


CITY OF FARMINGTON
GRAND RIVER CORRIDOR IMPROVEMENT AUTHORITY
MINUTES
May 9, 2019

CALL TO ORDER
The Farmington Grand River Corridor Improvement Authority meeting was called to order at 8:05 a.m. by Economic and
Community Development Director Christiansen.

Members Present: Bowman, Carron, Graham, Thomas
Members Absent: Accettura, King, O’Dell

Staff: Christiansen, Murphy, Bowdell
APPROVAL OF AGENDA

Motion by Graham, supported by Bowman to approve the agenda. Motion approved unanimously.

APPROVAL OF MINUTES
A. Motion by Thomas, supported by Graham to approve the April 11, 2019 minutes. Motion approved unanimously.

DISCUSSION AND REVIEW OF SPECIAL LAND USE - BURGER KING (FORMERLY PARAMOUNT
HOME CARE), 31806 GRAND RIVER AVENUE

Christiansen introduced this item and provided a review of the proposed Special Land Use and Site Plan to the Board.
Representatives of the petitioner/applicant presented the Special Land Use and Site Plan to the Board, Amanda of Burger
King and Mark Mathe of Mannik Smith Group. The Board discussed the proposed Burger King, the Special Land Use
and the Site Plan-including project details-as proposed. Motion by Bowman, supported by Graham to forward to the
Planning Commission with materials submitted by the petitioner/applicant and included in the CIA meeting packet.
Motion approved unanimously.

PUBLIC COMMENT
John Bowman — concerned about and objections to operation and impacts of the proposed Burger King, which is directly
adjacent to his house.

David Gaspard — against Burger King in Farmington.

Mike Smith — concerned about impact of proposed Burger King on Lakeway Street and the adjacent residential
area/neighborhood; would like petitioner/applicant to consider an alternative location.

Hallie Bard — appreciates Burger King and their interest in Farmington, but is concerned and is against them at this
location.

Mark Baltrasz — thinks Burger King does a great job, but does not want Burger King at this location; believes there would
be negative impact, detrimental to the neighborhood, and would negatively impact property value.

Don Kenely — concerned about trash and potential impact that could come from Burger King at this location and in the
neighborhood.

BOARD COMMENT
Bowman — appreciates Burger King and their interest in Farmington, but this is not the right location.

Thomas — also appreciates Burger King and their proposal.
Graham — concerned about potential impact.
Carron — understands concerns.

ADJOURNED AT 9:20 a.m.



CITY OF FARMINGTON
FISCAL YEAR 2019-20 PROPOSED BUDGET

FUND 244 - CORRIDOR IMPROVEMENT AUTHORITY FUND

2016-17 2017-18 2018-19 2018-19 2019-20
Amended Projected Manager
DESCRIPTION Actual Actual Budget Activity Proposed
CORRIDOR IMPROVEMENT AUTHORITY FUND REVENUES
PROPERTY TAXES
PROPERTY TAXES, TIFA 0 0 450 0 9,900
Total 0 0 450 0 9,900
OTHER REVENUE
INVESTMENT INCOME 253 383 300 420 500
Total 253 383 300 420 500
TOTAL CORRIDOR IMPROVEMENT AUTH FUND REVENUES 253 383 750 420 10,400
CORRIDOR IMPROVEMENT AUTHORITY FUND EXPENDITURES
PROFESSIONAL SERVICES
PROFESSIONAL SERVICES 0 0 5,000 0 0
CONTRACTUAL SERVICES 0 0 0 0 5,000
Total 0 0 0 0 5,000
TOTAL CORRIDOR IMPROVEMENT AUTH FUND EXPENDITURES 0 0 0 0 5,000
Surplus/(Deficit) 253 383 750 420 5,400
BEGINNING FUND BALANCE 31,612 31,865 32,248 32,248 32,668
ENDING FUND BALANCE 31,865 32,248 32,998 32,668 38,068
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07/09/2019 01:10 PM
User: LMCGILL
DB: Farmington

Fund:

BUDGET REPORT FOR CITY OF FARMINGTON

Calculations as of 06/30/2019

244 CORRIDOR IMPROVEMENT AUTHORITY FUND

2017-18 2017-18 2018-19 2018-19 2019-20
AMENDED ACTIVITY AMENDED ACTIVITY COUNCIL APPR
GL NUMBER DESCRIPTION BUDGET BUDGET THRU 06/30/19 BUDGET
ESTIMATED REVENUES
Function: Unclassified
Dept 000.00
PROPERTY TAXES
244-000.00-403.007 PROPERTY TAXES, TIFA 0 0 0 0 9,900
PROPERTY TAXES 0 0 0 0 9,900
OTHER REVENUE
244-000.00-664.000 INVESTMENT INCOME 150 383 420 499 500
OTHER REVENUE 150 383 420 499 500
Totals for dept 000.00 - 150 383 420 499 10,400
Total - Function Unclassified 150 383 420 499 10,400
TOTAL ESTIMATED REVENUES 150 383 420 499 10,400
APPROPRIATIONS
Function: Unclassified
Dept 000.00
UNK EXP
244-000.00-801.000 PROFESSIONAL SERVICES 5,000 0 0 0 0
244-000.00-818.000 CONTRACTUAL SERVICES 0 0 0 0 5,000
UNK EXP 5,000 0 0 0 5,000
Totals for dept 000.00 - 5,000 0 0 0 5,000
Total - Function Unclassified 5,000 0 0 0 5,000
TOTAL APPROPRIATIONS 5,000 0 0 0 5,000
NET OF REVENUES/APPROPRIATIONS - FUND 244 (4,850) 383 420 499 5,400
BEGINNING FUND BALANCE 31,865 31,865 32,248 32,248 32,747
ENDING FUND BALANCE 27,015 32,248 32,668 32,747 38,147












CITY OF FARMINGTON
GRAND RIVER CORRIDOR IMPROVEMENT AUTHORITY

BYLAWS AND RULES OF PROCEDURE

ARTICLE |
PURPOSE

The Grand River Corridor Improvement Authority (the “Authority”) was formed under
the terms of Act 280 of the Public Acts of 2005, as amended (the “Act”) and Resolution No. 08-
11-134 adopted by the City of Farmington City Council on August 15, 2011 (amended by
Resolution No. 12-11-212 on December 19, 2011), as it may be amended from time to time (the
“Resolution”). Pursuant to the Resolution and Act, the Authority is under the supervision and
control of a board (the “Authority Board”). The Authority exists to exercise those duties and
powers provided under the Act, subject to the Resolution. These Bylaws and Rules of Procedure
(“Bylaws”) are adopted for the purposes of establishing the membership and organization of the
Authority Board, rules and procedures for the conduct of Authority Board meetings, and a means
whereby the duties conferred upon the Authority Board may be effectively exercised.

ARTICLE II
MEMBERS

Section 1. Members; Eligibility. The Authority Board shall consist of the number of members
set forth in the Resolution. Membership shall meet or exceed the minimum requirements of the
Act and Resolution.

ARTICLE Il
VOTING

Section 1. Votes. Each member of the Authority Board shall be entitled to one vote.
Section 2. Eligibility to Vote. No member shall be entitled to vote at any meeting of the

Authority Board until the appointment of such member has been approved by the City Council
and such member has taken the oath of office.

Section 3. Quorum. The presence of four (4) or more members of the Authority Board shall
constitute a quorum for the transaction of business.

Section 4. Voting. Votes may be cast by a general voice vote, except where a roll call is
requested by any member or required by law or other procedures established under these Bylaws.
If there is a question as to the number of yea or nay votes a roll call shall be conducted.

Section 5. Transaction of Business. Unless otherwise required by law, the Resolution or other
procedures established under these Bylaws, a vote of the majority is required for the transaction
of all business and decisions of the Authority Board.




Section 6. Majority. Unless otherwise required by law, the Resolution or other procedures
established under these Bylaws, a “majority” shall be construed to mean more than fifty percent
(50%) of the votes cast by members present in person at the time of the vote.

ARTICLE IV
MEETINGS

Section 1. Place of Meeting. Subject to the requirements of the Open Meetings Act, meetings of
the Authority Board shall be held at the City Hall, the Jon Grant Community Center, or such
other suitable place convenient to the members as may be designed by the City Manager.

Section 2. Rules of Parliamentary Procedure. Meetings of the Authority Board shall be
conducted using the most recent edition of Roberts Rules of Order as a guideline in all cases to
which they are applicable, provided they are not in conflict with the Act, Resolution, these
Bylaws, or the laws of the State of Michigan.

Section 3. Meetings and Notice. In accordance with the Michigan Open Meetings Act, the
Authority Board, within ten (10) days after its first meeting of each calendar year, shall establish
and post a public notice stating the dates, times, and places of its regular meetings for the
ensuing year, and shall post a notice of any changes in its schedule of regular meetings in
accordance with the Open Meetings Act. Special meetings of the Authority Board may be called
and noticed, per the requirements of the Open Meetings Act, by the Chairperson of the Board or
the Mayor of the City. Notice of the time, place and subject matter of all meetings shall be given
by telephone, electronic means, personal delivery or mailing the same to each member. Notice
of each meeting also shall be provided to the public in compliance with the Michigan Open
Meetings Act. It shall be the duty of the Secretary (or other Authority Board officer designated
by the Chairperson in the Secretary’s absence) to serve and post the notices described in this
Section on behalf of the Board.

Section 4. Order of Business. The order of business at Authority Board meetings shall be as
follows:

Roll Call

Approval of Agenda
Approval of Minutes
Unfinished Business
New Business

Public Comment

Board Member Comment
Adjournment
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Section 5. Minutes: Presumption of Notice. Minutes, resolutions, and any other similar record
of the proceedings of meetings of members, when signed by the Chairperson or Secretary, shall
be presumed truthfully to evidence the matters set forth therein. A recitation in a resolution or
the minutes of any such meeting that notice of the meeting was properly given shall be prima
facie evidence that such notice was given.




Section 6. Open Meetings Act and Freedom of Information Act Compliance. The Authority
Board is required to comply, in all respects, with the Michigan Open Meetings Act and Freedom
of Information Act.

ARTICLE V
OFFICERS

Section 1. Officers. The principle officers of the Authority Board shall be a Chairperson, Vice
Chairperson and Secretary, who shall be members of the Authority Board. The members may
appoint such other officers from time to time as in their judgment may be necessary.

a. Chairperson. The Chairperson shall be the chief executive officer of the
Authority, and shall preside at all meetings of the Authority. The staff liaison
designated by the City Manager shall work with the Chairperson to establish the
agendas for the meetings of the Authority Board. The Chairperson shall have all
of the general powers and duties which are usually vested in the office of the
Chairperson of an Authority, including, but not limited to, the power to appoint
committees from among the members of the Authority from time to time in the
Chairperson’s discretion as may be deemed appropriate to assist in the conduct of
the affairs of the Authority. The Chairperson shall also perform such other tasks
as may be delegated to him or her by decision of the Authority Board or by
agreements binding upon the Authority. The Chairperson shall have a vote on all
matters before the Authority Board.

b. Vice-Chairperson. The Vice-Chairperson shall preside and exercise the powers of
the Chairperson in the Chairperson’s absence, and shall perform such other tasks
as may be delegated to him or her by decision of the Authority Board or by
agreements binding upon the Authority.

C. Secretary. The Secretary, by and through the staff liaison designated by the City
Manager to assist the Authority Board, shall cause a record to be kept of the
minutes of all meetings of the Authority Board, shall cause a record to be kept of
all plans, documents, books and papers approved by and brought before the
Authority Board, shall provide copies of all such records to the City Clerk upon
request, shall perform such other tasks as may be delegated to him or her by
decision of the Authority Board or by agreements binding upon the Authority, and
shall in general, perform all duties incident to the office of the Secretary.

Section 2. Election. The officers of the Authority Board shall be elected annually by a vote of
the majority of the Authority Board members at the first meeting of each calendar year. The
term of each officer shall be one (1) year with eligibility for reelection.

Section 3. Removal. Upon affirmative vote of a majority of the members of the Authority
Board, any officer may be removed either with or without cause, and the officer’s successor
elected at any regular meeting of the Authority Board or at any special meeting of the Authority



Board called for such purpose. No such removal action may be taken, however, unless the
matter shall have been included in the notice of such meeting. The officer who is proposed to be
removed shall be given an opportunity to be heard at the meeting. If an officer is removed, he or
she shall remain a member of the Authority Board, subject to removal from the Board in the
manner provided by the Act.

ARTICLE VI
FINANCE

Section 1. Fiscal Year. The fiscal year of the Authority shall be the same as the City of
Farmington. The commencement date of the fiscal year shall be subject to change by the
Authority for accounting reasons or other good cause.

Section 2. Financing Sources. The Authority shall be financed by the capture of tax increment
funds as set forth in the Act and such other sources as are permitted under the Act, subject to any
limitations set forth in the Resolution or City Charter.

Section 3. Budget. After being reviewed by the Authority Board, any budget of the Authority
shall be subject to approval by the City Council prior to adoption by the Authority Board
pursuant to the Act.

Section 4. Reporting. Pursuant to the Act, the Authority Board shall submit an annual report to
the City Council and State Tax Commission on the status of any tax increment financing
account. The Authority shall report to the City Council on any other matter to the extent the City
Council may request or require from time to time. The Authority shall also report to any other
state and county agencies required by law or agreement entered into with any such state or
county agency.

ARTICLE VII
AMENDMENTS

Section 1. Method. These Bylaws may be amended by the Authority Board, at a duly
constituted meeting, by the affirmative vote of a 66 2/3% majority of the members of the
Authority Board.

Section 2. Proposed. Amendments to these Bylaws may be proposed by any active member of
the Authority Board.

Section 3. Meeting. Upon any such amendment being proposed, the proposed amendment may
be considered at the same or any subsequent regular meeting or a special meeting called for that
purpose.

Section 4. City Council Approval. Pursuant to the Act and Resolution, the Authority Board’s
adoption and any amendment of these Bylaws is subject to approval of the City Council.
Accordingly, upon adoption of these Bylaws and any amendments thereof, the Bylaws shall be
immediately forwarded to the City Council in care of the City Clerk for approval.




Section 5. Distribution. A copy of these Bylaws and each amendment to these Bylaws shall be
furnished to every member of the Authority Board after adoption, provided, however, that any
amendment adopted in accordance with this Article shall be binding upon all members
irrespective of whether such persons actually receive a copy of the amendment.

ARTICLE VI
SEVERABILITY

In the event that any of the terms, provisions, or covenants of these Bylaws are held to be
partially or wholly invalid or unenforceable for any reason whatsoever, such holding shall not
affect, alter, modify, or impair in any manner whatsoever any of the other terms, provisions or
covenants of these Bylaws or the remaining portions of any terms, provisions or covenants held
to be partially invalid or unenforceable.

Adopted By: Graham, King, Scott, Thomas
Approved By:
Amended:
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2. ORCHARD LAKE FOCUS
AREA

The overall goal for the Orchard Lake Focus Area
is to create a pedestrian-friendly experience that
offers significant public space, a mixture of uses,
and celebrates the historic winery. The mixture
of complementary land uses will allow each use to
leverage the other, creating value from increased
convenience and proximity.

Commercial buildings are organized around

a triangular greenspace with a centralized
roundabout as the focal point and smaller
plazas and terraces filling in between buildings.

Greenspace allows for pedestrian activity within
the area and also increases the visibility and
competitiveness of adjacent businesses. This
greenspace continues across Grand River Avenue
where it becomes a terrace and yard for the historic
winery.

Pedestrian activity near the roundabout is
reinforced by placing office buildings at the
perimeter, that act as a transitional zone between
higher intensity commercial and lower intensity
residential to the north. Residential buildings are
placed closer to the street with parking located
behind to further define the pedestrian character.

Site Data

Approx. Site Area:

. Ofhce:

. Mix of Uses:

+/-29
+/- 90,000

+/- 86,500

(commercial, office, residential)

D Residential:

D Park Space

Transit Stop

- Hardscaping

. Parking:

80

+/-3.25

acres
sq. ft.

sq. ft.

units

acres

spaces,

on-street

Grand River Corridor Vision Plan



Figure 5.3 - Orchard Lake Focus Area Redevelopment Concept

Shiawassee Road
Astor Street

o ¢*~1

= ‘-‘;..v,:‘- o~

Proposed Land Use | 59




3. GRAND RIVER NORTH
FOCUS AREA

The concept for this focus area is to preserve and
enhance what is currently successful in the area.

Acting as an anchor for the focus area, the
existing Target building is retained and braced
by smaller scale storefronts offering a mixture of
uses. Additional storefronts are added across the
street, creating a pedestrian scale area appropriate
for retail, entertainment, and dining. The street
terminates at the school, which acts to define

the edge of the pedestrian area. With limited
visibility from Grand River Avenue, the rear

of the property is better suited for residential

use. Residential units are placed in the back half
of the property and are organized around two
elongated greenspaces. Proximity to the school,
the existing Target, and the new commercial and
entertainment uses become an attractive amenity
for residents, further creating value and ensuring
its success.

The development is connected to the rest of the
Corridor through a public transit stop located
adjacent to the entrance. The transit stop faces
the interchange, which is enhanced with plantings
and landscaping reinforcing the gateway into the
Corridor.

Site Data

Approx. Site Area: +/- 35

. Mix of Uses: (new) +/- 63,500

(existing) +/- 137,000

D Residential: 130

B School 60,000
. Hardscaping
@ Transit Stop

. Parking +/- 833

90

acres

sq. ft.
sq. ft.

units

sq. ft.

spaces,
on-street

Grand River Corridor Vision Plan
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C. PROPOSED LAND USE

The proposed land use plan outlines the preferred
uses throughout the Corridor and is a product

of the existing conditions analysis, stakeholder
input, and public input. This Plan offers a
certain amount of flexibility so businesses and
governments can react to specific market demands
that may occur. However, it does provide a

broad outline of where certain uses would be best
utilized. The cities of Farmington and Farmington
Hills have their own land use plans that should
take into account the future land use as described
in the Plan.

Grand River Corridor Vision Plan

Table 5.1 - Land Use Table

Land Use Type

Development Intent

Uses (P=Preferred, O=Optional)

Max .
Height
(Stories)

MF

OFF

Clv

RTL

INS

HTL

Medium-Density
Residential

This area is planned for medium density residential 10-20 units per acre. Residential
development in this area should be supported by public and green spaces within or
adjacent to the development. Residential developments should include sidewalks,
street trees, and connections within and outside of the development.

This area is planned for a mix of commercial and medium density residential 10-20
units per acre. Uses may be vertically or horizontally integrated. The overall mix

of commercial to residential should have a residential focus with approximately 60
percent of the area being used for residential. Development in this area should be
supported by public and green spaces within or adjacent to the development.

This area is planned for a mix of small to medium sized retail, office, and residential
uses both vertically and horizontally. Within pedestrian areas, office uses should be
encouraged on the second floor while retail uses should be reserved for the first
floor and have a strong street presence. These areas should be carefully planned
to complement the streetscape and help to create and define the public realm.
Development should be connected via a pedestrian network and include carefully
integrated public spaces.

35

The presence of Botsford Hospital is an opportunity for nearby support uses such
as professional medical offices and suppliers, laboratories, hotels, restaurants, and
senior residences and special needs. Development should be connected via ADA
accessible pedestrian networks and include carefully integrated public spaces and
transit.

The office district will promote larger scale office uses and buildings, typical of
corporate headquarters or office parks. These uses should have good connections
and visibility to the existing roadway network, especially the M-5 highway. Office uses
should integrate the existing natural areas and provide ample pedestrian connections
and public spaces.

MF Multi-family

OFF Office

crv Civic

RTL Retail

INS Institutional
HTL Hotel

The information presented in this table is a recommendation. Design flexibility should be granted as deemed appropriate by the local
municipality. The building blocks and preferred uses may vary slightly depending on market and site conditions.




Figure 5.7- Proposed Land Use Map

. Medium-density residential
] Residential / Mix of Uses

. Mix of Uses
. Medical office
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A. TRANSPORTATION

The results of the existing transportation
conditions analysis outlined in Chapter 2 provided
insight into potential transportation projects.

Some design solutions were explored that would
enhance the transportation network, improve
local quality of life, and advance/support the
development principles outlined in the Plan. The
goal was to provide some additional direction
and insight as to what transportation projects and
studies the CIA may want to consider.

The projects outlined in this section have not been
fully studied, but have been examined to identify
their merits and general feasibility.

Grove Street to Orchard Lake Road
The Grove Street to Orchard Lake Road section
of Grand River Avenue is an existing five-lane
cross section, with signals at Grove Street and at
Power Road. This area was considered for future
improvements as the initial traffic model showed
capacity for a road diet.

Based on the existing conditions, an option to
change to a three-lane cross section with
on-street bike lanes in the remaining space could

be considered (curbs should not need to be

shifted).

Orchard Lake Road to Nine Mile Road
The Orchard Lake Road to Nine Mile Road
section was a ‘hot spot’ that was identified during
the preliminary existing condition analysis. This

g,
 AaiR

Option 1 - Cross Section of Street

section has traffic signals at Orchard Lake Road
and Nine Mile Road for intersection control. The
signals are within 980 feet of each other, which

is necessary to achieve and maintain a reasonable
level of service in this area, although traffic is still
an issue during peak hours.

Two options were considered in this area. The

first was to retain traffic signal controls for the

key intersections and five traffic lanes for vehicle
movements. On-street bike lanes by way of
rebuilding curbs to effectively widen the pavement

could also be considered.

AR

Existing - Cross Section of Street

Grand River Corridor Vision Plan

Option 1 - Cross Section of Street

The second option is to replace signalized
intersections with roundabouts. The roundabouts
would be two lanes with an approximate diameter
of 165 feet. Between the two roundabouts would
be two travel lanes in each direction separated

by a very narrow non-mountable (barrier)

median of about four feet. This would provide
access management for this segment. The seven
commercial driveways and three local street
intersections would be right in/out only. Left
turns would be indirect, using the roundabouts.
On-street bike lanes could be added in the
remaining space and curbs should not need to be
shifted except as needed for the roundabouts.

Option 2 - Cross Section of Street




Option 2 - Roundabouts

Nine Mile Road to Haynes Street
Nine Mile Road to Haynes Street is a standard
five-lane cross section used prior to transitioning
to the interchange. The area currently experiences
moderate flows, with a relatively high LOS.

A road diet with two bike lanes was considered for
this section of Grand River Avenue. Once outside
the influence area of the signal / roundabout at
Nine Mile Road, the roadway could transition to
a three-lane cross section with on-street bike lanes
in the remaining space. Curbs should not need to
be shifted except as needed for the roundabout.

QM

Option 1 - Cross Section of Street

Interchange

The existing M-5 interchange was identified by
stakeholders in the planning process as a major
barrier to future growth and development. The

primary challenge is that the interchange does not
allow for all movements. Eastbound M-5 freeway
cannot directly head to northwest Grand River
Avenue, nor can southeast Grand River Avenue
directly go east on M-5. Both movements must
use crossover between Colgate Street and Albion
Avenue.

Adding bike lanes should be considered with

the option of reconstruction. Reconstruction

was preliminarily examined, and two existing
intersections with similar conditions were
identified as best management solutions that
should be used as a reference (see junction of US-
12 at Michigan Avenue, north of the Willow Run
Airport in Ypsilanti).

US-12 at Michigan Avenue

US-12 at Michigan Avenue

Another option for the M-5 interchange would
realign westbound M-5 and reduce the median
width to 60-70 feet. This would eliminate the
need for the current bridge due to grade separation
and create an at-grade intersection between

M-5 and Grand River Avenue. Intersection
control with a traffic signal that would stop both
directions of M-5 at same time would be needed
for this scenario.

Purdue Avenue to Eight Mile Road
This section of Grand River Avenue is an eight-
lane wide median boulevard with traffic signals

at key intersections and select crossovers. The
existing LOS was A/B with B/C at the Eight Mile
Road intersection. A proposed transportation
improvement was considered that would add
on-street bike lanes. This improvement would
reduce the roadway to a six-lane boulevard, adding
on-street bike lanes in the remaining space. The
exception is within 500 feet of the intersection
with Eight Mile Road, where there is a need to
retain a full eight-lane cross section due to capacity
issues at the signal.

Existing - Cross section of Street

Option 1 - Cross section of Street

Recommendations
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B. ZONING

Part of the challenge to Corridor redevelopment

is the impact that local zoning will have on

future development. A key component to the
redevelopment success will lie in the reorganization
of land uses and development standards and
procedural requirements will determine how

that change will take shape. Community leaders
determined early on that a collaborative regulatory
approach is needed to provide the certainty and
consistency between Farmington and Farmington

Hills.

This section of the Plan identifies code elements
that should be considered when crafting ordinance
amendments to implement this study.

PLANNED UNIT
DEVELOPMENT (PUD)

A PUD is a regulatory process that allows
for comprehensive planning of large tracts
of land. PUDs often allow for a mixture
of uses, higher density and a relaxation

of zoning regulations in exchange for an
increase in discretion by City staff and
officials.

1. AUDITS OF EXISTING ZONING
City of Farmington Hills:

The majority of Grand River Avenue frontage is
zoned General Business (B-3) and Light Industrial
(LI-1). Other zoning includes:

e Office Service (OS1)

* Vehicular Parking (P-1)
* Multiple Family Residential (RC3)
* One Family Residential (RA3, RA4)

The Farmington Hills zoning ordinance contains
a planned unit development section (§34-3.20)
that allows any use listed in the zoning ordinance
to be considered, provided it is consistent with the
master plan. The ordinance also contains many
relevant sections that can achieve the vision and
principles of the Plan (see inset).

City of Farmington:

The majority of the Grand River Avenue frontage
is zoned Community Commercial (C2) and
General Commercial (C3). Other zoning
includes:

e Office Service (OS)
* Single Family Parking (R1P)
*  Multiple Family Residential (R3, R4)

The Farmington zoning ordinance contains a
planned unit development provision (Article 10),
that promotes many of the development principles
as outlined in the Plan.

Relevant Ordinance Sections
City of Farmington Hills

Sustainable Design § 34-3.23
Pedestrian Access § 34-3.24
Noise and Glare § 34-3.25
Parking Requirements § 34-5.2.15
Loading and Unloading § 34-5.4.6
Corner Clearance § 34-5.10
Fences § 34-5.12
Landscape Development  § 34-5.14
Walls and Berms § 34-5.15

Relevant Ordinance Sections
City of Farmington

Awnings and Canopies § 35-40
Pedestrian Walkways § 35-45
Exterior Lighting § 35-48
Fences § 35-49
Mechanical Equipment § 35-52
Building Design § 35-53
Buffer Zones § 35-184
Parking Article 14

Grand River Corridor Vision Plan




2. ZONING RECOMMENDATIONS
Approach

There are no immediate barriers to the type of
development envisioned in this study in the zoning
ordinances for the cities. Technically, the planned
unit development mechanisms that currently

exist in the ordinances for both Farmington

and Farmington Hills allow for flexibility in
dimensional requirements that may be needed

to achieve the vision, but there are ways that

the regulatory environment cannot only remove
barriers, but also facilitate development.

The following suggestions are ways to more
specifically enumerate the style, form, and quality
of development desired and attract additional
development interest:

* Rezone Land. Each City could rezone
property within the study area to a district that
more closely matches the proposed land uses.
Such an effort requires publication on a parcel-
by-parcel basis, which can create concern and
confusion amongst current and nearby business
and property owners. This method also assumes
there are existing districts in the City that
match the districts in the Plan. If matching
existing districts do not exist, this approach
can result in application of standards that were
not originally crafted for this unique corridor.
Alternatively, it could result in several similar,
yet slightly modified, districts that can become
cumbersome to enforce and understand. While

this approach is adequate, the overlay approach,
described below, is recommended.

Overlay Zoning. Adoption of an overlay
zoning district would provide a consistent

set of regulations that could be adopted by
both cities and eliminate the need for parcel-
by-parcel rezoning. The overlay could allow
maintenance of existing land uses until such
time as a redevelopment, change of use, or
significant expansion or remodel proposed by
the land owner. To provide the best consistency
between both cities, the overlay district should
be drafted in a fashion similar to a planned
unit development, with standards for approval
rather than rigid dimensional regulations. The
overlay should include the following:

» Common sets of allowed uses

» Basic building and parking placement

» Access requirements for both vehicles and
pedestrians

» A review procedure that is similar, if not the
same, for both cities

» Streamlined reviews

» Quality standards upon which flexibility
may be granted

» Requirement for development agreements
to specify flexibility, modifications, and
incentives agreed upon during the approval
process

Reviews

The following recommendations will promote

development in the study area by expediting

review and approval of proposed developments:

* Streamlining Approvals. Each City is
encouraged to adopt the focus area plans
provided in this study. The overlay, which is
recommended to be structured as a planned
unit development, would require a two-step
approval process. Endorsing the focus area
plans will strengthen the commitment to
these redevelopment concepts, and can attract
developers seeking an easier approval process or
places where they know what the community
wants. If the focus area plan is adopted as the
preliminary site plan, developers know a step
in the process has been eliminated, and may be
more likely to locate within the Corridor.

* Incentives. A more aggressive approach to
attracting developers is to establish an incentive
program. While financial incentives are the
most ideal, resources available to the CIA are
limited, especially in the short term. Over
time, as each City learns more about what will
and will not work along the Corridor, and as
financial resources grow, establishing additional
incentives beyond streamlining of reviews could

be explored.

Recommendations
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Table 6.1 shows the type of incentives (listed along
the top) that could be offered, if the recognized
benefits (listed along the left) are provided.

Uses

This Plan includes a future land use map, that
recommends one of four zones for parcels within
the Corridor. Table 6.2 provides more specific
direction regarding the sets and sub-sets of land
uses that should be considered. In this table uses
listed with a P could be a permitted land use,
while items listed with an S may be considered as a
special exception or conditional use.

Administration

In many ways, the requirements that should

apply to Grand River Avenue already exist in

local zoning ordinances. Therefore, rather

than rewriting these provisions, zoning for the

Corridor should refer to those districts so that

there is still consistency within each City. It is

recognized that while some of those provisions will

be relevant, there may be cases where this study

might suggest application of either more or less

stringent provisions. Therefore, given the array of

conditions that may or may not be acceptable, the

following elements should be incorporated:

* Grant flexibility provisions that state
modifications of strict dimensional
requirements if the request:

» Is consistent with the Corridor Plan and
development principles

»  Will not prevent or complicate logical
development of adjacent properties

Table 6.1 - Zoning benefit analysis

Incentives > Tax
Increment Use of
Lot Setback | Bldg. | Reduced | Stormwater/ | Financing | Municipal

Coverage | Relief | Height = Parking Utility (TIF) Parking
Recognized Benefit \/
Open Space X X X X
Low Impact Development X X X X
Mixed-Use X X
Higher Quality
Architecture *
LEED/Green Building X X X X
Additional Buffer b X X X
Pedestrian Facilities X X X X

» Is the minimum necessary to allow
reasonable development
»  Will not impair public safety
» Is not simply for convenience of the
development
* Allow the Planning Commission to impose
conditions needed to achieve consistency with
the development principles
* Require a Development Agreement, similar to
those currently required for a PUD

Development Requirements

The following should be incorporated into any
zoning ordinance for the Corridor:

* Streetscaping

» Front yards should maintain visibility of

»

entrances and present high quality building
frontages

Require sidewalks along all street frontages,
with wider paths along Grand River Avenue

Establish a street tree policy that is unique
for the Corridor

Consider uniform street lights

Lot size and coverage

»

Match residential areas to current residential
districts

Have no minimum or maximum for
Commercial/Mixed-use




Setbacks

»

»

»

Match residential areas to current residential
districts

Have no minimum front setback for
Commercial/Mixed-use

Consider a build-to requirement or a build-

« »
to zone

Transitions

»

»

Require rear buffers/walls/landscaping
between single family residential and other
uses

Encourage building step-backs to transition
from larger scale buildings to adjacent

neighborhoods

Parking

»

»

Refer to each City’s current parking
standards, but consider flexibility for other
available shared, structured, or municipal
parking

Allow parking study to determine when less
or more should be required

Building Design

»

»

»

Regulate quality, not architecture

Require a minimum storefront height and
minimum window area for first loor
Establish lighting standards that consider
modern and sustainable lighting options

Signs

»

»

»

Maintain visibility for commercial signage

Match sign size and height to speed limit on
Grand River Avenue

Consider visibility across median

Table 6.2 - Detailed land use recommendations

Zone

Medium-
Density
Residential

Residential
Mixed-use

Mixed-use

Medical Office

Multi-family

One-Family Dwelling

Two-Family Dwelling

Multiple-Family Dwelling

=

Office

Medical

Professional

Financial

lav B Ra-Nav]

Drive-Through

a=Al s~ R s~ lav)

» || P

Civic

Schools

la~]

]

Universities

Public Buildings

s~}

wn

Retail

Personal and Professional Service

General Retail

Pharmacy

Studios of Fine Arts

s~ s Rav R Hav)

w»n | g ;»m | w;m

Institutional

Hospitals

wn

Churches

Adult and Child Care Facilities

Hotel

Hotel/Motel

Bed and Breakfast

Lodging Facilities as an Accessory

to a Principal Use

P: Permitted, S: Special Exception

Recommendations
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IMPLEMENTATION 7




IMPLEMENTATION HOW TO USE THIS SECTION

A plan is only effective if implemented and the The implementation section outlines each

parties listed in this section will ultimately be development principle, the objectives needed to
responsible for the Plan’s success. These parties satisfy each principle, and what specific actions
should be continually engaged throughout are needed to reach each objective. Every action
the Plan implementation, not only with their has been assigned a series of parties responsible for
particular actions, but with realizing the complete completing the action.

vision for the Corridor. When actions require
multiple parties for completion, every effort
should be made to form cooperative partnerships
and relationships to fully address the action.

Symbol legend

P Priority Action City of Farmington @ CIA Private Landowners
Action should be initiated or
completed within one to three City of Farmington Hills @ MDOT / RTA Botsford Hospital
ears -
) @ Oakland County o SMART Neighborhood Associations
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PRIORITY ACTIONS

The Corridor Improvement Authority and the
task force worked through a series of activities that
yielded 11 priorities actions.

These items should be the first actions within the
Plan that are pursued, with the goal of completing
or initiating the action within one to three years.

TOP 11 PRIORITY ACTIONS

1.4

3.1

3.4

3.5

4.2

4.3

4.4

5.2

6.2

7.4

8.1

Create a streetscape design for the Corridor that includes concepts for the median and
along the street edge, to help unify the Corridor. Traditional lighting, landscaping,
public art, road design, non-motorized facilities and utility improvements should be
incorporated.

Develop a detailed transportation plan that explores the following network concepts:
a) Road diet along all or portions of the Corridor; b) Realignment/reconfiguration of
the M-5 split; and ¢) Realignment of the Orchard Lake Road jog.

Better integrate the M-5 freeway into the communities through realignment, new off-
ramps, and alternative alignments at the westbound Grand River Avenue split to M-5.

Work with key stakeholders like Botsford Hospital to coordinate connections and
redevelopment with their plans for expansion.

Allow mixed-use buildings that include upper floor residential as a way to activate key
development areas and provide urban-style housing.

Draw upon the momentum created at the Botsford Hospital site by establishing a
“medical village” of supportive uses within close (ideally walking) proximity.

Capitalize on sites with character, like the winery or those with river views, and build a
theme around them.

Develop regulations that encourage mixed-use and owner-occupied housing options over
large-scale rental units.

Embrace the Corridor’s proximity to the Rouge River by activating the river’s edge where
possible, developing a nature trail or multi-use pathway, and encouraging businesses that
will capitalize on the scenery and natural environment.

Plant gardens and landscaping to improve gateways and larger vacant areas in the right-
of-way such as in the median at the Grand River Avenue/M-5 split.

Create informational and incentive programs to encourage development of green

buildings, sites, and neighborhoods.

Implementation
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Development Principle 1 - Community Image and Character
High-quality architecture and urban design elements/treatments will create a signature environment along the
Corridor.

Action Responsible parties

Action 1.1 @

Develop a logo and brand theme for use when marketing the
Corridor to businesses, developers and young professionals.

Action 1.2 '@' @ oo

Design a wayfinding package that includes coordinated signage and
historical markers. Such signage should also assist in helping locate
businesses across the median, especially where visibility is limited.

Action 1.3 '@ @ f: o

Continue to coordinate with the Farmington Public Safety
Department and the Farmington Hills Police Department to
coordinate traffic patrols and safety along the Corridor.

» Action 1.4 =) @ @ b

Create a streetscape design for the Corridor that includes concepts
for the median and along the street edge, to help unify the
Corridor. Traditional lighting, landscaping, public art, road design,
non-motorized facilities and utility improvements should be
incorporated.

Action 1.5

Develop building guidelines that encourage compatible
architectural character that creates themes along the Corridor while
allowing the design freedom needed to attract creative development.

Action 1.6 @@m

Consider locations where on-street parking can be provided, and
encourage off-street parking in rear and side yards that include
appropriate buffers between them and adjacent neighborhoods.
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Action 1.7 '@'@m

Work with the Farmington and Farmington Hills Public Service
Departments on community clean-up initiatives, both within the
right-of-way and on private sites in need of attention.

Action 1.8 '@'

Organize community events that celebrate the themes that emerge
along the Corridor. Events can be initiated by the Corridor
Improvement Authority, either City, or key stakeholders along the
Corridor.

Action 1.9 '@' @

Seek out opportunities to bury utility lines located in the median or
in the front yards of businesses.

Implementation
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Development Principle 2 - Mobility
The Corridor will allow for a safe and enjoyable environment for walking, biking, public transit, and automobiles for
people of all ages and abilities with minimal conflicts among users.

Action Responsible parties

Action 2.1 @@m

Narrow the travel portion of Grand River Avenue to accommodate
additional non-motorized facilities that will provide better access
for those without vehicular access and improve travel choices for all
users.

Action 2.2 '@ @

Improve the environment for transit through land use and
regulatory policies, and physical changes to the Corridor.

Action 2.3 e ®

Improve road crossings at key locations by narrowing crossing
distances through a road diet or curb bump-outs. Unsignalized
locations may require additional signage, lighting or signals to alert
motorists to potential non-motorized activity.

Action 2.4 '@ @ @

Coordinate the development of a multi-use pathway that generally
runs parallel to the Corridor, the route for which may be within
the road right-of-way, within the riparian corridor along the Rouge
River, on private property, or on dedicated easements.

Action 2.5 BEoe®aE0 N w

In addition to a regional pathway, continuous sidewalks should be
provided along both sides of Grand River Avenue for the entire
length of the Corridor. Where more urban environments are
planned, wider sidewalks should be included to provide room for
public gathering and outdoor seating.
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Development Principle 3 - Connections
The Corridor will be well connected with surrounding areas, providing choices for people to move throughout the
Corridor, adjoining neighborhoods, centers of commerce, and public spaces.

Action Responsible parties

» Action 3.1 '@ @ o

Develop a detailed transportation plan that explores the following
network concepts: a) Road diet along all or portions of the
Corridor; b) Realignment/reconfiguration of the M-5 split; and
¢) Realignment of the Orchard Lake Road jog.

Action 3.2 BEoe&i® & — ba

Ensure that through traffic does not interfere with the residential
quality of adjacent neighborhoods. Traffic calming should be
implemented through careful road re-design rather than quick fixes
like stop signs and speed bumps.

Action 3.3 - ®

Use wayfinding to assist travelers in locating their destination.
Visibility, especially across the median portions and at the Grand
River Avenue/M-5 split, is especially challenging.

» Action 3.4 @ @

Better integrate the M-5 freeway into the communities through
realignment, new off-ramps, and alternative alignments at the
westbound Grand River Avenue split to M-5.

» Action 3.5 '@

Work with key stakeholders like Botsford Hospital to coordinate
connections and redevelopment with their plans for expansion.
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Development Principle 4 - Redevelopment

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

housing in a vibrant and integrated development pattern.

Action Responsible parties
Action 4.1 '@ @

Elevate the status of the Corridor so it is attractive to high quality
businesses. Re-organize the mix of uses so that they are presented
in themed hubs along the Corridor that will synergize, rather than
compete with one another.

P Action 4.2
Allow mixed-use buildings that include upper floor residential as
a way to activate key development areas and provide urban-style
housing.

» Action 4.3
Draw upon the momentum created at the Botsford Hospital site
by establishing a “medical village” of supportive uses within close
(ideally walking) proximity.

P Action 4.4
Capitalize on sites with character, like the winery site or those with
river views, and build a theme around them.

Action 4.5

Attract younger residents by offering more urban environments,
employment opportunities, mixed-use and non-motorized
connections.

Action 4.6
Use larger businesses to anchor key development nodes.
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Action 4.7

Allow for broader redevelopment of underutilized sites, considering
incentives to motivate developers such as parking reductions,
building height or density bonuses, or flexible non-conforming
standards.

Action 4.8

Review local water and sewer agreements to ensure adequate
capacity exists for the future land uses proposed for the Corridor.
If excess capacity exists, consider ways to use such capacity as an
incentive for redevelopment.

Action 4.9
Search for grants from private and public sources to help fund
redevelopment activities.

Action 4.10

Identify one to two catalyst redevelopment projects within the
identified focus area. Consideration for the projects should be if
the property is under single ownership and is a key to the overall
development of the area.

Action 4.11

Create a redevelopment corporation/partnership with Botsford
Hospital. The organization should focus on the redevelopment of
the neighborhoods surrounding the hospital, promoting healthy
lifestyles and families.

Action 4.12
Prepare a marketing handbook/collateral to promote the
redevelopment of the focus areas and identified catalyst projects.

Action 4.13

Develop an expedited review and approval process for new
development(s) within four focus areas or identified catalyst
projects.

© &

SOC

SO

© &

S @ & i
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SOC
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Development Principle 5 - Neighborhoods and Housing
A variety of housing options will be promoted in the Corridor.

Action Responsible parties

Action 5.1 @

Allow more urban, high-density residential options that are not
widely available in the area, especially near priority development
areas.

» Action 5.2 @

Develop regulations that encourage mixed-use and owner-occupied
housing options over large-scale rental units.

Action 5.3 '@

Ensure public amenities and parks are incorporated into new
residential development. Use of development massing or clustering
might be considered as a way to maximize development in some
areas of the site to allow for parks and other amenities.

Action 5.4 '@'

Ensure proper transitions between uses that protect the character of
existing neighborhoods. These transitions may be achieved through
allowing residential to take the place of commercial retail along

Grand River Avenue as the extension of the existing neighborhood.

Action 5.5 @ I

Encourage the formation of Block Clubs and Homeowner
Associations in residential developments to provide a structure for
greater public involvement.

=]
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Development Principle 6 - Natural Environment
Future Corridor growth and development will respect, enhance, complement, and integrate the Rouge River
Corridor.

Action Responsible parties

Action 6.1 '@ @ @

Work with the Southeast Michigan Council of Governments on
a Low-Impact Development plan for the Corridor that will help
improve the volume and quality of stormwater retention and
management for those historic sites with inadequate facilities.

» Action 6.2 e @ ®

Embrace the Corridor’s proximity to the Rouge River by activating
the river’s edge where possible, developing a nature trail or multi-
use pathway, and encouraging businesses that will capitalize on the
scenery and natural environment.

Action 6.3 '@ @ @

Develop a Corridor beautification program that uses volunteer
assistance to maintain parks, clean up the river, or plant flowers in
the median.

Action 6.4 '@ @ @

Work to obtain easements along the Rouge River over time for
the purpose of establishing a greenway along the river through the
Corridor.

By
E I
i

S+
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Development Principle 7 - Public Space
New Corridor public spaces will provide a pleasant environment for community gathering and outdoor activity.

Action Responsible parties

Action 7.1 @ @

Develop a plan to incorporate public spaces, either in the form of
plazas, parks or gathering areas along the Corridor.

Action 7.2 '@

Consider a community garden in areas needing a catalyst to bring
residents and visitors to underdeveloped areas of the Corridor.

Action 7.3 @

Ensure street furniture that coordinates with the overall Corridor
streetscape is provided in areas near transit stations, mixed-use areas
or parks.

» Action 7.4 @ @

Plant gardens and landscaping to improve gateways and larger

vacant areas in the right-of-way, such as in the median at the Grand
River Avenue/M-5 split.
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Development Principle 8 - Sustainability
Future growth and development in the Corridor will follow best management practices in environmental planning and construction.

Action Responsible parties

» Action 8.1 @ @

Create informational and incentive programs to encourage
development of green buildings, sites and neighborhoods.

Action 8.2 @

Support opportunities to accommodate alternative energy resources
such as electric, solar and wind energy.

Action 8.3 e &

Encourage building and site design that incorporate green

design principles such as reduced energy consumption and water
conservation and elements such as electric vehicle charging stations,
green roofs, water conservation and other innovative design.
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