvements as provided in Section 34-7.2. In addition:

Maintenance shall be the responsibility of the owner of the property in addition to the
established allocation.

Failure to install the public art as required by this subparagraph and in accordance with
the approved site plan shall result in denial of a certificate of occupancy.

In instances where circumstances beyond the reasonable control of the property owner
or developer impede timely installment of the public art (including, without limitation,
weather, delay in creation or fabrication of the public art, or delivery of the public art),
the guarantee for improvements referenced above shall be deposited with the City and
held to ensure installation and compliance with this section in accordance with a
schedule established by the City Planner.

In the event the public art is not fully installed within the period of time as established
by the City Planner, the public art guarantee shall be forfeited to the City.

Failure to properly maintain the public art in accordance with the approved site plan is
a violation of the zoning code and subject to enforcement pursuant to provisions of
section 7.13 of this chapter.

B. Public art required by this section shall be kept in good repair, free from refuse and debris. If
public art becomes damaged or falls into disrepair, it shall be cleaned, repaired, or replaced
with public art that complies with this section and is approved as an amendment to the site
plan, within thirty (30) days after written notice from the city or within an extended reasonable
time period as specified on such notice if necessary to accommodate replacement of the public

art.

C. Inthe event the owner of the property wishes to remove the on-site public art, the City must be
notified in writing prior to its removal. The property owner will be required to replace the public
art with public art of equal or greater value. The replacement artwork will follow the process
outlined in this section.

Amend City Code Chapter 2, Article IV, Division 8. — Farmington Area Arts
Commission to add the following underlined sentence at the end of Section 2-222:

Article IV. Section 2-222 — Purposes, authority and duties

The FAAC is charged with the authority and responsibility of supporting the cities of Farmington and
Farmington Hills in efforts to ensure the arts and cultural heritage are integral components of daily life in
our communities. FAAC is committed to arts advocacy by serving as a conduit between local government
and arts organizations, artists, educators, and the community at large. The FAAC shall also be responsible
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for reviewing and approving public art under and in accordance with Section 34-5.20 of the City Zoning
Ordinance.

2025 07 10 Public Arts Ordinance — Draft 3 5



Bold text reflects changes since the June 19 Planning Commission study session

Amend Section 2.2 Definitions to add the following defined terms:

Artist means an individual generally recognized by critics and peers as a professional practitioner of the
visual arts, as judged by the quality of that professional practitioner’s body of work, educational background,
experience, past public commissions, exhibition record, publications, receipt of honors and awards, training
in the arts, and production of artwork.

Construction Cost means the total cost of a construction or renovation project, as determined by the
Building Official for purposes of issuing a building permit for such construction or renovation.

Public Art means a tangible creation by an artist that is located within or highly visible from a public area
and that exhibits the highest quality of skill and aesthetic principles, including paintings, sculptures, stained
glass, projections, light pieces, statues, bas reliefs, engravings, carvings, frescoes, mobiles, collages,
mosaics, tapestries, photographs, drawings, monuments, environmental artwork, and fountains or
combinations thereof, and that are one-of-a-kind or part of an original, numbered series. Public art may
include functional items such as bike racks, light fixtures, benches. Public art does not include items
manufactured in large quantities by means of industrial machines and/or reproductions. Architectural
enhancements and design elements may be considered public art, when it is determined by the Farmington
Area Arts Commission that it is demonstrably conveying ideas, meaning, cultural significance, or conceptual
complexity with extremely high artistic merit. It should be more expressive than mere utilitarian architecture
and quality building materials.

Add Section 34-5.20 Public Art Requirement

1. Intent. The City of Farmington Hills finds that the visual and aesthetic quality of development projects
has a significant positive impact on property values, the local economy, and the character and vitality
of the city. The meaningful and intentional inclusion of public art throughout the city can illuminate,
nurture, and celebrate the diversity and history of the city, as well as foster the economic development
of the community. To achieve these goals, public art should be integrated into development projects
citywide.

As envisioned in the 2024 Farmington Hills Master Plan, public art is a placemaking strategy that
provides benefits to the developed property on which it is located and the public, including, without
limitation, enhancement of the character and aesthetics of developed property, surrounding properties,
and the community in general. The purpose of this section is to enhance the City’s livability by
encouraging works of art throughout the city, focusing on important commercial corridors, and
requiring the use and incorporation of publicly accessible art into significant development projects.

2. Public Art Required.

A. The installation of public art in accordance with this Section is required for any non-public
construction or renovation project with a construction cost of two million dollars ($2,000,000.00)
or more, in the Special Planning Areas described in the 2024 Master Plan, except as
provided in subsection B, below. These include:

i. Orchard Lake Road between 12 Mile and 13 %2 Mile Roads;
ii. 14 Mile/Northwestern/Orchard Lake Road;



iii. Grand River Corridor/M-5 Interchange;
iv. Grand River and Drake
V. M-5 Corridor
Vi. 8 Mile Corridor
Vii. 12 Mile Corridor
Viii. Freeway Redevelopment Areas
iX. Any projects developed using the Planned Unit Development process.

B. The following projects are exempt from this requirement: single-family residential construction
projects and projects completely funded by legally established non-profit entities.

C. The applicant shall establish and submit to the City a budget for the public art required by this
section based on the allocation of one-half (0.5) percent of the total project construction cost up to
fifty thousand dollars ($50,000.00) for applicable projects. For each year subsequent to the
effective date of the Zoning Ordinance amendment adding this Section, the applicable
construction cost threshold stated in the preceding sentence shall be increased in accordance
with the Consumer Price Index for All Urban Consumers (CPI-U) to reflect the rising costs of
goods and materials.

3. Public Art Requirements. When public art is required per subsection 2 above, the subject site shall
be designed and developed to include public art, as defined in Section 34-2.2, for placement in a public
place, publicly accessible private space, and/or integrated into the underlying architecture, landscape
design or site, which shall be included as part of the site plan, and such public art shall comply with this
Section and the following requirements:

A. An applicant for site plan approval for projects where public art is required per Section 34-
5.20.2 may proceed through site plan review before the selection of artwork is finalized,
although involvement of the designer or artist is encouraged through the site design phase. For
site plan review purposes, the area intended for the public art shall be noted on the site plan to
demonstrate how the location for the art meets the requirements of Section 34-5.20.4 below.
The final location, installation, footings, etc. are subject to review and approval by the city
planner and building official.

B. Following site plan approval, in conjunction with the application for building permits, the
applicant shall furnish the City with an updated budget reflective of the project’s construction
costs.

C. The public art shall be submitted for approval to the Farmington Area Arts Commission
(established under Chapter 2, Article 1V, Division 8 of the City Code) prior to site plan approval.
The Farmington Area Arts Commission shall not unreasonably withhold approval.

4. Placement.

A. In addition to other placement and locational requirements in this ordinance, public art shall be
placed:

i. In locations that are visible from public streets, rights-of-ways, parks, or plazas, taking into
consideration the circulation patterns for vehicles and pedestrians on-site and on adjacent
public streets and sidewalks; and
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(2) Out of the corner clearance area as provided in Section 34-5.10.

B. Public art may be permitted in required front setbacks, if the Planning Commission finds
that no other location meeting the requirements of this ordinance is feasible and such
placement is approved by the Director of Public Services.

5. Guidelines. At a minimum, works of public art shall:

A.

B
C.
D

G.

Be created by an artist, as defined in Section 2.2;
Demonstrate excellence in aesthetic quality, workmanship, innovation and creativity;
Be appropriate in size, scale, and form, and of materials or a media suitable for the site;

Demonstrate feasibility in terms of budget, timeline, safety, durability, operation, maintenance,
conservation, security, storage, and siting;

Bring diversity to the existing collection of public art in the City, in terms of media, artistic
discipline, or artistic approach;

Reinforce the City’s placemaking goals by reflecting and promoting the City’s identity or the
identity of individual neighborhoods or business districts within the City; and

Be consistent with public art guidelines as may be adopted by the City of Farmington Hills.

6. Exemptions. The Planning Commission may waive, or partially waive, the public art requirement upon
finding one or more of the following conditions apply:

A.

There is no feasible location on the subject property from which a work of art can be plainly
and wholly seen by the public;

The present or any planned land use of the subject property is such that placement of a work
of art, in any media, on the property would be destructive to the work of art due to the activities
related to the land use;

The property is already fully developed in such a way that there is no location on the site for
public art;

Projects where the applicant donates funds equivalent to the amount required in Section 34-
5.20.3 to a public art fund established by City Council;

Projects where the applicant chooses to partially exempt a project from the public art
requirement of this section to the extent the applicant chooses to donate funds less than the
amount required in Section 34-5.20.3 to a public art fund established by City Council, in which
case the budget required for public art shall be reduced by a corresponding amount; or

Projects where all of the residential dwellings are non-subsidized and affordable for rent or
purchase to residents earning less than 120% of area median income, based on current US
Census data, and as agreed to in a development agreement between the applicant and the
City of Farmington Hills.

Projects where the application of this requirement would constitute a governmental taking or
otherwise be contrary to law under the particular facts and circumstances of that case, as
determined by the Planning Commission, under the particular facts and circumstances of that
case as explained in detail by the applicant as part of its application for site plan approval. The
Planning Commission may request additional information from the applicant or property owner,
if it determines that insufficient information is provided by them to make a determination. The
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applicant and property owner have all appeal rights as would otherwise be applicable to the
determination of the Planning Commission.

7. Installation and Maintenance.

A. The total allocation as established pursuant to subsection in Section 34-5.2.3.A. may be held
as a Guarantee for Improvements as provided in Section 34-7.2. In addition:

Maintenance shall be the responsibility of the owner of the property in addition to the
established allocation.

Failure to install the public art as required by this subparagraph and in accordance with
the approved site plan shall result in denial of a certificate of occupancy.

In instances where circumstances beyond the reasonable control of the property owner
or developer impede timely installment of the public art (including, without limitation,
weather, delay in creation or fabrication of the public art, or delivery of the public art),
the guarantee for improvements referenced above shall be deposited with the City and
held to ensure installation and compliance with this section in accordance with a
schedule established by the City Planner.

In the event the public art is not fully installed within the period of time as established
by the City Planner, the public art guarantee shall be forfeited to the City.

Failure to properly maintain the public art in accordance with the approved site plan is
a violation of the zoning code and subject to enforcement pursuant to provisions of
section 7.13 of this chapter.

B. Public art required by this section shall be kept in good repair, free from refuse and debris. If
public art becomes damaged or falls into disrepair, it shall be cleaned, repaired, or replaced
with public art that complies with this section and is approved as an amendment to the site
plan, within thirty (30) days after written notice from the city or within an extended reasonable
time period as specified on such notice if necessary to accommodate replacement of the public

art.

C. Inthe event the owner of the property wishes to remove the on-site public art, the City must be
notified in writing prior to its removal. The property owner will be required to replace the public
art with public art of equal or greater value. The replacement artwork will follow the process
outlined in this section.

Amend City Code Chapter 2, Article IV, Division 8. — Farmington Area Arts
Commission to add the following underlined sentence at the end of Section 2-222:

Article IV. Section 2-222 — Purposes, authority and duties

The FAAC is charged with the authority and responsibility of supporting the cities of Farmington and
Farmington Hills in efforts to ensure the arts and cultural heritage are integral components of daily life in
our communities. FAAC is committed to arts advocacy by serving as a conduit between local government
and arts organizations, artists, educators, and the community at large. The FAAC shall also be responsible
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for reviewing and approving public art under and in accordance with Section 34-5.20 of the City Zoning
Ordinance.
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CITY MANAGER'’S REPORT TO
MAYOR AND COUNCIL

DATE: July 21, 2025
DEPT: Planning and Community Development

RE: July 21, 2025, Joint City Council-Planning Commission Meeting - Discussion
of Planning Commission and City Council Motions

The Planning Commission and City Council review and make determinations on requests
for planned unit developments and cluster option developments. These instances call for
the Planning Commission and City Council to apply various Zoning Ordinance standards in
the decision to approve or deny each request. Recently there have been legal decisions
in neighboring communities that have reversed the community decision due to weak
motions and documentation relating to the findings or basis of the decision made. To that
end, the attorney’s office has prepared a Legal Opinion with recommendations for
Planning Commission and City Council to enhance zoning decision making by each body.
The City Attorney memo for City Council and Planning Commission will be forwarded
separately.

Reviewed by: Charmaine Kettler-Schmult, Director of Planning & Community Development
Approved by: Gary Mekjian, P.E., City Manager



OFFICE OF CITY MANAGER

MEMORANDUM
FROM: Cristia Brockway, Economic Development Director
TO: Mayor, City Council, and Planning Commission
DATE: July 21, 2025
SUBJECT: For Review: Market Study Findings (12 Mile Road and Orchard

Lake Corridors & Grand River Corridor)

Good afternoon, Mayor , City Council, and Planning Commission,

| have provided the draft market study research for both the Grand River Corridor and 12
Mile Road and Orchard Lake Corridors for City Council and Planning Commission to
review. There is a large amount of information provided in both of these studies and the
City Manager has requested that this information be provided to both bodies as soon as
possible. I will be providing a brief overview of the draft findings of both studies this
evening, but have requested to the City Manager that a joint meeting with City Council
and Planning Commision be scheduled sometime in late summer or early fall to focus
specifically on these reports.

As a reminder the purpose of these two studies is to:

e Find existing characteristics within each corridor that the city can capitalize on.

e Improve and/or change zoning, infrastructure, or aesthetics to attract new business
or development opportunities.

e Encourage growth for existing businesses.

e Find areas which foster opportunities for small businesses.

e Act as a blueprint for development opportunities, and approvals, throughout our
major commercial areas.

e Tie the market study findings to the City’s overall vision and master plan.

The documents before you are drafts, however, both studies are expected to be finalized
by October 2025. Between now and December of 2025, additional information will be
distributed as a part of the market study findings. Updates will be brought before related
boards and City Council.

Sincerely,

Cristia Brockway

31555 West Eleven Mile Road e Farmington Hills Ml 48336 e 248.871-2410 Phone ¢ 248.871.2411 Fax
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East Farmington Hills, Michigan
Grand River Avenue Retail Market Analysis
July 2, 2025

Figure 1: View of East Grand River Avenue looking north.

Summary

This study finds that the East Grand River Avenue’s corridor is seated within a moderately strong,
but underserved retail market area. The Avenue area’s retail market demand, estimated for 2028,
includes 15 new stores and 6 restaurants totaling 90,000 square feet. Combined, the new retail
businesses could capture $30 million in consumer spending currently leaving the southeast
Farmington area.

Overall, apparel, books, electronics, furniture, hardware, and general merchandise stores totaling
45,000 sf, have an unmet market demand in the Grand River Avenue area. The Avenue’s
surrounding neighborhoods also share a need for a nearby, full-service, 30,000 sf supermarket. A
food market offering fresh produce, meats, specialty items and international foods could provide an
amenity and convenience for the southeast Farmington Hills community. The grocery could also
provide an anchor business for a new village center.

The Grand River Avenue area also has a market demand for 5 full-service and quick casual
restaurants, a bakery, a deli and brew pub. Combined, these 15,000 sf of new restaurants could
produce $5 million in dining sales. On average, the corridor’s new stores could generate up to $350
per square foot per year in sales, slightly higher than retail industry trends.

East Grand River Avenue Retail Market Analysis
Gibbs Group - July 2, 2025



Summary

The Grand River Avenue area is surrounded with favorable, densely populated demographics.
Overall, 225,000 people, 100,000 households and 150,000 workers are located within 5 miles of the
East Grand River area. These nearby households have $105,000 average incomes. In addition,
155,000 people and 80,000 workers are also located within a 10-minute drive to the Avenue.

To a large degree, Grand River’s unmet commercial demand is representative of an all too common
real estate bias towards investing in growing, higher income suburbs. Statistically, though, the
corridor’s households of $1.2 billion yearly retail spending makes it competitive with many
conventionally preferred locations. However, the East Grand River area’s aged character and
streetscape hide its real commercial market potential.

East Grand River Ave. 2028 Additional Supportable Retail
15,000 sf Apparel, Jewelry, Footwear
5,000 sf Books, Electronics, Toys
10,000 sf Hardware & Garden
5,000 sf Home Furnishings
10,000 sf General & Discount Stores
30,000 sf Grocery & Specialty Foods
15,000 sf Restaurants, Cafes & Pubs
90,000 sf Total New Retail - 20 New Stores

Background

The City of Farmington Hills has retained Gibbs Planning Group to estimate the market demand for
new retail stores and restaurants in the East Grand River Avenue area. This study focuses on the
East Grand River Avenue area between Orchard Lake and Eight Mile Roads.

This study’s projections represent GPG’s analysis of the corridor’s statistical market demand through
2028, assuming business best practices and other conditions. This study does not necessarily reflect
the availability of the Avenue’s land area size or building inventory to accommodate 90,000 sf of
new retail development.

This study defines supportable retail demand as businesses that will produce sales that are
necessary to pay for operations, rent, labor and other expenses, while yielding a competitive market
return on those expenses.

This study addresses the following for the Grand River Avenue area:
0 To identify the trade area’s demographic and commercial conditions and trends
0 To estimate the sizes and types of new supportable retail businesses
0 To project the types of retailers and restaurants that may seek to open a new business
0 To project potential new store sales potentials

East Grand River Avenue Retail Market Analysis
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Retail Market Trade Areas
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Figure 2: East Grand Reiver Avenue retail market trade area (yellow) includes 120,000 people, 50,000 households

45,000 workers.

and

As a part of this analysis, GPG projected an East Grand River’s retail market trade area
geographically. The trade area where the businesses located along the corridor may have a
competitive market advantage because of location, household spending, employment centers,
traffic patterns, unmet market demand and other factors.

These economic advantages equate to a potential for Grand River’s restaurants and stores to induce
unmet spending and to capture new retail sales occurring in other locations.

GPG estimates Grand River’s overall retail catchment- trade area extends 2 to 4 miles and covers 25
square miles. Downtown Farmington, and parts of Livonia, Southfield and Northwest Detroit make

up some of this study’s estimated trade area. The trade area is defined by I-275, Telegraph, 10 Mile
and 5 Mile Roads.

Grand River’s trade area includes 45,000 workers, 5,000 businesses and 120,000 people. The area
also includes 50,000 households with $95,000 average and $77,000 median incomes. In 2024,
18,000 Grand River Avenue’s households earned over $100,000.

East Grand River Avenue Retail Market Analysis
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Retail Market Trade Areas

GPG projects that the residents and workers inside the Grand River defined trade area will account
for up to 40% to 50% of the total sales captured by Grand River’s businesses. The balance of the
retail sales would be from persons outside of the trade area, businesses, visitors, the internet and
workers. The Avenue’s defined retail trade area’s residents and workers spent $1.2 billion on retail

goods, groceries and restaurants in 2024, excluding automotive related expenditures.

In 2024, the existing businesses in the Grand River district captured only $40 million of the $1.2
billion retail spending within its trade area. The over $1 billion retail spending gap represents a
significant supply and demand imbalance and shortage of available retail stores for the Grand River

Avenue’s households.

5 Mile Ring

225,000 Population

100,000 Households
$105,000 Ave. HH Income

11,000 Businesses
150,000 Workers

Farmington Hills Demographics
There are approximately 84,000 people and 36,000 households living in the City of Farmington Hills.

City residents have $153,000 average household incomes, 65% earn over $75,000 and 20% earn
over $100,000. Farmington’s median household incomes are $115,000, twice the State and 30%

higher than Oakland County.

10 Min. Drivetime
155,000 Population

70,000 Households
$95,000 Ave. HH Income

7,000 Businesses
80,000 Workers

Grand River Ave. Retail Trade Area

120,000 Population
50,000 Households
$95,000 Ave. HH Incomes

5,000 Businesses
45,000 Workers

Over 60% of the city’s residents have a four-year college degree compared to the 30% within the
state. The City’s Spring 2025 unemployment rate of 3.1% was below Oakland County’s 3.7%.

2024 5-Minute 10-Minute Grand River Ave. City of Farmington
Demographics Drivetime Drivetime 5 Mile Ring Retail Trade Area Hills
Population 2024 26,000 pop. 155,000 pop. 225,000 pop. 120,000 pop. 83,000 pop.
Households 2024 12,000 HH 70,000 HH 100,000 HH 50,000 HH 35,000 HH
Median HH Incomes 2024 $77,000 $70,000 $77,000 HH $70,000 $115,000
Average HH Incomes 2024 $105,000 $95,000 $105,000 HH $95,000 $153,000
Per Capita Income 2024 $46,000 $47,000 $46,000 $45,000 $67,000
Median Age 2023 433 42.2 42.5 41.5 42.0
HH Incomes $100,000 + 4,500 HH 28,000 HH 42,000 HH 18,000 HH 20,000 HH
Total Number of Businesses 1,500 Bus. 7,000 Bus. 11,000 Bus. 5,000 Bus. 4,700 Bus.
Total Workers 15.000 Workers 80,000 Workers 150,000 Workers 45,000 Workers 60,000 Workers

Figure 3: Grand River Avenue drivetime and trade area demographics. 225,000 population and 100,000 households are
located within a 5-mile radius of the Grand River corridor.

East Grand River Avenue Retail Market Analysis
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Neighborhood Retail Spending Comparisons

Figure 4: Left, View looking south: 14 Mile — Halstead; Right View looking west across Shiawassee Street — Inkster Road.

As a part of this research, GPG has compared Farmington Hills south and north neighborhood'’s
retail spending patterns. On average, household incomes north of 12 Mile Road are 30% to 90%
higher than incomes in the Grand River corridor area. Median household incomes in the Halstead —
13 Mile Roads are $160,000 compared to $90,000 near Grand River Avenue and Middlebelt Roads.
Household incomes close to 9 Mile and Farmington Roads are $65,000. This study’s defined trade
area’s median household incomes are $78,000.

However, on average, the Grand River Avenue area has double the population than those north of
12 Mile Road. The 13 Mile — Halstead area averages 1,100 homes per square mile, compared to
2,000 households per square mile near Grand River and Middlebelt Road.

Figure 5 4 Square Mile Comparisons

Total Household Retail Spending

Farmington Hills, Michigan

$100 Million

6,000 Households
$75,000 Med. HH

$55 Million

3,000 Households
$85,000 Med. HH

cmpscoup  NOrth Farmington South Farmington
12 Mile-14 Mile-Inkster, 10 Mile-Inkster, 8 Mile,
Orchard Lake Roads Orchard Lake Roads

The lower density per square mile reflects the larger house lot sizes and stricter zoning and
environmental policies implemented during the 1960’s. The higher south area’s household densities
offsets their lower incomes, generating up to double the total retail spending per square mile.

East Grand River Avenue Retail Market Analysis
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Neighborhood Retail Spending Comparisons

A test model comparing 4 square miles north of 12 Mile to 4 square miles south of 12 Mile area’s
residents retail spending illustrates the south area’s households spent $100 million in retail
compared to $55 million in total retail spending in the north area’s residents. See Appendix B for
additional retail spending comparison models.

Figure 6: Map of north and south 4 square mile household retail spending and density comparisons

Farmington Hills Employment Overview

Farmington Hills has a 2024 commercial base of 46,000 workers. When one considers other factors
such as the City’s high education and income levels, the amenities and access to the entire Metro
Detroit area including Ann Arbor, Farmington Hills may be able to exceed the job growth rate of
Oakland County. Over 75% of Farmington Hills’ working age adults are employed in office, sit-down
professions. Approximately 60% of Farmington’s adults have earned a bachelor’s degree or higher.

A few of the top employers in Farmington Hills include Corewell Health, Mercedes- Benz Financial
Services, Japanese Solderless Terminals, Robert Bosch (Bosch Group) and Nissan Technical Center of
North America. In January 2025, Bosch announced a $14 million investment in a hydrogen research
hub at its North American headquarters in Farmington Hills. The hydrogen research hub will create
at least 30 high-wage engineering jobs in advanced hydrogen fuel cell technology that strengthens
the city’s reputation as a home to innovative technology companies.

East Grand River Avenue Retail Market Analysis
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Farmington Hills Employment Overview

Figure 7: 80,000 workers are within a 10-minute drive of Grand River. On average, workers spend 5120 weekly on retail.

Other studies indicate Farmington Hills could see 400 — 600 office workers added annually through
2030. While this study does not have a specific projection for the Grand River corridor, it is expected
that it will capture some of the job growth through the addition of medical and healthcare-related
jobs. Daytime employment plays a large role in supporting retail businesses. On average, U.S. office -
sit-down workers spend $120 weekly shopping and dining. Adjusting for part-time employment,
each worker spends $3,500 per year on retail goods, groceries and restaurants. Restaurant spending
accounts for the balance at $60 per week.

Non-office - stand-up workers are estimated to have slightly less disposable income, to have
multiple work locations, and typically are on the road more during their workweek. Discount
merchandise, grocery, quick service restaurant and convenience items make up the majority of the
stand-up worker’s dollars, at $100 per week retail spending.

There are 15,000 workers and 1,500 businesses located within a convenient 5-minute drive to the
East Grand River study area. Within a 10-minute drive to Grand River there are 80,000 workers and
7,000 businesses. The Avenue’s overall retail market trade area has approximately 45,000 workers
and 5,000 businesses.

Worker Retail Market Demand

The 15,000 workers located within a 5-minute drive of Grand River Avenue are projected to spend
S50 million yearly on retail, food and beverage (15,000 workers x $3,500 retail spending each = $50
M). Most of the workers’ retail spending will occur while commuting to and from their job or during
lunch break. As such, only a small fraction of the overall employee spending can realistically be
captured by stores and restaurants along Grand River.

This study estimates the East Grand River corridor has an untapped market potential to capture S5
million of the $50 million total worker spending occurring elsewhere. Assuming $250 sf/yr average
store sales per year, the $5 million of captured worker spending equates to 20,000 sf and 10 stores.
However, the corridor is presently lacking many quick casual restaurants and branded retail stores
preferred by time sensitive workers

East Grand River Avenue Retail Market Analysis
Gibbs Group - July 2, 2025



Worker Retail Market Demand

Weekly Worker Annual Worker Workers 5- Min. Drive to Grand River
Retail Category Retail Spending SPE"Z’"Q (30 Supportable Store
ST Total Workers Total yr Spending Size
Restaurants $30 / week $900 yr. 15,000 S12 M 5,000 sf
Retail Goods $40 / week $1,100 yr. 15,000 S16 M 4,000 sf
Groceries S50 / week $1,500 yr. 15,000 S22 M 10,000 sf
Totals $120 / week $3,500 yr. 16,000 S50 M 20,000 sf

Figure 8: 15,000 workers are located within a 5-minute drive of East Grand River Avenue.

Retail Market Demand

This study concludes the Grand River Avenue corridor will support up to 90,000 sf of new retail and
restaurant stores totaling 20 new or expanded businesses by 2028. Much of the new retail demand
may not be realized given the Avenue’s current constraints. A small free-standing bookstore, bakery
or café would require extraordinary goods and services to compete with larger brand stores located
in nearby shopping centers.

However, the smaller supportable stores, books, shoes, and toys merchandise could be absorbed by
expanded departments within larger stores.

A walkable, mixed-use village could induce untapped market demand and broaden the Grand River’s
need for new shops and restaurants. Cafes, specialty shops, housing, and offices located within a
village will expand Grand River Avenue’s retail area and demand. A commercial village could range
from a 1-acre cluster of 5 shops to a 10-acre center with 25 or more businesses. The West River
shopping center’s 6-acre parking, the Corwell Health medical center’s properties and other areas
near Grand River Avenue may be able to accommodate such a mixed-use center.

The projected retail and restaurant 2028 demand and sales:

10,000 sf Apparel: 3 to 6 Children’s, men’s, women'’s clothing focused on athletic, casual, business
casual, and medical clothing and accessories. Stores should offer value to moderately priced,
branded merchandise. 2028 Projected new apparel store sales:

$2,500,000 / year

$250 sf/year average store sales

1,500 sf Book Store: A small book or music store offering extended hours, knowledgeable staff,
community activities and current reading and/or music materials. The store should also be known as
one of the area’s leading destinations for a select few categories such as biographies, children’s,
cooking, history, and/or magazines. The store should also host community events.

$500,000 / year

$330 sf/year average store sales

East Grand River Avenue Retail Market Analysis
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Retail Market Demand

Figure 9: The East Grand River Avenue area has a market demand for75,000 sf of retail and 15,000 sf of restaurants.

5,000 sf Discount Store: 1 to 2 specialty discount stores specializing in select retail categories such
as clothing, foods, home goods, footwear, tools, toys, or wines. 2028 Projected new store sales:
$1,250,000 / year
$250 sf/yr average store sales

2,000 sf Electronics, Appliances: A national brand cellular provider and small specialty electronics
store. 2028 Projected new electronic store sales:

$1,200,000 / year

$600 sf/year store average sales

2,000 sf Garden Nursery: A garden center offering flowers, plants, holiday decorations, trees, tools,
and garden supplies.

$1,000,000 / year

$500 sf/ yr average store sales

30,000 sf Groceries: A specialty food market offering fresh baked goods, fish, meats, produce,
organics, prepared foods, beers, wines, and flowers. The grocery should specialize in a food or
beverage category with knowledgeable staff. 2028 Projected store sales:

$8,500,000 / year

$280 sf/year store average sales

5,000 sf Home Furnishing Stores: 1 to 2 small to medium sized furniture stores selling art, lamps,
furniture and textiles, focusing on new or renovated housing in the greater Farmington region. 2028
Projected new home store sales:

$2,500,000 / year

$500 sf/year average store sales

10,000 sf Hardware: A full-service hardware store offering electrical, garden, hardware, household
items, paints, tools and other home improvement goods and services. Stores should provide
extended hours and knowledgeable staff. 2028 Projected new store sales:

$3,000,000 / year

$300 sf/year average store sales

East Grand River Avenue Retail Market Analysis
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Retail Market Demand

Figure 10: The East Grand River Avenue area has a market demand for a pub, 2 full-service and 3 quick casual restaurants.

2,500 sf Shoes, Footwear, Handbags: 1-2 service-oriented, moderately priced footwear stores
specializing in athletic, children’s, women’s, or men’s shoes, and/or leather accessories. 2028
projected sales:

$1,000,000/year

$400 sf/yr average store sales

2,000 sf Toys-Hobbies: A small toy and hobby offering educational games, toys, arts, models and
crafts. 2028 Projected new store sales:

$500,000 / year

$250 sf/year average store sales

5,000 sf General Retail Stores: 3 to 5 stores offering a wide range of merchandise: clothing,
electronics, foods, footwear, household goods, Kitchen, health & beauty, home decorations, soft
goods. 2028 Projected Sales:

$1,400,000 /year projected sales

$280 sf/yr average store sales
Retail Market Demand

2,000 sf Breweries & Pubs: A small micro-brewery or pubs specializing in themed or hand-crafted
beers, spirits, wines and other beverages. The pub should provide sit-down dining and live music
complementing its brand. 2028 Projected sales:

$1,000,000 / year

$500 sf/year average store sales

5,000 sf Full-Service Restaurants: 3 to 5 local and regional sit-down restaurants offering attentive
service, and well-designed interiors highlighting themed food category, such as breakfast, bistro,
deli, family, pizza, seafood and steak. Small, with 40 to 50 seats, regional or branded restaurants are
recommended. 2028 Projected sales:

$1,750,000 / year

$350 sf/year

East Grand River Avenue Retail Market Analysis
Gibbs Group - July 2, 2025
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Retail Market Demand

6,000 sf Quick-Casual Restaurants: 4 to 6 moderately priced quick-casual restaurants offering
counter and self-service breakfast, lunch, and/or dinner meals. Restaurants should focus on select
categories such as bagels, burgers, chicken, sandwiches, tacos, pizza and sandwiches. Drive-through
windows, home delivery and curb-side pick-up should be accommodated. 2028 projected sales:

$1,800,000/year
$300 sf/yr average store sales

2,000 sf Specialty Foods Service: 1 to 2 small specialty maker shops offering handcrafted coffee,
baked goods, ice cream, desserts, and ready-to-eat fine foods and snacks. Some of these food
categories could also be located as a department inside a small grocery instead of individual stores.
Stores should provide inside seating. 2028 projected sales:

$500,000 / year total sales

$250 sf/yr average store sales

Figure 11: The East Grand River Avenue area has a demand for a home furnishings and hardware store

Other Retail Demand

Statistically, some retailers located within the Grand River corridor are capturing significantly higher
store sales than was spent by nearby residents. This indicates that the businesses are drawing
customers from outside of the Avenues' market area and exceeding local demand. This market
advantage affords the area’s residents access to greater amounts of goods and services. The high
store sales may also represent a potential oversupply of the businesses category in the Grand River
Avenue area.

The 2024 high sales stores include convenience stores, department store goods, liquor, men’s
clothing, pet supplies, pharmacies, specialty foods-fish, produce, tire stores, tobacco stores and
used car dealers.

East Grand River Avenue Retail Market Analysis
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Retail Market Demand

Figure 12

2028 Projected Grand River Avenue Demand for New Businesses

Retail Category 2025 :l'otal Retail 2025 New Store New Store New
Spending-Demand Sales / Yr. Sales/ SF/YR | Supportable No. New
Store Size Businesses

Retailers
Apparel: Children, Men, Women $77,000,000 $2,500,000 $250 10,000 sf 3
Book Store $7,000,000 $500,000 $330 1,500 sf 1
General Merchandise Stores $50,000,000 $1,400,000 $280 5,000 sf 2
Electronics, Phones, Appliances $26,000,000 $1,200,000 $600 2,000 sf 1
Garden, Nursey $20,000,000 $1,000,000 $500 2,000 sf 1
Groceries & Specialty Foods $290,000,000 $8,500,000 $280 30,000 sf 1
Hardware & Housewares $37,000,000 $3,000,000 $300 10,000 sf 1
Home Furnishings, Textiles, Art $15,000,000 $2,500,000 $500 5,000 sf 1
Toys, Crafts, Games $10,000,000 $500,000 $250 2,000 sf 1
Shoes, Footwear, Leather $15,000,000 $1,000,000 $400 2,500 sf 1
Discount Stores $300,000,000 $1,300,000 $250 5,000 sf 1

Retailer Totals $850,000,000 $23,000,000 $340 75,000 sf 14 Stores
Restaurants
Breweries & Pubs $20,000,000 $1,000,000 $500 2,000 sf 1
Full-Service Restaurants $160,000,000 $1,700,000 $350 5,000 sf 2
Quick Casual Restaurants $135,000,000 $1,800,000 $300 6,000 sf 3
Bakery, Coffee, Deli, Ice Cream $25,000,000 $500,000 $250 2,000 sf 1

Restaurant Totals $340,000,000 $5,000,000 $350 15,000 sf 6F&B

Retailer & Restaurant Totals $1,200,000,000 $28,000,000 $345 90,000 sf | 20 Stores

(1)

The 20 new businesses demand could be deployed with new stores utilizing industry best practices and where grouped

within planned commercial clusters. The new demand could also be absorbed by expanded departments within existing

stores. Some stand- alone stores may not be supportable along the existing Grand River Avenue corridor.

Alternative Retail Demand Views

As part of this analysis, GPG retained independent retail real estate specialists to peer review its

Grand River demand projections. Some of the advisors sharply disagreed with GPG’s estimate

market demand for 20 new stores and restaurants. One retail broker concluded that only 1 to 3

small stores and restaurants would likely deploy new stores along the Avenue.

The projections also reflect a lack of understanding of densely populated, underserved, aged,

moderate income markets. The new West River shopping center’s Starbucks demonstrates a pent-
up demand for upscale businesses that counter the conventional shopping center norms. Grand

River are stakeholders, shopping center management, workers and residents have expressed views

of a strong demand for new retail stores and restaurants in the Grand River Avenue district.

East Grand River Avenue Retail Market Analysis
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Farmington Retail Real Estate Market Overview

As of Q3 2025, the vacancy rate in the Farmington defined retail trade retail submarket stands at
12.7%. Over the past year, this rate has increased by 1.2%, driven by no new space delivered and a
net absorption of -64,000 square feet.

This current vacancy rate is above both the five-year average of 9.6% and the ten-year average of
8.0%. Breaking down vacancy by retail type, neighborhood centers have a vacancy rate of 15.4%,
power centers at 21.1%, strip centers at 10.2%, and general retail at 10.5%.

No new retail construction is underway as of Q3 2025, in contrast to the submarket’s 10-year
average of 2,000 square feet of space under construction. The total inventory in the
Farmington/Farm Hills retail submarket is about 5.3 million square feet.

Market rents in the area are averaging $18.50 per square foot. Rents have risen by 1.6% year-over-
year, outperforming the wider Detroit market's 0.9% increase. This 1.6% annual rent growth is
below the submarket’s five-year average of 2.5% and ten-year average of 2.9%.

Farmington Retail Market Fundamentals
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Figure 13: Farmington Retail Real Market absorption, supply and vacancy rates. Source CoStar

In the past year, 18 retail properties in the Farmington/Farm Hills area were sold, resulting in a
turnover of 120,000 square feet of inventory. The total retail sales volume for the region amounted
to $6.6 million during this period. Over the past five years, the average annual sales volume has
been $15.5 million, and over the past decade, it has averaged $17.4 million

East Grand River Avenue Retail Market Analysis
Gibbs Group - July 2, 2025
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Farmington Retail Real Estate Market Overview

Farmington Market Retail Rents
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Figure 14: Farmington Market Retail Rent Trends

Retail pricing in Farmington/Farm Hills is estimated at $141 per square foot, which is higher than the
regional average of $131 per square foot. Pricing varies by retail type, with neighborhood centers at
$128/SF, power centers at $130/SF, strip centers at $160/SF, and general retail properties at
$148/SF. The current market capitalization (cap) rate for retail properties in the area is 7.9%, slightly
below the overall market average of 8.2%.

Regional Stakeholders

Corewell Health

The Corewell Health Medical Center is a 330-bed teaching facility with Level Il trauma status and a
new birthing center. The medical center represents a major driver for commercial and residential
development in the East Grand River area.

Corewell Health employs 1,400 total staff members and includes a 30-acre medical campus-with
40,000 sf of medical office space, a 35,000 sf cancer center and 60,000 sf administrative staff
buildings. Corewell Health provided 57,000 patient days and 10,800 total discharges in 2024.

Healthcare is the corridor’s largest business sector with 110 total businesses employing 5,500 full
and part-time workers, representing 75% of Grand River’s employment. Retail trade and restaurants
are the area’s second largest business categories with 100 establishments employing 1,500, 20% of
Grand River’s labor force.

East Grand River Avenue Retail Market Analysis
Gibbs Group - July 2, 2025
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Corewell Health

Healthcare professionals, ancillary businesses and specialized service providers often prefer
proximity to major hospitals, driving demand for nearby office space. This synergy nurtures a
localized medical eco-system, spurring both new construction and renovations for physician groups
and related services.

Like other major medical campuses across the country, Corewell Health’s presence often inspires a
cluster of complementary businesses—from medical research to administrative support. As these
stakeholders grow, they require modern, well-located offices designed for the healthcare industry’s
needs. As Corewell Health continues to grow, the area’s residential and commercial market’s
potential could exceed current projections by attracting additional businesses and investment.

Figure 15: Corwell Health Farmington center — left; Downtown Farmington-center, West River Shopping Center right.

Oakland Community College

Located 2 miles north of Grand River Avenue, OCC Orchard Ridge campus is one of 5 campuses. OCC
is the largest community college in Michigan, with the state's third-largest undergraduate
enrollment. Total student enrollment at the college 15,000, with just over 7,000 enrolled at the
Orchard Ridge.

Farmington Area Shopping Areas

As part of GPG’s evaluation, other shopping centers and districts near the Grand River district were
identified, visited and studied to assess their strengths and challenges. In addition to on-site
assessment, GPG used information from the CoStar, ESRI, Placer and discussions with shopping
center professionals.

Downtown Farmington

Located at the west edge of the Grand River district, downtown Farmington is known for its
charming historic small town feel with elegant Victorian-style homes. The historic district been
selected as one of the 8 finalists for the 2025 Great American Main Street Award. Downtown
Farmington is continuing to develop new streetscape projects, a public space program as well as
new businesses and housing clusters. There are 10,000 people living within the city with a median
income of $75,500 and a median housing value of $175,000.

East Grand River Avenue Retail Market Analysis
Gibbs Group - July 2, 2025
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Downtown Farmington

The downtown area has approximately 400,000 square feet of retail and restaurant space made up
of a balance of local, regional and national store brands. Downtown Farmington restaurants include
Basement Burger, Bob’s Big Boy, Cold Stone Creamery, Cottage Inn Pizza, John Crowley Irish Pub,
Los Tres Amigos, Ram’s Horn, Spruce & Ash, and Starbucks.

Downtown retailers comprise Ace Hardware, CVS Drugs, Fresh Thyme Market, Pandora and TJ Maxx.
The Grand River district is ringed by only a few major shopping centers. Downtown Farmington,
immediately adjacent to the district, serves one of the primary shopping destinations for the area.

Figure 16: Farmington, Southfield, Livonia area major retailers

West River Shopping Center:

Seated in the middle of East Grand River Avenue, the West River shopping center is one of the
area’s largest retail destinations. Grand River retail. The 300,000 sf center includes Big Lots,
Dunham’s sporting goods, Edge Fitness, Office Max, Target, 5 Below and the Riviera Cinema. A new
Starbucks is under construction along the southeast corner of the property.

Nearly half of West River’s 30-acre property is an underutilized surface parking lot. The parking
area’s 1,800 car spaces are nearly double that of existing industry standards. This 14-acre parking lot
represents an opportunity for a new mixed-use village center. A walkable center could include
multiple-family dwellings, offices and several restaurants and shops clustered around a small square
to complement the shopping center’s existing stores.

East Grand River Avenue Retail Market Analysis
Gibbs Group - July 2, 2025
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Twelve Oaks Mall:

Located 4 miles northwest of Grand River, Twelve Oaks is one of the premier shopping destinations
for Southeast Michigan. The 1.5 million sf upscale mall is anchored by Nordstrom, Macy’s and JC
Penney’s. The 180 stores include Apple, Crate & Barrel, The North Face, California Pizza Kitchen, and
the Cheesecake Factory. The Twelve Oaks Mall is surrounded by an additional 2 million square feet
of local and community shopping centers.

Laurel Park Place:

Located in the City of Livonia 4-miles southwest of the Grand River district, the Laurel Park Place
mall consists of approximately 30 stores and 500,000 sf of retail space. Laurel Park Place is
anchored by the luxury Von Maur department store, and the Detroit Marriott Livonia hotel,
Dunham’s Sports and the Phoenix Theater. The Laurel Park area is also home to both Madonna
University and Schoolcraft Community College.

Potential %

Trade Area _
2024 Store GCapt;;g in
Sales rand River

Dist.

Figure 17: Retail Market Research Process — Market Spending — Market Sales x % Capture = Supportable New Retail

Research Methodology

This analysis begins with a discussion of the context locale, evaluated in terms of a variety of factors
influencing suitability of new retail and restaurant development in the study area. Local and regional
demographic and economic factors likely to affect the current and future retail market are collected,
including specific competitive supply conditions such as occupancy, rents, sale prices, construction
activity and absorption. GPG also conducted interviews with Farmington businesses, property
owners, residents, area developers and builders, the Chamber of Commerce and other stakeholders.

Market Analysis Assumptions

After describing the existing housing market, a variety of sources are used to develop reasonable
projections for population and household growth within the study area. These forecasts are
analyzed alongside household income, housing preferences, and regional real estate trends to
estimate demand for new retail categories, sizes, and price poinst (including any unmet or pent-up
demand). Informed by historical absorption patterns, demographic trends, and local development
intelligence, this study estimates the types and sizes of new or expanded stores and restaurants that
can be reasonably supported in the East Grand River Avenue area by 2028.

East Grand River Avenue Retail Market Analysis
Gibbs Group - July 2, 2025
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Market Analysis Assumptions

Figure 18: Retail The East Grand River Avenue corridor is located 15 northwest of downtown Detroit.

In this study several assumptions were used as a foundation to guide our research, analysis and
projections.

These assumptions included:

e All amounts in this study are in 2025 dollars unless noted otherwise.

e No new shopping centers, or major retailer stores are proposed or built within the defined
East Grand River Avenue market trade area.

¢ A normal economy without economic shocks, and population growth, inflation, interest
rates and building costs remaining stable.

e The market demand put forth in this study is based on current conditions. However, market
demand will be significantly higher if a new town center were developed somewhere along
Grand River Avenue.

e A new urban type of town center should create demand that is two-times large as demand
projected based on existing conditions.

Data sources used in this retail market analysis include publicly available governmental and regional
sources such as the U.S. Census Bureau, SEMCOG (Southeast Michigan Council of Governments) and
other resources. Additional data was obtained from subscription-based providers including ESRI,
CoStar, and Corelogic/Realcomp. These sources provided key insights into demographic trends,
commercial characteristics, and real estate market trends

East Grand River Avenue Retail Market Analysis
Gibbs Group - July 2, 2025
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Limits of Study

Figure 19: East Grand River study area is bounded by Orchard Lake Road, 9 Mile Road, Inkster Road and 8 Mile Road.

This study is designed as objective third-party research and GPG does not recommend that any or all
the supportable commercial be developed in the Grand River Avenue study area. This report is
based on information that was current as of May 2025, and GPG has not undertaken any update of
its research effort since such date. This report may contain prospective financial information,
estimates, or opinions that represent GPG’s view of reasonable expectations at a particular time,
but such information, estimates, or opinions are not guaranteed.

Actual results achieved during the period covered by our prospective market analysis may vary from
those described in our report, and the variations may be material. This study is for the exclusive use
of the City of Farmington Hills for general planning purposes only and is void for other site locations
or organizations.

End of Study

East Grand River Avenue Retail Market Analysis
Gibbs Group - July 2, 2025
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Appendix A

Farmington Retail Tertiary Trade Area Market
Fundamentals
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Appendix B

Total Retail Spending by square mile locaiton
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Appendix C

Demographics Characteristics and Total Retail Spending by Square Mile Location

Location — 1 Square Mile Population House Med HH Med Home Total Retail
Holds Income Value Spending

A Halstead — 12 Mile -NW 2,600 1,100 $175,000 $430,000 $46M
Copper Creek

B Halstead — 14 Mile SE 2,700 1,100 -$160,000 $450,000 $48M

(o Drake — 13 Mile SE 3,300 1,300 $130,000 $300,000 $46M

D 12 Mile / Orchard Lk. Rd 2,400 1,300 $70,000 $305,0000 $32M

E 9 Mile-Farmington Rd - SW 1,700 3,400 $68,000 $300,000 $38M

F Orchard Lk — 10 Mile Rd SE 4,300 1,900 $90,000 $215,000 $42 M

G N. Grand River — Corwell H 4,600 2,000 $90,000 $200,000 S57M

H 8 Mile-Grand River -SW 4,700 2,000 $68,000 $170,000 $38M
Botsford Park

| Inkster — 7 Mile Rd SE 5,100 2,100 $88,000 $135,000 $43M

--- D’town Farmington Sq. Mile 95,000 42,000 $110,000 $335,000 $1.3B

- Total Retail Trade Area 145,000 62,000 $78,000 $235,000 $1.58B

East Grand River Avenue Retail Market Analysis
Gibbs Group - July 2, 2025



Appendix D

Grand River Avenue looking southeast from Middlebelt Road. Right: The Farmington Hills Fire Station # 3 and Jon Grand Community
Center.

Grand River Avenue looking south toward 8 Mile Road.

Grand River Ave. looking northwest toward Middlebelt Road.

East Grand River Avenue Retail Market Analysis
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Appendix E

17% E. Grand River Ave. Trade Area

16 % E. Grand River Trade Area

East Grand River Avenue Retail Market Analysis
Gibbs Group - July 2, 2025

24



Appendix E

12% E. Grand River Trade Area

10% E. Grand River Ave. Trade Area

East Grand River Avenue Retail Market Analysis
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Retall Market Power® 2025 | Retail Stores Opportunity Gap (2)

Trade Area: Farmington Grand River
Benchmark: USA

Farmington Grand River

2025 Demand ($) 2025 Suppl
Clothing and Clothing Accessories Stores

Clothing and clothing accessories stores (NAICS 448) 109,646,555 58,089,770 51,556,785
Clothing stores (NAICS 4481) 77,599,087 26,754,107 50,844,980
Men's clothing stores (NAICS 44811) 3,390,218 4,661,576 -1,271,358
Women's clothing stores (NAICS 44812) 12,150,273 7,199,066 4,951,207
Children's and infants' clothing stores (NAICS 44813) 2,703,010 1,254,946 1,448,064
Family clothing stores (NAICS 44814) 48,053,296 7,091,115 40,962,181
Clothing accessories stores (NAICS 44815) 4,609,646 2,586,252 2,023,394
Other clothing stores (NAICS 44819) 6,692,645 3,961,152 2,731,493
Shoe stores (NAICS 4482) 12,975,410 13,283,739 -308,329
Jewelry, luggage, and leather goods stores (NAICS 4483) 19,072,058 18,051,923 1,020,134
Jewelry stores (NAICS 44831) 10,779,723 8,062,107 2,717,615
Luggage and leather goods stores (NAICS 44832) 8,292,335 9,989,816 -1,697,481
Sporting Goods, Hobby, Musical Instrument, and Book Stores
Sporting goods, hobby, musical instrument, and book stores (NAICS 451) 35,945,611 21,786,962 14,158,649
Sporting goods, hobby, and musical instrument stores (NAICS 4511) 31,401,942 20,245,535 11,156,407
Sporting goods stores (NAICS 45111) 21,722,535 15,613,719 6,108,816
Hobby, toy, and game stores (NAICS 45112) 7,422,262 3,427,354 3,994,908
Sewing, needlework, and piece goods stores (NAICS 45113) 952,377 0 952,377
Musical instrument and supplies stores (NAICS 45114) 1,304,767 1,204,462 100,305
Book stores and news dealers (NAICS 4512) 4,543,668 1,541,427 3,002,242
Book stores (NAICS 451211) 4,317,025 1,541,427 2,775,599
News dealers and newsstands (NAICS 451212) 226,643 0 226,643
General Merchandise Stores
General merchandise stores (NAICS 452) 338,953,801 167,716,151 171,237,650
Department stores (NAICS 4522) 20,225,680 31,505,712 -11,280,032
Other general merchandise stores (NAICS 4523) 318,728,121 136,210,439 182,517,682
Warehouse clubs and supercenters (NAICS 452311) 292,393,510 112,273,107 180,120,404
All other general merchandise stores (NAICS 452319) 26,334,610 23,937,332 2,397,278
Miscellaneous Store Retailers
Miscellaneous store retailers (NAICS 453) 65,675,321 48,549,997 17,125,325
Florists (NAICS 4531) 3,054,558 1,434,383 1,620,175
Office supplies, stationery, and gift stores (NAICS 4532) 9,818,952 10,991,646 -1,172,694
Office supplies and stationery stores (NAICS 45321) 2,695,106 2,213,983 481,123
Gift, novelty, and souvenir stores (NAICS 45322) 7,123,846 8,777,663 -1,653,817
Used merchandise stores (NAICS 4533) 8,931,866 3,258,499 5,673,367
Other miscellaneous store retailers (NAICS 4539) 43,869,945 32,865,468 11,004,476
Pet and pet supplies stores (NAICS 45391) 14,317,372 18,865,174 -4,547,802
Art dealers (NAICS 45392) 5,848,113 0 5,848,113
Manufactured (mobile) home dealers (NAICS 45393) 3,841,844 0 3,841,844
All other miscellaneous store retailers (NAICS 45399) 19,862,616 14,000,294 5,862,322
Tobacco stores (NAICS 453991) 7,274,712 7,439,988 -165,276
All other miscellaneous store retailers (except tobacco stores) (NAICS 453998) 12,587,904 6,560,306 6,027,598
Non-store Retailers
Non-store retailers (NAICS 454) 574,269,174 222,415,222 351,853,952
Electronic shopping and mail-order houses (NAICS 4541) 539,898,415 216,974,822 322,923,593
Vending machine operators (NAICS 4542) 3,203,612 712,289 2,491,323
Direct selling establishments (NAICS 4543) 31,167,148 4,728,111 26,439,037
Fuel dealers (NAICS 45431) 21,026,661 2,653,922 18,372,739
Other direct selling establishments (NAICS 45439) 10,140,487 2,074,189 8,066,297
Food Services and Drinking Places
Food services and drinking places (NAICS 722) 410,786,515 298,334,885 112,451,630
Special food services (NAICS 7223) 28,175,261 29,637,520 -1,462,259
Food service contractors (NAICS 72231) 22,352,277 21,051,889 1,300,388
Caterers (NAICS 72232) 5,256,539 8,581,915 -3,325,376
Mobile food services (NAICS 72233) 566,445 3,716 562,729
Drinking places (alcoholic beverages) (NAICS 7224) 14,152,121 10,394,907 3,757,214
Restaurants and other eating places (NAICS 7225) 368,459,133 258,302,457 110,156,675
Full-service restaurants (NAICS 722511) 185,483,705 142,084,032 43,399,673
Limited-service restaurants (NAICS 722513) 155,228,592 95,746,122 59,482,470
Cafeterias, grill buffets, and buffets (NAICS 722514) 3,955,670 2,035,294 1,920,377
Snack and non-alcoholic beverage bars (NAICS 722515) 23,791,166 18,437,010 5,354,155

Grand River Ave.
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Retall Market Power® 2025 | Retail Stores Opportunity Gap (1)

Trade Area: Farmington Grand River
Gibbs Group Feb 2025

Farmington Grand River

2025 Demand ($) 2025 Suppl

Totals
Total retail trade including food and drink (NAICS 44, 45 and 722) 3,167,648,653 1,864,865,233 1,302,783,419
Total retail trade (NAICS 44 and 45) 2,756,862,137 1,566,530,348 1,190,331,789
Motor Vehicle and Parts Dealers
Motor vehicle and parts dealers (NAICS 441) 586,948,323 153,012,101 433,936,221
Automobile dealers (NAICS 4411) 496,249,588 85,467,929 410,781,659
New car dealers (NAICS 44111) 445,981,186 24,915,917 421,065,269
Used car dealers (NAICS 44112) 50,268,402 60,552,012 -10,283,610
Other motor vehicle dealers (NAICS 4412) 35,115,110 9,209,046 25,906,064
Recreational vehicle dealers (NAICS 44121) 13,392,360 7,054,427 6,337,932
Motorcycle, boat, and other motor vehicle dealers (NAICS 44122) 21,722,750 2,154,619 19,568,131
Boat dealers (NAICS 441222) 7,981,645 84,461 7,897,183
Motorcycle, ATV, and all other motor vehicle dealers (NAICS 441228) 13,741,106 2,070,158 11,670,948
Automotive parts, accessories, and tire stores (NAICS 4413) 55,583,624 58,335,126 -2,751,502
Automotive parts and accessories stores (NAICS 44131) 35,065,865 33,957,710 1,108,154
Tire dealers (NAICS 44132) 20,517,760 24,377,416 -3,859,656
Furniture and Home Furnishings Stores
Furniture and home furnishings stores (NAICS 442) 47,900,520 25,144,888 22,755,632
Furniture stores (NAICS 4421) 25,885,871 10,539,086 15,346,785
Home furnishings stores (NAICS 4422) 22,014,649 14,605,802 7,408,847
Floor covering stores (NAICS 44221) 9,041,398 9,040,700 698
Other home furnishings stores (NAICS 44229) 12,973,251 5,565,102 7,408,149
Window treatment stores (NAICS 442291) 640,763 153,853 486,910
All other home furnishings stores (NAICS 442299) 12,332,488 5,411,249 6,921,239
Electronics and Appliance Stores
Electronics and appliance stores (NAICS 443) 33,842,730 25,367,010 8,475,720
Household appliance stores (NAICS 443141) 8,007,343 15,490,114 -7,482,771
Electronics stores (NAICS 443142) 25,835,387 9,876,896 15,958,491
Building Material and Garden Equipment and Supplies Dealers
Building material and garden equipment and supplies dealers (NAICS 444) 183,767,959 122,678,309 61,089,650
Building material and supplies dealers (NAICS 4441) 159,171,773 114,001,882 45,169,891
Home centers (NAICS 44411) 85,283,421 0 85,283,421
Paint and wallpaper stores (NAICS 44412) 6,653,335 5,443,697 1,209,637
Hardware stores (NAICS 44413) 15,960,031 15,898,699 61,332
Other building material dealers (NAICS 44419) 51,274,986 92,659,485 -41,384,500
Lawn and garden equipment and supplies stores (NAICS 4442) 24,596,186 8,676,427 15,919,759
Outdoor power equipment stores (NAICS 44421) 4,692,071 282,589 4,409,482
Nursery, garden center, and farm supply stores (NAICS 44422) 19,904,114 8,393,837 11,510,277
Food and Beverage Stores
Food and beverage stores (NAICS 445) 359,363,749 300,783,287 58,580,461
Grocery stores (NAICS 4451) 322,952,225 235,070,256 87,881,969
Supermarkets and other grocery (except convenience) stores (NAICS 44511) 307,600,906 215,892,117 91,708,790
Convenience stores (NAICS 44512) 15,351,319 19,178,139 -3,826,821
Specialty food stores (NAICS 4452) 9,902,095 17,498,516 7,596,421
Meat markets (NAICS 44521) 2,988,810 3,530,738 -541,928
Fish and seafood markets (NAICS 44522) 1,174,297 1,482,702 -308,405
Fruit and vegetable markets (NAICS 44523) 2,059,483 10,798,610 -8,739,128
Other specialty food stores (NAICS 44529) 3,679,505 1,686,467 1,993,039
All other specialty food stores (NAICS 445299) 1,724,880 837,227 887,653
Beer, wine, and liquor stores (NAICS 4453) 26,509,429 48,214,515 -21,705,086
Health and Personal Care Stores
Health and personal care stores (NAICS 446) 181,164,408 261,770,419 -80,606,012
Pharmacies and drug stores (NAICS 44611) 152,143,599 234,096,789 -81,953,190
Cosmetics, beauty supplies, and perfume stores (NAICS 44612) 12,672,352 8,458,069 4,214,283
Optical goods stores (NAICS 44613) 6,197,642 7,502,728 -1,305,086
Other health and personal care stores (NAICS 44619) 10,150,815 11,712,833 -1,562,018
Food (health) supplement stores (NAICS 446191) 3,567,133 2,368,506 1,198,627
All other health and personal care stores (NAICS 446199) 6,583,682 9,344,327 -2,760,645
Gasoline Stations
Gasoline stations (NAICS 447) 239,383,988 159,216,233 80,167,755

Grand River Ave.
Retail Market Analysis
Gibbs Group



Demographic and Income Profile

Farmington Hills, MI Gibbs Group

Summary Census 2010 Census 2020 2024 2029
Population 79,740 83,986 83,419 82,684
Households 33,559 35,352 35,872 36,388
Families 21,412 22,159 21,848 21,955
Average Household Size 2.36 2.34 2.29 2.24
Owner Occupied Housing Units 21,324 21,933 23,036 23,908
Renter Occupied Housing Units 12,235 13,419 12,836 12,480
Median Age 42.1 41.6 42.0 43.3
Trends: 2024-2029 Annual Rate Area State National
Population -0.18% -0.09% 0.38%
Households 0.29% 0.27% 0.64%
Families 0.10% 0.08% 0.56%
Owner HHs 0.75% 0.69% 0.97%
Median Household Income 2.04% 2.84% 2.95%
2024 2029
Households by Income Number Percent Number Percent
<$15,000 2,201 6.1% 1,820 5.0%
$15,000 - $24,999 1,817 5.1% 1,367 3.8%
$25,000 - $34,999 1,276 3.6% 960 2.6%
$35,000 - $49,999 2,407 6.7% 2,032 5.6%
$50,000 - $74,999 5,083 14.2% 4,673 12.8%
$75,000 - $99,999 4,313 12.0% 4,164 11.4%
$100,000 - $149,999 7,588 21.2% 8,100 22.3%
$150,000 - $199,999 5,168 14.4% 6,316 17.4%
$200,000+ 6,016 16.8% 6,953 19.1%

Median Household Income $103,638 $114,676

Average Household Income $134,901 $152,657

Per Capita Income $58,029 $67,201
Census 2010 Census 2020 2024 2029
Population by Age Number Percent Number Percent Number Percent Number Percent
0-4 4,038 5.1% 4,443 5.3% 4,296 5.1% 4,113 5.0%
5-9 4,582 5.7% 4,090 4.9% 4,459 5.3% 4,120 5.0%
10 - 14 5,122 6.4% 4,102 4.9% 3,883 4.7% 4,368 5.3%
15-19 5,099 6.4% 4,412 5.3% 3,938 4.7% 3,781 4.6%
20 - 24 4,026 5.0% 4,685 5.6% 4,418 5.3% 3,769 4.6%
25 - 34 9,645 12.1% 13,343 15.9% 12,589 15.1% 10,744 13.0%
35 -44 10,425 13.1% 9,853 11.7% 11,268 13.5% 12,420 15.0%
45 - 54 13,074 16.4% 10,120 12.0% 9,495 11.4% 9,574 11.6%
55 - 64 11,017 13.8% 12,081 14.4% 10,749 12.9% 9,747 11.8%
65 - 74 6,061 7.6% 9,629 11.5% 10,133 12.1% 10,324 12.5%
75 - 84 4,303 5.4% 4,850 5.8% 5,723 6.9% 6,872 8.3%
85+ 2,348 2.9% 2,378 2.8% 2,468 3.0% 2,852 3.4%
Census 2010 Census 2020 2024 2029
Race and Ethnicity Number Percent Number Percent Number Percent Number Percent
White Alone 55,539 69.7% 50,122 59.7% 48,421 58.0% 46,098 55.8%
Black Alone 13,848 17.4% 15,370 18.3% 15,593 18.7% 16,082 19.4%
American Indian Alone 157 0.2% 147 0.2% 153 0.2% 153 0.2%
Asian Alone 8,072 10.1% 12,882 15.3% 13,545 16.2% 14,395 17.4%
Pacific Islander Alone 13 0.0% 22 0.0% 21 0.0% 21 0.0%
Some Other Race Alone 358 0.4% 927 1.1% 989 1.2% 1,026 1.2%
Two or More Races 1,753 2.2% 4,516 5.4% 4,697 5.6% 4,909 5.9%
Hispanic Origin (Any Race) 1,544 1.9% 2,640 3.1% 2,846 3.4% 3,006 3.6%

Data Note: Income is expressed in current dollars.

Source: Esri forecasts for 2024 and 2029. U.S. Census Bureau 2020 decennial Census in 2020 geographies.
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Gibbs Group

Farmington Hills, MI


Demographic and Income Comparison Profile

Grand River Mid-Point Gibbs Group

Rings: 1, 3, 5 mile radii

1 mile 3 miles 5 miles
Census 2020 Summary
Population 10,675 81,750 228,930
Households 4,701 34,813 98,353
Average Household Size 2.19 2.32 2.29
2024 Summary
Population 10,473 80,065 225,288
Households 4,715 34,803 98,651
Families 2,394 20,236 56,762
Average Household Size 2.14 2.27 2.25
Owner Occupied Housing Units 3,033 24,908 61,952
Renter Occupied Housing Units 1,682 9,895 36,699
Median Age 41.4 42.7 41.9
Median Household Income $68,762 $77,642 $77,017
Average Household Income $99,055 $105,525 $104,762
2029 Summary
Population 10,271 78,411 221,284
Households 4,742 34,912 99,200
Families 2,378 20,085 56,450
Average Household Size 2.08 2.22 2.20
Owner Occupied Housing Units 3,158 25,596 63,920
Renter Occupied Housing Units 1,584 9,316 35,280
Median Age 43.3 44.1 43.3
Median Household Income $81,167 $91,432 $89,397
Average Household Income $116,932 $123,190 $120,824
Trends: 2024-2029 Annual Rate
Population -0.39% -0.42% -0.36%
Households 0.11% 0.06% 0.11%
Families -0.13% -0.15% -0.11%
Owner Households 0.81% 0.55% 0.63%
Median Household Income 3.37% 3.32% 3.03%

Source: Esri forecasts for 2024 and 2029. U.S. Census Bureau 2020 in 2020 geographies.
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Gibbs Group


Demographic and Income Profile

Farmington Hills, MI Gibbs Group

Summary Census 2010 Census 2020 2024 2029
Population 79,740 83,986 83,419 82,684
Households 33,559 35,352 35,872 36,388
Families 21,412 22,159 21,848 21,955
Average Household Size 2.36 2.34 2.29 2.24
Owner Occupied Housing Units 21,324 21,933 23,036 23,908
Renter Occupied Housing Units 12,235 13,419 12,836 12,480
Median Age 42.1 41.6 42.0 43.3
Trends: 2024-2029 Annual Rate Area State National
Population -0.18% -0.09% 0.38%
Households 0.29% 0.27% 0.64%
Families 0.10% 0.08% 0.56%
Owner HHs 0.75% 0.69% 0.97%
Median Household Income 2.04% 2.84% 2.95%
2024 2029
Households by Income Number Percent Number Percent
<$15,000 2,201 6.1% 1,820 5.0%
$15,000 - $24,999 1,817 5.1% 1,367 3.8%
$25,000 - $34,999 1,276 3.6% 960 2.6%
$35,000 - $49,999 2,407 6.7% 2,032 5.6%
$50,000 - $74,999 5,083 14.2% 4,673 12.8%
$75,000 - $99,999 4,313 12.0% 4,164 11.4%
$100,000 - $149,999 7,588 21.2% 8,100 22.3%
$150,000 - $199,999 5,168 14.4% 6,316 17.4%
$200,000+ 6,016 16.8% 6,953 19.1%

Median Household Income $103,638 $114,676

Average Household Income $134,901 $152,657

Per Capita Income $58,029 $67,201
Census 2010 Census 2020 2024 2029
Population by Age Number Percent Number Percent Number Percent Number Percent
0-4 4,038 5.1% 4,443 5.3% 4,296 5.1% 4,113 5.0%
5-9 4,582 5.7% 4,090 4.9% 4,459 5.3% 4,120 5.0%
10 - 14 5,122 6.4% 4,102 4.9% 3,883 4.7% 4,368 5.3%
15-19 5,099 6.4% 4,412 5.3% 3,938 4.7% 3,781 4.6%
20 - 24 4,026 5.0% 4,685 5.6% 4,418 5.3% 3,769 4.6%
25 - 34 9,645 12.1% 13,343 15.9% 12,589 15.1% 10,744 13.0%
35 -44 10,425 13.1% 9,853 11.7% 11,268 13.5% 12,420 15.0%
45 - 54 13,074 16.4% 10,120 12.0% 9,495 11.4% 9,574 11.6%
55 - 64 11,017 13.8% 12,081 14.4% 10,749 12.9% 9,747 11.8%
65 - 74 6,061 7.6% 9,629 11.5% 10,133 12.1% 10,324 12.5%
75 - 84 4,303 5.4% 4,850 5.8% 5,723 6.9% 6,872 8.3%
85+ 2,348 2.9% 2,378 2.8% 2,468 3.0% 2,852 3.4%
Census 2010 Census 2020 2024 2029
Race and Ethnicity Number Percent Number Percent Number Percent Number Percent
White Alone 55,539 69.7% 50,122 59.7% 48,421 58.0% 46,098 55.8%
Black Alone 13,848 17.4% 15,370 18.3% 15,593 18.7% 16,082 19.4%
American Indian Alone 157 0.2% 147 0.2% 153 0.2% 153 0.2%
Asian Alone 8,072 10.1% 12,882 15.3% 13,545 16.2% 14,395 17.4%
Pacific Islander Alone 13 0.0% 22 0.0% 21 0.0% 21 0.0%
Some Other Race Alone 358 0.4% 927 1.1% 989 1.2% 1,026 1.2%
Two or More Races 1,753 2.2% 4,516 5.4% 4,697 5.6% 4,909 5.9%
Hispanic Origin (Any Race) 1,544 1.9% 2,640 3.1% 2,846 3.4% 3,006 3.6%

Data Note: Income is expressed in current dollars.

Source: Esri forecasts for 2024 and 2029. U.S. Census Bureau 2020 decennial Census in 2020 geographies.

February 20, 2025


Gibbs Group

Farmington Hills, MI
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