
 Regular Planning Commission Meeting 
7:00 PM, MONDAY, SEPTEMBER 12, 2016 

City Council Chambers 
23600 Liberty Street 

Farmington, MI  48335 

 

 

REGULAR MEETING AGENDA 

 

City of Farmington Page 1 Updated 9/9/2016 3:43 PM  

I. ROLL CALL 

II. APPROVAL OF AGENDA 

III. APPROVAL OF ITEMS ON THE CONSENT AGENDA 

A. August 8, 2016 Minutes 

1.  August 8, 2016 Minutes 

 

IV. SITE PLAN REVIEW, CONSIDERATION TO APPROVE EXISTING 
BUILDING FACADE AND SITE IMPROVEMENTS IN CENTRAL 

BUSINESS DISTRICT - THE GROVES RETAIL CENTER, 33019-

33021 GRAND RIVER AVENUE 

1.  Site Plan Review, Consideration to Approve Existing Building 
Facade and Site Improvements in Central Business District - the 

Groves Retail Center, 33019-33021 Grand River Avenue 

 

V. SITE PLAN REVIEW FOR OUTDOOR STORAGE - THE GROVES 
RETAIL CENTER, GREAT LAKES ACE HARDWARE, 33021 GRAND 

RIVER AVENUE 

1.  Site Plan Review for Outdoor Storage - the Groves Retail Center, 

Great Lakes Ace Hardware, 33021 Grand River Avenue 

 

VI. PRE-APPLICATION CONFERENCE WITH PLANNING 
COMMISSION ON PUD PLANNED UNIT DEVELOPMENT CONCEPT 

PLAN - OLD 47TH DISTRICT COURTHOUSE PROPERTY 

1.  Pre-Application Conference with Planning Commission on PUD 

Planned Unit Development Concept Plan - Old 47Th District 
Courthouse Property 

 



Agenda Planning Commission September 12, 2016 

City of Farmington Page 2 Updated 9/9/2016 3:43 PM  

VII. PUBLIC COMMENT 

VIII. PLANNING COMMISSION COMMENT 

IX. ADJOURNMENT 
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Farmington City Council 
Staff Report 
 

 
Council Meeting Date:  
September 12, 2016 

 
Reference 
Number 

(ID # 2251) 

 
 

Submitted by:  Kevin Christiansen, Economic Community Development Director 
 

Description:  August 8, 2016 Minutes 
 

Requested Action:   
Approve 

 

Background:   
 

Agenda Review 
Review: 
Kevin Christiansen Pending  
City Manager Pending  
Planning Commission Pending 09/12/2016 7:00 PM 

 
 

3.A.1
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     FARMINGTON PLANNING COMMISSION PROCEEDINGS 
                                          City Council Chambers, 23600 Liberty Street 
                                                     Farmington, Michigan 

August 8, 2016 
. 

Vice Chairperson Crutcher called the meeting to order at 7:00 p.m. at City Council 
Chambers, 23600 Liberty Street, Farmington, Michigan, on Monday, August 8, 2016. 
 

ROLL CALL 
 
Present: Buyers, Chiara, Crutcher, Kmetzo, Waun 

Absent: Gronbach, Majoros 

A quorum of the Commission was present. 

 
OTHER OFFICIALS PRESENT: Director Christiansen 

 
APPROVAL OF AGENDA 

 
MOTION by Chiara, seconded by Buyers, to amend the Agenda to change the 

order of Items 4 and 5 on the Agenda. 

Motion carried, all ayes. 

 
MOTION by Buyers, seconded by Chiara, to approve the amended Agenda as 

submitted. 
Motion carried, all ayes. 

 
APPROVAL OF ITEMS ON CONSENT AGENDA 

 

a. Minutes of Regular Meeting – July 11, 2016 

 
MOTION by Chiara, seconded by Buyers, to approve the items on the Consent 

Agenda. 

Motion carried, all ayes. 
 

FARMINGTON DOWNTOWN AREA PLAN 2015 AMENDMENT  

DEVELOPMENT AREA E, EAST GRAND RIVER AREA PLAN 
 

Chairperson Crutcher introduced this agenda item and turned it over to staff. 
 

Christiansen stated this item is the latest version of the Downtown Area Plan 2015 

Amendment.  He indicated the prior version the Commissioners received in July 

had omitted one property inadvertently and it has now been included in this 

version.  and  to include what has now been created by the Grand River Corridor 

Authority and identified as Development Area E to include the East Grand River 

Area Plan which the Grand River Corridor Authority has moved on to the Planning 

Commission  for their review.   
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City of Farmington Planning Commission 
Minutes of August 8, 2016 
Page 2 

  

 

He stated the Authority has been working with OHM advisors to redevelop East 

Grand River Avenue from Mayfield to Power Road and incorporate that as an 

amendment into the Downtown Area Plan 2015.  He stated the action requested 

for this item tonight is to review the amendment as created, approve it, and make 

recommendations and forward it to City Council for their consideration. 
 
 

He indicated the Downtown Area Plan 2015 was an effort created by a committee of 
people from the community which was comprised of representatives of City Council, 
Planning Commission, the DDA, City Manager’s office, Economic and Community 
Development as well as stakeholders in the community. 
 
He said the description of Area E remains the same and the focus of this area is to look 
for opportunities for redevelopment with connections to Shiawassee Park.  He indicated 
the Grand River Corridor Improvement Authority developed a series of principles to 
build on vision to integrate the goal of urban design.  Some of the principles to include 
elements to complement the historic downtown, leveraging the Rouge River as an 
amenity for development and look at opportunities to realize development along the 
River Rouge and the Grand River Corridor; to integrate residential into existing 
downtown and create a continuous stream of pedestrian environments; to complement 
the downtown and be a gateway to the City and to create opportunity for economic 
development and an environment with mixed use and to focus on the amenities of 
Shiawassee Park and the Rouge River to better complement and utilize a cohesiveness 
between properties and amenities. 
 
He stated the committee developed two concepts for Area E and were adamant that 
their efforts would not be looking to create or expand but make a unique area that 
blends into the Grand River corridor as a whole. 
 
He detailed the two concepts developed for the Commissioners and further discussion 
was held on the different aspects of each of the plans.   
 
He then stated the action requested for the Planning Commission for this item is to 
review the amendment as created, approve it, and make recommendations and then 
forward it to the City Council for their review. 
 
MOTION by Buyers, seconded by Chiara, to recommend approval of the Downtown 
Area Plan 2015 Amendment, and move to forward it to City Council for their review. 
Motion carried, all ayes. 
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City of Farmington Planning Commission 
Minutes of August 8, 2016 
Page 3 

  

 
OUTDOOR DISPLAY AND SALES – FRESH THYME FARMERS MARKET, 
                                                                           23300 FARMINGTON ROAD 
 
Chairperson Crutcher introduced this item and turned it over to staff. 
 
Christiansen stated that the Applicant, Fresh Thyme Farmers Market, has submitted 
plans for outdoor display at the front entrance to their store located at 23300 Farmington 
Road.  He indicated that this is a permitted use in the Central Business District it is 
zoned as.  He said there was a site plan provision in the PUD allowing for outdoor 
displays and sales and that this request was just to formalize it.  He presented the floor 
plan to the Commission and opened the floor for questions. 
Crutcher inquired if a year round request was different than seasonal and Christiansen 
responded not for shopping centers. 
 
MOTION by Chiara, seconded by Waun, to approve the request for outdoor 
merchandise displays and sales for Fresh Thyme Farmers Market, 23300 Farmington 
Road, along the front entrance between the normal business hours from 7:00 a.m. to 
10:00 p.m. 
Motion carried, all ayes. 

PUBLIC COMMENT 
 
None heard 

 
PLANNING COMMISSION COMMENTS 
 
None heard   

 
 
 

ADJOURNMENT 
 
MOTION by Buyers, seconded by Chiara, to adjourn the meeting.  

Motion carried, all ayes. 
 
 

The meeting was adjourned at 7:47 p.m. 
 

 
 
 
 

Respectfully submitted, 
 
 
 
 

Secretary 
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Farmington City Council 
Staff Report 
 

 
Council Meeting Date:  
September 12, 2016 

 
Reference 
Number 

(ID # 2252) 

 
 

Submitted by:  Kevin Christiansen, Economic Community Development Director 
 

Description:  Site Plan Review, Consideration to Approve Existing Building Facade and Site 
Improvements in Central Business District - the Groves Retail Center, 33019-33021 Grand River 
Avenue 

 

Requested Action:   
Approve 

 

Background:   
The City received application to approve façade and site improvements for an existing one story 
building within the Central Business District. The building is located at 33019-33021 Grand River 
Avenue and is the commercial building that houses Earned But Not Given Cross Fit and soon to be 
Great Lakes Ace Hardware east side of The Groves Retail Center). Listed below is a review of the 
project in relationship to pertinent sections of the Downtown Design Standards. 
 

Main entrance.  All buildings shall have a main entrance that is located on at least one (1) street-
front. Main entrances shall have design details that enhance the appearance and prominence of the 
entrance so that it is recognizable from the street and parking areas. The front entranceway shall be 
inset a minimum of three (3) feet from the front building wall to minimize encroachment on the 
sidewalk.  Comment: Currently meets requirement.  
 

Awnings.  Awnings in the CBD may project over the public sidewalk; provided they shall be:   
a.   Positioned immediately above the ground floor window area of the facade. 
b.   Provide a minimum eight-foot clearance from the sidewalk. 
c.   Constructed of a durable, weather-proof material such as canvas or steel. 
d.   Have a straight shed that projects from the building at a straight angle with open sides. 
e.   Signage is in conformance with the city sign code.  Comment: Currently meets requirements. 
 

Exterior finish materials.  The following exterior finish materials are required on the front facade 
and any facade facing a street, alley, or parking area. These requirements do not include areas 
devoted to windows and doors.   
   a.   All walls exposed to public view from the street, alley, or parking area shall be constructed of 
not less than seventy-five (75) percent modular brick or stone. Panel brick and tilt-up brick textured 
paneling shall not be permitted.  Comments:  Currently meets requirement.  
  
   b.   The remaining facade may include wood siding or fiber cement siding. Exterior insulation finish 
systems (EFIS) may be used for architectural detailing above the first floor. 
   
 c.   Buildings that have upper stories shall be designed to create a distinct and separated ground 
floor area through the use of accent such as a cornice, change in material or textures, or an awning 
or canopy between the first and second stories. 
 

   d.   The Planning Commission may permit other alternative exterior finish materials, based upon 

4.1
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Agenda Item (ID # 2252)  Meeting of September 12, 2016 

Updated: 9/9/2016 3:42 PM by Lisa McGill  Page 2 

the recommendation of the DDA Design Committee if the amount, design, and type of materials 
proposed are consistent with the intended character of the CBD.  Comment: The DDA Design 
Committee at their September 8, 2016 meeting recommended approval of the proposed façade 
improvements subject to a few minor modifications.  
 

Windows.     
   a.   Storefront/ground floor.  No less than seventy (70) percent of the storefront/ground floor facade 
shall be clear glass panels and doorway. Required window areas shall be either windows that allow 
views into retail space, working areas or lobbies, pedestrian entrances, or display windows set into 
the wall. Display cases attached to the exterior wall do not qualify. Windows may not be covered or 
blocked with the back of shelving units. The bottom of the window must be no more than four (4) feet 
above the adjacent exterior grade.  Comment: The Groves Retail Center is an existing 
commercial building. It appears from the submitted elevation plans that the existing building 
and proposed façade improvements (Grove Street/front/east building elevation) meets this 
requirement. Also, it appears that the bottom of the existing/proposed windows are less than 
4’ from the sidewalk grade.  
 

b. Upper story.  Openings above the first story shall be a minimum of fifty (50) percent of the total 
facade area. The number, shape, size, and spacing of the windows shall be compatible with the 
established rhythm of adjoining or nearby buildings in the downtown. 

 

Modifications.  The Planning Commission may approve deviations to the building design standards 
of this subsection 35-104(c), following the recommendation of the DDA Design Committee, in order 
to achieve the objectives of this subsection through the use of creativity and flexibility in development 
and design. Each deviation shall require a finding that the design standard sought to be deviated 
from would, if no deviation was permitted, prohibit an enhancement that would be in the public 
interest. A front elevation drawing of the proposed building shall be provided superimposed on a 
color drawing or photograph of the entire block showing the relation of the proposed building design 
to other buildings along the block, which shall be utilized to evaluate the proposed building design 
based upon all of the following criteria:   
 

a.   Innovations in architectural design may be permitted, provided the building design shall be in 
keeping with the desired character of the CBD, as articulated in the City Master Plan and the 
Downtown Master Plan, and the proposed building fits within the context of adjacent buildings along 
the block. 
 

b.   The building shall be oriented towards the front sidewalk and maintain or enhance the continuity 
of the pedestrian oriented environment. 
 

c.   The roof design shall not be out of character with other buildings along the block and shall be 
within the minimum and maximum height requirements of the district. 
 

d.   The exterior finish materials shall be of equal or better quality and durability as those permitted 
above, with the intent to allow for new technologies in building material while maintaining the desired 
character of the CBD. 
 

e.   Ground floor windows shall be provided along the front sidewalk to maintain the pedestrian 
orientation of the streetscape and upper story windows shall not be incompatible with the rhythm and 
proportions of windows on other buildings along the block. 

4.1
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Agenda Item (ID # 2252)  Meeting of September 12, 2016 

Updated: 9/9/2016 3:42 PM by Lisa McGill  Page 3 

 

Site improvements. The applicant, Charlie Kughn on behalf of Groves Retail Center, LLC, has 
submitted a site plan for the proposed building and site improvements for the existing commercial 
shopping center site. The site plan includes proposed site improvements, including a revised parking 
lot layout, new dumpster enclosures, revised/updated site landscaping, an outdoor storage area, and 
new site signage (wall and ground/monument signs); proposed exterior building elevations; and 
colored renderings/building elevations. Also attached is an aerial photo of the site. 
 

The applicant will be at the September 12, 2016 meeting to present the site plan and proposed 
building and site improvements to the Commission. The requested action of the Planning 
Commission is to review the submitted site plan application and site plan for the Groves Retail 
Center. 
 

Attachments 

 

Agenda Review 
Review: 
Kevin Christiansen Pending  
City Manager Pending  
Planning Commission Pending 09/12/2016 7:00 PM 
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Attachment: The Groves Retail Center, 33019-33021 Grand River, Aerial Photo  (2252 : Site Plan Review)
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Attachment: The Groves Retail Center Site Plan Application (east side)  (2252 : Site Plan Review)
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Attachment: The Groves Retail Center Site Plan Application (east side)  (2252 : Site Plan Review)
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Attachment: The Groves Retail Center - Proposed East Side Site Plan  (2252 : Site Plan Review)
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Attachment: The Groves Retail Center - Proposed East Side Site Plan  (2252 : Site Plan Review)
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Attachment: The Groves Retail Center - Proposed East Side Site Plan  (2252 : Site Plan Review)
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Farmington City Council 
Staff Report 
 

 
Council Meeting Date:  
September 12, 2016 

 
Reference 
Number 

(ID # 2253) 

 
 

Submitted by:  Kevin Christiansen, Economic Community Development Director 
 

Description:  Site Plan Review for Outdoor Storage - the Groves Retail Center, Great Lakes Ace 
Hardware, 33021 Grand River Avenue 

 

Requested Action:   
Approve 

 

Background:   
The applicant/petitioner has submitted plans for an outdoor storage enclosure to be located along the 
rear of an existing commercial building/unit at 33021 Grand River Avenue - Great Lake Ace 
Hardware. The existing shopping center is zoned CBD, Central Business District. Outdoor display, 
sales, or storage that is permanent or is utilized for more than eight (8) months during a calendar 
year, such as a garden center, is permitted in the CBD subject to site plan review in accordance with 
the requirements of Section 35-102, sub-section 12 of the Zoning Ordinance (see attached). No 
changes regarding the existing commercial building or other site improvements are proposed. 
 

The submitted plans show a 25’ x 25’ x 6’h chain link fence enclosure with a gate on a concrete pad 
proposed to be located along the rear of the existing commercial building/unit. The enclosure will 
have direct access from the building/unit and will have a sliding 8 foot doorway/gate with security 
locks for access from the outside. A privacy screen for the fence is intended to be provided.    
 

The requested action of the Planning Commission is to review the submitted outdoor 
sales/display/storage application and site plan for Great Lakes Ace Hardware. 
  
 

Attachments 

 

Agenda Review 
Review: 
Kevin Christiansen Pending  
City Manager Pending  
Planning Commission Pending 09/12/2016 7:00 PM 
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Attachment: The Groves Retail Center - Great Lakes Ace Proposed Outdoor Storage Area  (2253 : Site
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Attachment: The Groves Retail Center - Great Lakes Ace Proposed Outdoor Storage Area  (2253 : Site
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Attachment: Outdoor Display, Sales, & Storage Ordinance  (2253 : Site Plan Review for Outdoor Storage)
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Attachment: Outdoor Display, Sales, & Storage Ordinance  (2253 : Site Plan Review for Outdoor Storage)
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Attachment: Outdoor Display, Sales, & Storage Ordinance  (2253 : Site Plan Review for Outdoor Storage)
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Attachment: Outdoor Display, Sales, & Storage Ordinance  (2253 : Site Plan Review for Outdoor Storage)
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Attachment: Outdoor Display, Sales, & Storage Ordinance  (2253 : Site Plan Review for Outdoor Storage)
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Attachment: Outdoor Display, Sales, & Storage Ordinance  (2253 : Site Plan Review for Outdoor Storage)
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Attachment: Outdoor Display, Sales, & Storage Ordinance  (2253 : Site Plan Review for Outdoor Storage)
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Attachment: Outdoor Display, Sales, & Storage Ordinance  (2253 : Site Plan Review for Outdoor Storage)
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Farmington City Council 
Staff Report 
 

 
Council Meeting Date:  
September 12, 2016 

 
Reference 
Number 

(ID # 2254) 

 
 

Submitted by:  Kevin Christiansen, Economic Community Development Director 
 

Description:  Pre-Application Conference with Planning Commission on PUD Planned Unit 
Development Concept Plan - Old 47Th District Courthouse Property 

 

Requested Action:   
Approve 

 

Background:   
This item is a pre-application conference (discussion and review) with the Planning Commission on a 
proposed PUD planned unit development concept plan for the redevelopment of the Old 47th District 
Courthouse Property. Article X. PUD Planned Unit Development, Section 35-135. Approval 
Procedure of the Zoning Ordinance provides PUD applicants an opportunity to request an optional 
pre-application conference with the Planning Commission on a proposed PUD concept plan. The 
purpose of the pre-application conference is to discuss the appropriateness of a PUD and the 
concept plan to solicit feedback and to receive requests for additional materials supporting the 
proposal. An applicant desiring such a conference shall request placement on a Planning 
Commission agenda. 
 

The applicant, SDC Ventures, LLC of Farmington Hills, MI has submitted a PUD concept plan for the 
redevelopment of the Old 47th District Courthouse Property. The concept plan includes a proposed 
layout/site plan, proposed floor plans and proposed building elevations. Also attached is an aerial 
photo and an existing conditions survey of the site. The applicant will be at the September 12, 2016 
meeting to present the PUD concept plan to the Commission.    
 
 

Attachments 

 

Agenda Review 
Review: 
Kevin Christiansen Pending  
City Manager Pending  
Planning Commission Pending 09/12/2016 7:00 PM 
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Attachment: Old 47th District Courthouse Property Aerial Photo  (2254 : Pre-Application Conference)
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Attachment: Courthouse Property - Survey  (2254 : Pre-Application Conference)
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Attachment: Courthouse Property - PUD Conceptual MF Residential Plans 8-12-16 (SDC Ventures)  (2254 : Pre-Application Conference)
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Attachment: Courthouse Property - PUD Conceptual MF Residential Plans 8-12-16 (SDC Ventures)  (2254 : Pre-Application Conference)



6.
1.

c

P
ac

ke
t 

P
g

. 3
2

Attachment: Courthouse Property - PUD Conceptual MF Residential Plans 8-12-16 (SDC Ventures)  (2254 : Pre-Application Conference)
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Attachment: Courthouse Property - PUD Conceptual MF Residential Plans 8-12-16 (SDC Ventures)  (2254 : Pre-Application Conference)
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Attachment: Courthouse Property - PUD Conceptual MF Residential Plans 8-12-16 (SDC Ventures)  (2254 : Pre-Application Conference)
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Attachment: Courthouse Property - PUD Conceptual MF Residential Plans 8-12-16 (SDC Ventures)  (2254 : Pre-Application Conference)
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Attachment: Courthouse Property - PUD Conceptual MF Residential Plans 8-12-16 (SDC Ventures)  (2254 : Pre-Application Conference)
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