
Special Planning Commission Meeting
7:00 PM, MONDAY, SEPTEMBER 22, 2014

Maxfield Education Center
32789 Ten Mile Rd

Farmington, MI  48336

SPECIAL MEETING AGENDA

City of Farmington Page 1 Updated 9/19/2014 4:29 PM

I. CALL TO ORDER

Roll Call

II. PUBLIC COMMENT

III. APPROVAL OF AGENDA

IV.PUBLIC HEARING - GRAND RIVER-HALSTEAD PLAZA

1. Public Hearing-PUD Planned Unit Development Preliminary Plan and 
PUD Agreement-Grand River-Halstead Plaza

V. PUBLIC HEARING - DOWNTOWN FARMINGTON CENTER

1. Public Hearing-PUD Planned Unit Development Preliminary Plan and 
PUD Agreement-Downtown Farmington Center: Fresh Thyme

VI.PUBLIC HEARING - GRAND RIVER CORRIDOR OVERLAY DISTRICT

1. Public Hearing-Grand River Corridor Overlay District

VII. PLANNING COMMISSION COMMENT

VIII. ADJOURNMENT
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Farmington City Council
Staff Report

Council Meeting Date: 
September 22, 2014

Reference
Number

(ID # 1675)

Submitted by:  Kevin Christiansen, Economic Community Development Director

Description:  Public Hearing-PUD Planned Unit Development Preliminary Plan and PUD 
Agreement-Grand River-Halstead Plaza

Requested Action:  

Background:  
This item is a scheduled Public Hearing and Preliminary PUD Planned Unit Development Plan review 
with the Planning Commission on a proposed PUD Planned Unit Development Plan for the 
redevelopment of Grand River-Halsted Plaza (former Kmart Shopping Center site). At the September 
8, 2014 Planning Commission Meeting, the Commission held a pre-application conference 
(discussion and review) with the applicant on a proposed PUD planned unit development concept 
plan for the redevelopment of Grand River-Halsted Plaza. The Planning Commission scheduled the 
required PUD Public Hearing for the September 22, 2014 meeting as requested (see attached copy 
of public notice).  

The applicant, Grand River Project LLC, has submitted a Preliminary PUD Plan for the 
redevelopment of Grand River-Halsted Plaza. The preliminary plan includes an existing conditions 
survey of the site, a proposed layout/site plan, and elevations/perspectives of proposed buildings. 
Also attached is an aerial photo of the site. The following additional information is attached:

• A PUD site plan review letter from LSL Planning dated 9/17/14.
• A Grand River - Freedom Road PUD Narrative submitted by the applicant.
• An Operations Plan submitted by The Suburban Collection.

The applicant will be at the September 22, 2014 meeting to present the Preliminary PUD Plan to the 
Commission.   

Attachments

Agenda Review
Review:
Kevin Christiansen Pending
City Manager Pending
Planning Commission Pending 09/22/2014 7:00 PM
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306 S. Washington Ave. Ste. 301 Royal Oak, Michigan 48067 248.586.0505 Fax 248.586.0501 www.LSLplanning.com 

 
September 17, 2014 
 
Planning Commission 
Attn:  Kevin Christiansen, Community and Economic Development Director 
City of Farmington 
23600 Liberty Street 
Farmington, Michigan 48335 
 

Subject: Grand River & Freedom Road PUD Review 

Date of Site Plan: 8/22/14 and 9/15/14 (Sheets P1, P5 and P6) 

Location: 37175 Grand River Avenue (former Kmart plaza) 
 
Dear Mr. Christiansen: 
 
At your request we have completed a site plan review for the proposed PUD redevelopment of the former 
Kmart site located at the southeast corner of Grand River and Freedom Road (M-5).  The site is zoned C3, 
General Commercial.  The applicant is proposing to demolish all buildings on the site except for the existing 
Tile Shop.  The redevelopment plan includes construction of a new 3 story office/retail building and a new 
vehicle preparation building for The Suburban Collection auto dealerships.   
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Grand River/Freedom PUD Review 
September 17, 2014 
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The proposed uses (retail, office, auto dealerships) are consistent with those permitted in the C3 district; 
however, some specific details of the site do not meet the strict dimensional requirements of the district.  
In order to facilitate redevelopment of their vision for the site, the applicants have applied for a Planned 
Unit Development, which allows the city to consider the context of the site and grant flexibility as needed 
to accommodate redevelopment, in exchange for a higher quality development than could otherwise be 
achieved under the existing zoning.  In this case, it appears the applicants are requesting the PUD to allow 
for taller building heights and narrower buffer widths than would otherwise be required.  
 
The site is located at the city’s west end. The property across Grand River Avenue is located in the City of 
Farmington Hills.  Property directly to the north of this site contains a financial institution; to the east are 
the Jamestown Apartments and to the south is the Chatham Hills neighborhood.  To the west lies Freedom 
Road and the M-5 freeway.  The applicants are proposing to develop the site into 4 parcels as shown 
below: 
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RECOGNIZABLE BENEFITS (The project must provide 
at least three of the following) 
 Mixed use (that must include residential uses)  
 Redevelopment of brownfield or greyfield site 
 Pedestrian/transit-oriented design 
 High quality architectural design 
 Extensive landscaping 
 Preservation of natural resources 
 Preservation of historic resources 
 Provision of open space 
 Consolidation of parcels 
 Transition between non-residential and 

residential uses 
 Shared vehicular access 
 Mitigation of impacts 
 Use of sustainable building and site design  

PUD REVIEW 

Article 10 of the zoning ordinance provides the standards and requirements that must be met in order to 
receive approval.   
 
ELIGIBILITY CRITERIA (SECTION 35-132) 
1. Unified Control.  The site is under single ownership now, but is proposed to be parceled and sold off to 

separate owners.  The applicant proposes a series of easements for parking and access that will ensure 
shared use of these facilities.  This can be further confirmed in the PUD Agreement so the city 
maintains a higher degree of oversight. 
 

2. Recognizable Benefit.  To qualify for PUD 
approval, the project must provide at least 3 
recognizable benefits that could not be 
achieved through the underlying zoning. The 
list of potential Recognizable Benefits is shown 
to the right.  The three benefits we believe are  
most applicable are explained below: 
a. Redevelopment.  The project involves 

redevelopment of an older, economically 
obsolete site that, when redeveloped, will 
better contribute to the local economy. 

b. Landscaping.  The plans show a series of 
several flowering cherry trees along Grand 
River Avenue that will mirror existing cherry 
trees on the north side of Grand River.  This 
will help create a sense of entry into 
Farmington.  A detailed Landscape Plan will 
be required with the Final Site Plan to show final plantings so we may verify the amount of 
landscaping will be “extensive.” 

c. Shared access.  In total, the site will be divided into 4 parcels, who will use a total of 3 driveway 
access points.  One access point is being removed, which brings the site into greater conformity. 
One will be located off Freedom Road and two will be off Grand River Avenue.  A future driveway to 
one vacant lot is proposed off Freedom Road that we do not feel is needed. The driveways have 
been located as far away from the intersection as feasible.   

 
While the project does provide enough Recognized Benefits to qualify for PUD review, we believe even 
more opportunities exist to improve the project to where it can provide the following additional 
Benefits: 
 Pedestrian/Transit-Oriented Design.  We suggest the proposed new building be moved closer to 

Grand River, roughly aligned with the front building line of the Tile Shop (and coincidentally more in 
line with the adjacent gas station).  This will help shorten the front yard of the project and make it 
more inviting for pedestrians and bicyclists.  Additional pedestrian connections should be made to 
the Grand River frontage sidewalk, or even off-site sidewalks to connect to the Freedom Road 
sidewalk to the south, and inclusion of bicycle parking could also help strengthen the argument for 
this benefit.  
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3. Compatibility with Adjacent Uses.  This project will change the aesthetic nature of the site, in that it will 
still contain a large parking area; however, the proposed 3 story building will help improve the site by 
bringing activity closer to Grand River and eliminating views of the large parking lot from Grand River. 
To the rear, the proposed use for automobile storage will lessen the amount of activity that can be 
expected along the portion of the site that abuts residential neighborhoods.  The project involves 
replacement of the existing screening wall along the perimeter of the site.  It also suggests new 
landscaping may be planted.  A detail showing the proposed wall and actual landscaping will be 
required with the Final Site Plan. 
 

4. Public Utilities.  The PUD must be able to be served by necessary public utilities.  We defer comment on 
these items to the City Engineer. 
 

5. Compatibility with Master Plan.  The Farmington Master Plan highlights this site as one of its 
commercial subareas targeted for redevelopment.  The vision of the Master Plan was for mixed use 
(with residential) or larger corporate offices.  The applicant attempted to recruit a residential developer 
to partner with but was not successful.  The applicant finds the current marketplace is not conducive to 
the specific types of uses proposed in the Master Plan, the suggested redevelopment is still appropriate 
as it helps bring liner buildings closer to Grand River as discussed in the Plan.   

 
SITE PLAN REVIEW 

In accordance with ARTICLE 13 and Sec. 35-162, site plan approval is required from the Planning Commission.  
Because it is a redevelopment project and a proposed Planned Unit Development, the Planning 
Commission has some discretion in determining the extent of upgrades that should be required.  The 
following contains our review of the site plan: 
 
1. Site Design Characteristics.  The ordinance requires that proposed development take into account its 

surroundings.  The proposed redevelopment will be compatible with surrounding development, and 
will improve the condition of the existing screening between this site and adjacent residential sites, as 
well as an overall improvement in the appearance of the front of the site.  By bringing the 3 story 
office/retail building closer to Grand River Avenue, the buildings on this site will contribute more to the 
appeal of Grand River than the former Kmart building did. 

 
2. Building Design.  The existing Tile Shop building will remain, and two new buildings will be constructed.  

The Tile Shop will receive a façade update and entryway treatments that will improve the building 
appearance from the parking lot as well as from Grand River Avenue.   

 
 
 
 
 
 
 
 
 
 
 

EXISTING CONDITION 
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The new retail/office building will have a more contemporary character with a mostly glass façade.  The 
building design does not meet a variety of zoning ordinance requirements, including the following: 

Deviations of Section 35-53, Non-Residential Design Requirements: 
 The façade design is required to incorporate architectural features and a variety of building 

materials for at least 30% of its length.  The proposed building maintains a flat façade with little 
variation to distinguish one storefront from another. 

 The façade consists primarily of glass and EIFS materials, both of which are specifically discouraged 
in the ordinance.  Section 35-53.D.1. specifically states that “highly reflective or metallic tinting of 
windows shall not be permitted.” 

Deviations of Section 35-103, Lot and Yard Requirements: 
 The proposed building is 42 feet in height, where a maximum height of 35 feet is allowed. 
 The proposed parking lot will be closer than the required 20 feet from residential districts.  The 

inclusion of a new masonry screen wall allows the Planning Commission to reduce this setback, but 
it also requires landscaped islands be provided along the edge at a rate of 1 per 50 feet. 

 
3. Traffic.  The applicants prepared a Traffic Impact Study for the project that concluded the following: 

 The project will generate half of the total traffic that the existing retail center would generate if it 
were operating. 

 The reduction in Grand River Ave. curb cuts from 3 to 2 easily services the proposed PUD, including 
an anticipated deceleration right turn lanes. 

 Site exiting onto Freedom Road provides an easy access to Grand River Ave. particularly during 
times of congestion. 

 The Truck access drive along the east property line will carry less traffic than the historically 
occupied retail center. 
 

4. Parking.  The site plan shows there will be 291 parking spaces provided for parcels 2 and 3, where 186 
would be required (see table).  Clearly the vehicle preparation area will have adequate parking, and 
until we know what development may occur on the “vacant” parcel 4, we cannot evaluate it.  The 
following summarizes the amount of parking required for the development proposed on parcels 2 and 
3: 

FARMINGTON PARKING REQUIREMENT 

 Area Required 

New Retail 9,735 34 

Tile Shop 29,651 114 

New Office 11,385 39 

Total 186 

 
5. Access.  Access is provided via two driveways from Grand River Avenue and one driveway from 

Freedom Road that will serve all 4 parcels in the PUD.  The applicant submitted easement documents 
that will need to be executed to maintain legal access to all parcels – we defer review of those legal 
documents to the City Attorney. 

We offer the following comments regarding the proposed access: 
a. The number of driveways seems appropriate given the scale of the site, nearby transportation 

conditions, and potential truck traffic. 
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b. Driveways are spaced as far from the intersection at Grand River Avenue and Freedom Road as 
possible, and there do not seem to be a conflict with opposing driveways.  The Final Site Plan 
should detail the width and spacing of the proposed driveways. 

c. Even though it is pre-existing, the proposed easternmost driveway from Grand River should be 
redesigned to be narrower and shifted slightly to the east so it more safely directs traffic along the 
side of the building rather than presenting drivers with an immediate decision to go right or left 
due to the presence of the Tile Shop building.   

d. The proposed new driveway that will serve the future development on parcel 4 should be removed 
in favor of cross-access with the gas station to the north and the new service road proposed with 
this development.  The additional driveway is not permitted in the ordinance if indirect access can 
be provided, especially where it will minimize impacts of future development on traffic conditions 
along Freedom Road. 
 

6. Landscaping.  The Final Site Plan must include a detailed Landscape Plan that shows the size and type of 
all proposed plants.  The following summarizes the landscaping requirements: 
a. Frontage.  This site is located at the city’s western boundary and acts as a gateway site to the city.  

As such, the ordinance calls for there to be special entrance features that distinguish the site.  The 
project shows 18 cherry trees along the Grand River Avenue frontage, which are intended to mirror 
those on the north side of Grand River.  This is a nice way to create a sense of entry to the city.  The 
ordinance also suggests the site include a “Welcome to Farmington” sign that will further identify 
this gateway. 

b. Buffer.  The project includes replacement of the 6 foot masonry screen wall that runs along the 
south and eastern property lines between the site and the adjacent neighborhoods. The ordinance 
requires that landscaped islands be located every 50 feet where a buffer is narrower than required.  
In this case, the perimeter of the site is also heavily landscaped with trees.   

c. Parking Lot.  Parking lots must include a parking island for each 8 spaces provided.  This standard 
has been met for the parking areas on parcels 2 and 3, but not in the rear vehicle preparation area.  
Because of the nature of the use and the low visibility of the parking lot, the city may waive this 
requirement in the PUD Agreement. 

 
7. Pedestrian Circulation.  The existing sidewalk along Grand River Avenue will be retained.  The city may 

require a frontage sidewalk along Freedom Road.  While there is no sidewalk located immediately to 
the south of the site, they do begin again south of the Chatham Hills subdivision.  One internal 
crosswalk is shown to provide access between the Tile Shop and new office/retail building and 
sidewalks are shown around the entire new office/retail building and along the front of the Tile Shop 
building.  Otherwise, few pedestrian facilities are provided.   

8. Exterior Lighting.  Details of exterior lighting figures will be required with the Final Site Plan to ensure 
they meet the zoning requirements.  Care needs to be taken to ensure that lighting of the rear vehicle 
storage will not create glare onto neighboring properties.  We suggest that light poles be kept lower in 
this area of the site.    

 
9. Signs.  Sign details have not been submitted for review.  They will be required as part of the Final Site 

Plan.   
 
10. Waste Receptacles.  Waste receptacles are not shown on the site plan.  Proposed dumpster locations 

with enclosure details will need to be provided on the Final Site Plan.    
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SUMMARY 

 
While we agree the proposed project will be a benefit to Farmington by reusing a large underutilized and 
obsolete site, but feel it could be improved with the following changes: 
1. Revised building design that incorporates more variety of building materials and variation in the front 

facade.  We also suggest the storefronts be designed so they are more of an architectural element.   
The covered entrance design shown makes the entrances less prominent. 

2. Strengthen the “gateway” image along the frontage by incorporating a “Welcome to Farmington” sign. 
3. Shifting of the easternmost driveway from Grand River to the east, and removal of the proposed 

driveway on Parcel 4 from Freedom Road. 
4. Shifting the 3 story building toward Grand River to maintain a similar layout to the Tile Shop design.   
5. Removal of the future driveway to parcel 4. 
 
Items that should be incorporated into the Development Agreement: 
1.  Timing of construction needs to state the order and priorities for development.  The city should be 

assured that the 3 story retail/office building will be constructed in the near future and that it will be 
constructed before the rear area is used for vehicle storage and preparation. 

2.  The proposed building height must receive approval as a deviation from the maximum height of 35 feet 
in the C3 District. 

 
 
We look forward to discussing this with you at your meeting on September 22nd. 
 
Sincerely, 
LSL Planning, a SAFEbuilt Company 

 
Bradley K. Strader, AICP, PTP      
 
 
Bradley K. Strader, AICP,PTP     Sherrin S. Hood, AICP 
Planning Division Manager     Senior Planner 
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City of Farmington
CivicSight Map

MAP COMMENTS:
GRAND RIVER/HALSTEAD

MAP LEGEND:

Copyright © 2006 - River's Edge GIS, LLC.

Disclaimer:
Note: The information provided by this program has been compiled from 
recorded deeds, plats, taxmaps, surveys, and other public records and 
data. It is not a legally recorded map or survey and is not intended to be 
used as one. Users of this data are hereby notified that the information 
sources mentioned above should be consulted for verification of the 
information.  Once again, USE AT YOUR OWN RISK !!!

Sources: City of Farmington, Oakland County GIS 
Utility, River's Edge GIS, LLC.

Data Date: February 7, 2014

Map Date: 2/07/2014

Map Scale: 1 inch = 150 feet

Reference Map
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Attachment: Grand River Halsted Plaza - Aerial Photo  (1675 : Public Hearing-PUD Grand River-Halsted Plaza)
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Attachment: Grand River-Halsted Plaza - Grand River & Freedom Road PUD (Revised 9-15-14)  (1675 : Public Hearing-PUD Grand River-Halsted Plaza)
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Attachment: Grand River-Halsted Plaza - Grand River & Freedom Road PUD (Revised 9-15-14)  (1675 : Public Hearing-PUD Grand River-Halsted Plaza)
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Attachment: Grand River-Halsted Plaza - Grand River & Freedom Road PUD (Revised 9-15-14)  (1675 : Public Hearing-PUD Grand River-Halsted Plaza)
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NOTICE OF PUBLIC HEARING

NOTICE IS HEREBY GIVEN THAT THE FARMINGTON PLANNING 
COMMISSION WILL HOLD A PUBLIC HEARING AT THE MAXFIELD 
EDUCATION CENTER*, 32500 TEN MILE ROAD, FARMINGTON, MICHIGAN 
48336 ON MONDAY, SEPTEMBER 22, 2014 AT 7:00 P.M; ALL PROPERTY 
OWNERS WITHIN 300 FEET OF THE SITE IN QUESTION ARE NOTIFIED.

LOCATION: Grand River-Halsted Plaza, 37025, 37105, 37125 and 
37175 Grand River Avenue

PARCEL NO.: 23-29-101-005

REVIEW: Consideration of a planned unit development proposal 
to demolish the existing commercial buildings and to 
construct a new 3-story mixed use retail/office 
building and a new 1-story automobile preparation 
building and support facilities in order to redevelop the 
Grand River-Halsted Plaza. The existing 1-story retail 
building for The Tile Shop is intended to be 
redeveloped and will remain.

APPLICANT: Grand River Project LLC

Kevin P. Christiansen, AICP, PCP, Economic and Community Development 
Director

Publish: September 7, 2014 in the Farmington Observer
Mail: September 5, 2014

* Please note the location of the public hearing is the current Maxfield Education
Center located on Ten Mile Road. The parking lot for the Maxfield Education 
Center is located on the west side of Raphael Street.
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Updated: 9/19/2014 10:23 AM by Cheryl Poole Page 1

Farmington City Council
Staff Report

Council Meeting Date: 
September 22, 2014

Reference
Number

(ID # 1676)

Submitted by:  Kevin Christiansen, Economic Community Development Director

Description:  Public Hearing-PUD Planned Unit Development Preliminary Plan and PUD 
Agreement-Downtown Farmington Center: Fresh Thyme

Requested Action:  

Background:  
This item is a scheduled Public Hearing and Preliminary PUD Planned Unit Development Plan review 
with the Planning Commission on a proposed PUD Planned Unit Development Plan for the 
redevelopment of a portion of the Downtown Farmington Center (KIMCO site). At the April 14, 2014 
Planning Commission Meeting, the Commission held a pre-application conference (discussion and 
review) with the applicant on a proposed PUD planned unit development concept plan for the 
redevelopment of the Downtown Farmington Center (KIMCO site). After several meetings with the 
applicant, and some plan changes, the Planning Commission scheduled the required PUD Public 
Hearing for the September 22, 2014 meeting as requested (see attached copy of public notice).  

The applicant, Herschman Architects of Cleveland, Ohio on behalf of KIMCO Realty, has submitted a 
Preliminary PUD Plan for the redevelopment of a portion of the Downtown Farmington Center. The 
preliminary plan includes an existing conditions survey/proposed plan of the site, a proposed building 
floor plan/layout plan, and an elevation/perspective of a proposed new building facade. Also attached 
is an aerial photo of the site. The following additional information is attached:

• A PUD site plan review letter from LSL Planning dated 9/17/14.
• A letter dated 9/9/14 and a draft Easement Agreement prepared by the City Attorney dated 

8/30/14.

The applicant will be at the September 22, 2014 meeting to present the Preliminary PUD Plan to the 
Commission.   

Attachments

Agenda Review
Review:
Kevin Christiansen Pending
City Manager Pending
Planning Commission Pending 09/22/2014 7:00 PM

5.1
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306 S. Washington Ave. Ste. 301 Royal Oak, Michigan 48067 248.586.0505 Fax 248.586.0501 www.LSLplanning.com 

 
September 17, 2014 
 
Planning Commission 
Attn:  Kevin Christiansen, Community and Economic Development Director 
City of Farmington 
23600 Liberty Street 
Farmington, Michigan 48335 
 

Subject: Kimco PUD Review 

Date of Site Plan: 8/22/14 

Location: 23300 Farmington Road 
 
Dear Mr. Christiansen: 
 
At your request we have completed a site plan review for the proposed redevelopment of the former 
OfficeMax building located in the City’s Downtown Farmington Center.  The site is zoned CBD, Central 
Business District.  The applicant is proposing to demolish the existing Office Depot portion of the building 
and construct a similar space for a new specialty grocery, Fresh Thyme.  The proposed building will be 
slightly smaller than the existing building, one foot shorter in width, with a recessed truck bay in the rear 
that does not currently exist.  This use will help create activity and synergy for the downtown.  The PUD 
process allows the city and applicant to work together to make some improvements to make the site more 
efficient, walkable and safe. 
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City of Farmington 
Kimco PUD Review 
September 17, 2014 
 

2 

RECOGNIZABLE BENEFITS (The project must provide 
at least three of the following) 
 Mixed use 
 Redevelopment of brownfield or greyfield site 
 Pedestrian/transit-oriented design 
 High quality architectural design 
 Extensive landscaping 
 Preservation of natural resources 
 Preservation of historic resources 
 Provision of open space 
 Consolidation of parcels 
 Transition between non-residential and 

residential uses 
 Shared vehicular access 
 Mitigation of impacts 
 Use of sustainable building and site design  

The proposed grocery use is consistent with those permitted in the CBD district.  However, the site is 
complex in terms of parking, circulation and ownership.  The building, parking, access and truck circulation 
may require some flexibility compared to the rigid zoning standards.  Therefore, the applicants have 
applied for a Planned Unit Development, which allows the city to consider the context of the site and grant 
flexibility as needed to accommodate redevelopment, in exchange for a higher quality development than 
could otherwise be achieved under the existing zoning.  As with other redevelopment, the city should 
obtain reasonable upgrades to the site, especially given the size of this user.  In this case, it is important to 
maintain a consistency in building form and character, and to provide a more walkable “downtown-like” 
street front and coordinated parking and circulation, so a PUD review is reasonable for this project.  In 
addition, the PUD process will allow the city to solidify any conditions of approval as part of a development 
agreement, which typically provides for a better framework for redevelopment projects than a 
straightforward review.   
 
PUD REVIEW 

Article 10 of the zoning ordinance provides the standards and requirements that must be met in order to 
receive approval.   
 
ELIGIBILITY CRITERIA (SECTION 35-132) 
1. Unified Control.  The site is under single ownership. 

 
2. Recognizable Benefit.  To qualify for PUD 

approval, the project must provide at least 3 
recognizable benefits that could not be 
achieved through the underlying zoning. The 
list of potential Recognizable Benefits is shown 
to the right.  The 4 benefits we believe have 
been provided are explained below: 
a. Redevelopment.  The project involves 

redevelopment of an older, economically 
obsolete building that, when redeveloped, 
will better contribute to the vibrancy of 
Downtown Farmington. 

b. Landscaping.  While it may not be 
considered “extensive,” the project will 
include new landscaping and updated public 
plaza that may not be provided with a 
simple re-occupancy of the building.  Details 
of exact proposed plantings have not been provided yet. 

c. Shared access.  As part of Downtown Farmington, the site shares access, parking and waste 
receptacles with other businesses.  Therefore, the applicant is working with the city on various 
improvements and design adjustments to improve the existing parking in the front of the building.  
In addition, parking improvements will also be made to the rear parking areas, which is also shared 
with other businesses. 

d. Mitigation of Impacts.  The project involves a variety of improvements that will mitigate existing 
issues related to truck circulation, parking and future circulation within Downtown Farmington.  As 
shown on the site plan, there is a future road extension proposed that will eventually require 
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City of Farmington 
Kimco PUD Review 
September 17, 2014 
 

3 

removal of a portion of the larger building.  This will help provide an integrated system of streets 
that will improve access to and visibility of Downtown businesses.  The new building design 
incorporates truck deliveries within the overall building footprint, which will remove delivery trucks 
from the rear service drive.  Also, this project allows for the city and applicant to enter into a public-
private partnership to improve parking in front of the building.  This will help remove awkward 
driveway angles and provide more accessible parking to businesses. 

While the project does provide enough Recognized Benefits to qualify for PUD review, we believe even 
more opportunities exist to improve the project to where it can provide the following additional 
Benefits: 
 Pedestrian and Bike Oriented Design.  The city’s plans for the downtown and PUD ordinance 

promote redevelopment to make sites more walkable.  Currently, the building frontage includes 
angled parking.  While angled parking does create some vehicle conflicts, it also acts as a buffer 
between pedestrians and automobiles driving past.  While the proposed design does widen the 
sidewalk, the revised drive will function more like a suburban shopping center drive instead of a 
downtown street.  We recommend the Final Site Plan include more downtown-style streetscape 
and traffic calming elements like street trees, frequent pedestrian crossings with bump outs and 
colored pavement, and sidewalk amenities.  A few “cut-ins” for loading/unloading of people and 
groceries may be worth consideration.  Easily accessible bicycle parking should also be included.  

 Transition between Non-Residential and Residential Uses.  The rear of the site abuts residential uses.  
There is currently very little screening provided.  The consolidation of waste receptacles proposed 
will help improve views.  But the existing lighting consists of cobra head fixtures that should be 
replaced with fixtures that meet the city’s current standards.  Additional landscaping could also 
help improve screening. 

 
3. Compatibility with Adjacent Uses.  There is some potential for the project to create some new impacts.  

The grocery store will use significantly more parking than the prior use.  The city wants to avoid parking 
conflicts in the future.  One way to help mitigate that situation is to make better use of the rear 
parking.  This could be accomplished with a prominent building entrance in the rear or a convenient 
connection.  Another is to put all the rear parking under control of one party.  A third is to provide the 
new street connection. 
 

4. Public Utilities.  The PUD must be able to be served by necessary public utilities.  We defer comment on 
these items to the City Engineer. 
 

5. Compatibility with Master Plan.  The Farmington Master Plan reiterates the policies adopted in the 
Farmington Downtown Plan.  The Downtown is now in a phase of taking its planning to the next stage 
of redevelopment, which tends to require larger projects to achieve.  This project gives the city an 
opportunity to secure a commitment for the street connection through the existing building that is 
desired for downtown circulation and connectivity to neighborhoods. 

 
SITE PLAN REVIEW 

In accordance with ARTICLE 13 and Sec. 35-162, site plan approval is required from the Planning Commission.  
Because it is a redevelopment project and a proposed Planned Unit Development, the Planning 
Commission has some discretion in determining the extent of upgrades that should be required.  The 
following contains our review of the site plan: 
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City of Farmington 
Kimco PUD Review 
September 17, 2014 
 

4 

1. Site Design Characteristics.  The ordinance requires that proposed development take into account its 
surroundings.  The proposed redevelopment will be compatible with surrounding development, and 
will in some ways, improve existing conditions.  The suggestions in our report would help improve the 
overall compatibility with the surrounding development. 

 
2. Building Design.  Much of the building location and form are to remain the same.  As noted, a recessed 

truck bay is proposed to the rear of the building.  Other setbacks and special requirements meet the 
zoning ordinance.  However, the building design does not meet all of the building design requirements 
of Sec. 35-104, Non-Residential and Mixed-Use Development Requirement.  The following is a quick 
review of the relevant standards from that section: 

 

SEC. 35-104, NON-RESIDENTIAL AND MIXED-USE DEVELOPMENT REQUIREMENTS 

STANDARD STANDARD SUMMARY 

FIRST FLOOR WINDOW 
AREA 

A minimum of 70% of the first floor façade shall consist of windows 

Standard Met:  The proposed building elevations show approximately 72% 
window area. 

GLASS TYPE  Required window areas shall consist of clear glass that is not blocked by 
shelving units 

Standard Not Met:  A deviation is being requested from the requirement that 
70% of the front façade consist of clear windows.  While there is 72% glass 
shown on the façade as required, it contains a combination of clear class 
and black out glass.  The “New Construction Elevation” sheet of the site 
plan package shows which sets of proposed windows will be clear.  
Although the specific area of each is not provided on the elevation 
drawings, it appears as though approximately 60% of the glass shown will 
be black out glass. 

BUILDING MATERIALS Unless other materials are approved by the Planning Commission, front 
facing walls shall include at least 75% modular brick or stone.  Up to 25% of 
the wall area may include wood siding, fiber cement siding, exterior 
insulation finish systems (EFIS), stucco, precast masonry, metal or molded 
polyurethane trim. 

Standard Not Met:  Deviations are being requested from the requirements 
that 75% of the façade consist of brick or stone and that no more than 25% 
of the façade consist of EIFS, pre-cast masonry or metal finishes.  The 
proposed building elevation shows a façade with brick walls and columns, 
but that also uses metal siding as the primary accent material.  The 
application form submitted also indicates the applicants are also 
considering use of split-faced block for the façade.  While the proposed 
building design may not adhere to the strict standards of the zoning 
ordinance, the City may consider the context of the area – considering its 
proximity to the farmer’s market and pavilion, the architecture proposed 
may be considered complementary. 
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3. Traffic.  The project includes improvements to the parking lot, and also contemplates a future street 
connection through a portion of the subject building (located west of the Fresh Thyme Market).  This 
future street connection is a very important ingredient for this part of the downtown so the 
Development Agreement should have a trigger for the timing and implementation of this improvement. 

The change of use from the Office Depot to Fresh Thyme Market has the potential to impact local 
traffic and parking.  A grocery generates much more traffic and parking demand.  The following table 
summarizes the assumptions provided by the Institute of Transportation Engineers (ITE).  Fortunately, 
the city streets have the capacity to accommodate this additional traffic.  It is also expected that some 
of this traffic will “park once” and visit several businesses while downtown, which will help lessen the 
traffic impacts.  The additional traffic does reinforce the need for clear traffic patterns and a design that 
gives priority to pedestrians walking within the site. 

ITE TRIP GENERATION RATES* 

 Average Rate Peak Weekday Trips 

Office Depot 3.40 trips per 1000 88 trips 

Fresh Thyme 102.24 trips per 1000 2,660 trips 

* ITE Categories:  Office Depot (867 – Office Supply Superstore) and Grocery (850 
– Supermarket) 

 
The parking design should consider how to accommodate bicyclists.  We suggest the Final Site Plan 
incorporate convenient bike parking areas, and possibly dedicated bicycle facilities along Orchard and 
Grove Streets, or along the parking aisle located behind the buildings that front on Grand River Avenue.   

 
4. Parking.  ARTICLE 14, OFF-STREET PARKING AND LOADING STANDARDS AND ACCESS DESIGN does not require parking 

for downtown uses, with the understanding that property owners who do not provide for their own 
parking agree to participate in shared parking programs administered through the City.  As noted, this 
site is part of the larger Farmington Downtown Center, which uses shared access, circulation, parking, 
loading and waste facilities.  The applicant owns the subject building and two parking lots off Orchard 
Street; the city owns the remaining parking, including all of the parking in front of the building.  The 
property owners are discussing the final terms of a parking Operation and Easement Agreement that 
will incorporate and encapsulate past agreements and understandings into a new formal document. 
The general terms of that agreement, as presented by the City Attorney, are as follows: 
a.  The city maintains control over the parking, and Kimco maintains control over their building and 

two lots off Orchard Street. 
b.  The city grants access rights to Kim co in exchange for a maintenance agreement. 
c.  The city agrees not to construct above-ground structures in front of the Downtown Farmington 

Center without their consent. 
d.  The city agrees not to reduce the number of parking spaces from that which currently exists.  

Redesign and construction is allowed as long as it maintains or increases the number of parking 
spaces. 

As part of this project, the applicant is proposing some redesign of the existing parking, and will have to 
negotiate approval of those changes with the city. Ideally the city will maintain control over the shared 
parking in the Downtown so it is properly coordinated and designed. The following summarizes the 
proposed changes to the parking and circulation: 
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Changes to Front Parking Changes to Rear Parking 

 Widening of the sidewalk adjacent to the Fresh 
Thyme Market and inclusion of landscaped 
planters as a buffer from passing traffic. 

 Removal of existing angled parking and most 
existing parking islands and medians. 

 Realigning City Market Street so it runs 
adjacent to the frontage sidewalk and provides 
no direct access to parking spaces. 

 Extending existing parking rows to a set of new 
parking end islands that will abut the newly 
aligned City Market Street. 

 Addition of approximately 35 parking spaces. 

 Installation of a new rear parking connection 
between the two lots on either side of the 
park. 

 Reallocation of the westernmost parking row 
for dumpsters.  Addition of two new trash 
receptacles, a new cardboard bale storage 
receptacle and a new grease trap enclosure. 

 Relocation of existing USPS mailbox locations. 
 New truck delivery arrangement that displaces 

the existing truck loading area with a recessed 
truck bay.  New truck circulation is provided 
through the new parking connection and via 
York Drive and Orchard Street. 

 Loss of 19 parking spaces. 

We have the following comments regarding parking: 

a. The Final Site Plan will have to show dimensions for aisle widths and spaces to ensure they adhere 
to the city’s standards.   

b. As shown in the table below, the new market use would require 22 additional parking spaces 
according to the city’s parking requirement.  In total, 16 additional parking spaces are shown as a 
result of the proposed changes.  We believe there is sufficient parking available overall.  But we 
strongly encourage the design better target use of the rear parking lot. 

FARMINGTON PARKING REQUIREMENT 

 Standard Required 

Office Depot 4 per 1000 GLA 89 spaces 

Fresh Thyme 5 per 1000 GLA 111 spaces 

 
c. Removal of existing parking islands and grassy medians need discussion.  In some ways, these 

islands contribute to the sense of place downtown, but can also cause more confusing parking 
circulation.  Landscaping, especially trees and pedestrian space ca help slow vehicle speeds and 
make the site more walkable overall.  We suggest at least a few new parking islands be installed 
within the larger parking area in front of the store to support pedestrian crossings.  Some of the 
parking rows contain more than 25 parking spaces, which results in a long expanse of pavement.  
While reincorporating islands may result in loss of some spaces, it will help maintain a more 
downtown feeling.  Alternatively, areas that are shown to be striped (particularly those parking 
islands at the south end of the parking rows) could be incorporated into the existing adjacent 
islands to provide more impact. 

d. The city should ensure that there is a plan to manage grocery carts in the parking lot. Since the 
parking is owned by the city, it should make sure that the Fresh Thyme has a plan to corral carts 
and provide insurance coverage for damage that may occur from errant carts. 

 
5. Access.  Access to parking is provided via the system of shared streets in the Downtown Center 

(Orchard Street, City Market Street, Grove Street, etc.).  As noted, some changes are being made to the 
overall parking and circulation.  To better accommodate rear deliveries, a recessed truck bay is 
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proposed that encroaches into the Orchard Street in the same location as delivery trucks currently 
occupy when they deliver to the site now.  The proposed truck circulation route includes a new parking 
connection and use of Yoder and Orchard Streets.     

In front, the modified parking layout will create a dedicated travel lane (City Market Street) for vehicles 
that is defined by the building to the north and new parking islands to the south.  As noted earlier 
under our review of the PUD standards, we recommend a different design be explored that will make 
this drive aisle feel more like a downtown street.  It should include a separate loading or standing area 
to accommodate the activity that typically occurs directly in front of grocery stores. Curb bump outs 
could be used for this and still maintain a downtown character. Use of brick pavers or concrete 
treatments similar to those used in the city streetscape can help distinguish the drive as a street and 
not a parking aisle. We recommend the design incorporate visible crosswalk areas that naturally slow 
traffic rather than using simple stop signs or crosswalk striping. 

 
6. Landscaping.  Few details are provided regarding proposed new landscaping.  Several grassy areas 

within the re-configured parking areas will need to be restored. The landscaping modifications 
proposed only show conceptual landscaping areas.  Landscaping details will need to be included on the 
Final Landscape Plan. 
 

7. Pedestrian Circulation.  Pedestrian Circulation. No dedicated pedestrian facilities are proposed to 
change as part of this project.  As mentioned, the removal of several parking islands may contribute to 
a less enjoyable pedestrian environment, but may also provide for more direct unobstructed routes to 
storefronts. Revised design along the storefront can also help improve the pedestrian environment.  A 
more specific plan for the existing plaza between the Fresh Thyme and Peterlin's Restaurant should be 
included with the Final Site Plan. We suggest that Fresh Thyme consider ways to engage with that 
plaza, such as including windows or pedestrian entrances that will connect the market to this area. 

8. Exterior Lighting.  The proposed changes to the site have been designed around the existing lighting.  
We are not aware of any concerns regarding existing lighting, but the city may request upgrades if the 
existing lighting creates glare or is deficient in another way.  We suggest the existing cobra head 
fixtures be reviewed during Final Site Plan Review to determine if upgrades are needed. 

 
9. Signs.  The applicant submitted sign details along with the site plan.  Their signage requests exceed 

those allowed in Chapter 25 of the City’s Code of Ordinances.  This would require a variance from the 
Board of Zoning Appeals but we suggest the Planning Commission provide their observations.  Given 
the location and limited visibility of the subject building, and number of tenants located within it, some 
variance may be appropriate.  But, this is a downtown not a typical suburban commercial corridor site.   
The sign shows space for 13 tenants (including the anchor Fresh Thyme tenant) and the elevation 
drawings show only 9 tenants.  The proposed sign is too cluttered and large for the project and 
downtown.  The array of logos and colors will be a traffic hazard.  In addition, the mass will worsen 
visibility at the intersection of Farmington Road and City Market Street.  We suggest the sign be 
redesigned to include one simple message – similar to the existing sign – and focus on providing 
attractive wall signage for each individual tenant.  

 
10. Waste Receptacles.  The site plan shows new shared dumpsters located in the parking lot on the north 

side of Orchard Street.   The plans seem to show proper dumpster enclosures.  Enclosure details will 
need to be provided on the Final Site Plan.    
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SUMMARY OF KEY ISSUES 

 
According to the above review, we agree the proposed project will be a benefit to Downtown Farmington, 
but feel the following items need more careful review: 
1. Pedestrian Circulation.  We suggest the applicant consider alternative designs for City Market Street 

that will provide more of a walkable downtown ambiance to mimic some of the other downtown 
streets. 

2. Traffic and Parking Demand.  The applicant has increased the amount of parking slightly.  We believe 
however, that more needs to be done to better distribute parking demands between the front and rear 
lots.  We suggest a more prominent rear entrance be created using façade improvements and 
pedestrian amenities as discussed in this report. 

3. Sign.  The proposed signs are larger than the sign ordinance allows. 
4. Building Design.  We have provided a summary of the requirements for downtown buildings but defer 

final approval of the building materials and percentage of clear glass to the City Council. 
5. Transition to Residential.  We suggest that this project could improve the transition to adjacent 

neighborhoods if additional care is given to the rear of the building, landscaping improvements and 
lighting upgrades. 

 
Items that should be incorporated into the Development Agreement: 
1.  Assurance that Kim co will manage grocery carts in the parking lot. 
2.  Timing of the future street connection within the western portion of the subject building. 
3.  Construction of parking improvements, including any changes as recommended in this report. 
4.  Assurance that the city and property owner have agreed to the final terms of the Parking Operations 

and Easement Agreement. 
 
Items that must be included in the Final Site Plan application: 
1.  A "streetscape and parking plan" that details parking dimensions, aisle widths, parking island design, 

and design of the streets that abut the front and rear entrances. 
2.  Details regarding the location, size and type of proposed plantings must be added to the Landscape 

Plan.  
3.  Details of the dumpster enclosures must be added. 
4.  Design of the existing pedestrian plaza that will be located between Fresh Thyme and Peterlin's 

Restaurant. 
5. Review of existing site lighting and possible replacement with down shielded fixtures. 
6. Assurance from the United States Postal Service that the new mailbox locations are acceptable. 
7. The elevation drawings need to be corrected to show the final design for the storefront sidewalk area. 
 
 We look forward to discussing this with you at your September 22nd meeting. 
 
Sincerely, 
LSL Planning, a SAFEbuilt Company 
Bradley K. Strader, AICP, PTP      
 
 
Bradley K. Strader, AICP, PTP     Sherrin S. Hood, AICP 
Planning Division Manager     Senior Planner 
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25001 EMERY RD, SUITE 400, CLEVELAND OH 44128 KIMCO REALTY CORPORATION  •  DOWNTOWN FARMINGTON CENTER  •  FARMINGTON, MI  •  08/22/14
EXISTING SITE CONDITIONS
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SITE PLAN MODIFICATION OVERLAY
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PROPOSED SITE PLAN
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PROPOSED LANDSCAPE MODIFICATION AREAS
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25001 EMERY RD, SUITE 400, CLEVELAND OH 44128 KIMCO REALTY CORPORATION  •  DOWNTOWN FARMINGTON CENTER  •  FARMINGTON, MI  •  08/22/14
PROPOSED PYLON SIGNAGE
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25001 EMERY RD, SUITE 400, CLEVELAND OH 44128 KIMCO REALTY CORPORATION  •  DOWNTOWN FARMINGTON CENTER  •  FARMINGTON, MI  •  08/22/14
NEW CONSTRUCTION PERSPECTIVE
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25001 EMERY RD, SUITE 400, CLEVELAND OH 44128 KIMCO REALTY CORPORATION  •  DOWNTOWN FARMINGTON CENTER  •  FARMINGTON, MI  •  08/22/14
NEW CONSTRUCTION ELEVATION
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25001 EMERY RD, SUITE 400, CLEVELAND OH 44128 KIMCO REALTY CORPORATION  •  DOWNTOWN FARMINGTON CENTER  •  FARMINGTON, MI  •  08/22/14
OVERALL ELEVATIONS
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NOTICE OF PUBLIC HEARING

NOTICE IS HEREBY GIVEN THAT THE FARMINGTON PLANNING 
COMMISSION WILL HOLD A PUBLIC HEARING AT THE MAXFIELD 
EDUCATION CENTER*, 32500 TEN MILE ROAD, FARMINGTON, MICHIGAN 
48336 ON MONDAY, SEPTEMBER 22, 2014 AT 7:00 P.M; ALL PROPERTY 
OWNERS WITHIN 300 FEET OF THE SITE IN QUESTION ARE NOTIFIED.

LOCATION: Downtown Farmington Center, 23300 and 23306 
Farmington Road

PARCEL NO.: 23-27-155-049

REVIEW: Consideration of a planned unit development proposal 
to demolish a portion of the existing 1-story 
commercial building and to construct a new 1-story
retail building and support facilities in the same 
location in order to redevelop a portion of the 
Downtown Farmington Center. The rest of the existing 
1-story retail building and the other existing 
commercial buildings and support facilities on the site 
will remain.

APPLICANT: Herschman Architects Inc. (on behalf of KIMCO 
Farmington 146, Inc.)

Kevin P. Christiansen, AICP, PCP, Economic and Community Development 
Director

Publish: September 7, 2014 in the Farmington Observer
Mail: September 5, 2014

* Please note the location of the public hearing is the current Maxfield Education
Center located on Ten Mile Road. The parking lot for the Maxfield Education 
Center is located on the west side of Raphael Street.
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Updated: 9/19/2014 10:34 AM by Cheryl Poole Page 1

Farmington City Council
Staff Report

Council Meeting Date: 
September 22, 2014

Reference
Number

(ID # 1677)

Submitted by:  Kevin Christiansen, Economic Community Development Director

Description:  Public Hearing-Grand River Corridor Overlay District

Requested Action:  

Background:  
The Planning Commission reviewed a draft of a proposed zoning ordinance text amendment related 
to the Grand River Corridor prepared by LSL and reviewed and recommended to the Planning 
Commission by the Farmington Grand River Corridor Improvement Authority (CIA) at the August 11, 
2014 meeting. The Commission scheduled a public hearing for the September 22, 2014 meeting.  

The requested action of the Planning Commission is to hold the required public hearing as scheduled 
and noticed on the proposed zoning ordinance text amendment for the Grand River Corridor Overlay 
District, and to forward it to City Council for their review and consideration.

Attachment

Agenda Review
Review:
Kevin Christiansen Pending
City Manager Pending
Planning Commission Pending 09/22/2014 7:00 PM
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ARTICLE 11 GRC GRAND RIVER CORRIDOR OVERLAY DISTRICT 
 

35-138  AUTHORITY 
Pursuant to authority granted in Section 125.3503 of the Michigan Zoning Enabling Act, this Overlay 
District is written to permit flexibility in the regulation of development of land located within the 
boundary established in the Grand River Corridor Vision Plan, which is herein referenced in its entirety. 

 
35-139  INTENT 
This Overlay District is intended to implement the Grand River Corridor Vision Plan, which is adopted as 
part of the City Master Plan, hereinafter referred to as the “Corridor Plan”.  The Corridor Plan articulates 
the following design principles and site development elements that support the Vision for the corridor 
and gives examples of how sites along the corridor could redevelop.  The regulations contained in this 
District enumerate the principles of the Corridor Plan inasmuch as possible; however, reference to the 
published Corridor Plan is highly recommended.  The purpose of this District is to promote high-quality 
development that will provide the following: 
A. High-quality architecture and urban design elements/treatments that create a signature environment 

along the corridor. 
B. A safe and enjoyable environment for walking and biking, public transit, and automobiles for people 

of all ages and abilities with minimal conflicts among users. 
C. Economic success of the corridor, enhanced by a supporting balance of retail, office, institutional, and 

housing in a vibrant and integrated development pattern. 
D. A variety of housing options. 
E. A respect for the river corridor and development that will enhance and complement the 

environment. 
F. New public spaces that encourage community gathering and outdoor activity. 

G. Connections with surrounding areas that provide travel choices for people to move throughout the 

corridor, adjoining neighborhoods, centers of commerce, and public spaces. 

H. Best management practices in environmentally responsible planning and construction. 

 
35-140  APPLICABILITY 
A. Application of Regulations.  Within the District, all requirements of the City of Farmington Zoning 

Ordinance shall apply, except as modified by this District.  Where such regulations conflict or appear 
to conflict with the regulations in this District, the regulations of this District shall apply. 

B. Interpretations and Modifications.  This District is based in part on the Grand River Corridor Vision 
Plan adopted by the City.  To implement the Plan, flexibility on the mixture of uses, site layout or 
other dimensional modifications as part of the site plan review may be allowed, depending on the 
timing, location and nature of redevelopment.  Modifications are discussed in Section 35-144  

C. Triggers for Compliance.  It is acknowledged that implementation of the Corridor Plan is likely to occur 
gradually.  The City allows for incremental improvements to property understanding that some 
existing conditions may be more difficult to bring into complete compliance with this Article.  It is the 
intent of this Article to allow small changes to existing sites, and require larger or accumulated 
expansions to comply with the code as much as practical.  Use and development of land developed 
within this District shall be regulated as follows: 
1. Exempt Activity.  The following activity shall be allowed according to the regulations of the 

underlying zoning district: 
a. Uses in existence on the date of this ordinance amendment. 
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b. Changes in use from one use to another use where the underlying zoning district does not 
require additional parking or building requirements. 

c. Maintenance of existing site and building conditions as of the date of this ordinance 
amendment. 

2. Building Expansions.  Building expansions shall generally comply with the Corridor Plan and the 
Sections of this Article as specified below.   
a. Exempt Expansions.  Additions of a size equal or less than 10% of the gross square footage of 

the existing buildings as of the date of this ordinance may be permitted and may be 
constructed according to the requirements of the District or the underlying zoning, at the 
property owner’s discretion. 

b. Minor Expansions.  Additions of a size greater than 10% but equal or less than 25% of the 
gross square footage of the existing buildings as of the date of this ordinance, shall be 
permitted, but shall meet the requirements for Lot Size and Coverage, Setback, Building 
Height, Transitions from Abutting Single-Family Residential Uses, as listed in Section 0unless 
modifications are allowed in accordance with Section 35-144  

c. Major Expansions.  Additions of a size greater than 25% of the gross square footage of the 
existing buildings as of the date of this ordinance shall meet the requirements of this Overlay 
District. 

3. New Buildings and Development.  New development projects proposed under this Overlay District 
shall meet all requirements of this District. 

 
35-141  ZONES AND PERMITTED USES 
A. Zones.  The GRC District shall be and is hereby divided into Zones as enumerated on the Zone Map in 

subsection B below.   
1. Medium-Density Residential (MDR).  This area is planned for medium density residential at 10-20 

u/a. 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. 

2. Residential Mixed Use (RMU).  This area is planned for a mix of commercial and medium density 
residential of 10-20 u/a. Uses may be vertically or horizontally integrated. The overall mix of 
commercial to residential should have a residential focus. Development in this area should be 
supported by public and green spaces within or adjacent to the development. 

3. Mixed Use (MU).  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. 

B. Zone Map.  The Grand River Overlay District boundary is hereby established as shown on the zoning 
map on file in the office of the city clerk.  The boundary for each Zone described above is hereby 
established as shown on the District Zoning Map below:  
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Attachment: Grand River Corridor Overlay District - Draft Five for Public Hearing  (1677 : Public Hearing-Grand River Corridor Overlay District)



 
C. Permitted Uses.  Permitted uses within the districts noted on the Zone Map, shall include the 

following: 
1. Any of the uses permitted as allowed in the underlying zoning districts, as listed in their 

respective Articles of the zoning ordinance, may be permitted.  
2. Uses allowed by the Planning Commission pursuant to Section 35-30. Determination of Similar 

Use. 
3. Other uses as permitted in the table below: 
 

Table 35-141 
Permitted Uses 

P = Permitted Use 
S = Special Land Use 

Zone 

MDR RMU MU 

Multi-family    

One-Family Dwelling S S - 

Two-Family Dwelling S S - 

Multiple-Family Dwelling S P - 

Office    

Medical - P P 

Professional - P P 

Financial - P P 

Drive-Through - - S 

Civic    

Schools S S P 

Universities S S P 

Public buildings S P P 

 Retail    

Personal and Professional Service - S P 

General Retail - P P 

Pharmacy - P P 

Studios of fine arts - P P 

Sit Down Restaurants - P P 

Carry Out Restaurants - P P 

Drive-Through - - S 

Institutional    

Hospitals S S S 

Churches S S S 

Adult and Child Care Facilities S S P 

 Hotel    

Hotel/Motel - S P 

Bed and Breakfast - S P 

Lodging facilities as an accessory to a principal use - - P 
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35-142  BUILDING REQUIREMENTS 
A. Streetscaping.  The following shall be installed along all property lines that abut Grand River Avenue, 

as part of a comprehensive road and streetscape network: 
 

Table 35-142 A 
Required Streetscaping 

1. Curb Lawn 

A ten foot landscaped buffer strip shall be provided between the parking area and 
all public rights of way.  
The owner shall maintain the portion of the street between the lot line and back-of-
curb and, if applicable, the portion of the alley between the lot line and the edge of 
pavement. This typically includes snow and debris removal as well as general 
upkeep. 

2. Buffers and Screening See Sections 35-184.C. and Section 35-171.C. 

3. Sidewalks 

Sidewalks along Grand River Avenue shall be a minimum width of five (5) feet, or as 
specified in the City’s Comprehensive Plan.  

Sidewalks along side streets shall be provided according to Section 35-45. 

Wider sidewalks are encouraged, and when provided, the required setback or build-
to line may be adjusted accordingly. 

4. Street Trees 
One (1) canopy tree shall be provided along Grand River Avenue, with a typical 
spacing of twenty-five (25) feet on center.  Placement of street trees shall generally 
be staggered with the street lights. 

5. Street Lights 
Street lights are required with any new development or redevelopment and must 
be of the type identified by the City.  Placement of street lights shall generally be 
staggered with the street trees. 

 
B. Building Requirements.  Sites and buildings shall be designed according to Table 35-143: 

 

Table 35-143 
Building Requirements 

  MDR RMU MU 

1. Lot Size and Coverage 

a. Minimum Lot Size 8,500 sq. ft. There are no minimum or maximum lot sizes 

b. Minimum Lot Width 70 ft. There are no minimum lot widths 

c. Maximum Building 
Coverage 

35% 
There are no maximum coverage requirements, 

provided stormwater requirements are met 
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Table 35-143 
Building Requirements 

 MDR RMU MU 

2. Minimum Setbacks  

a. Front Yard Setback 30 ft. 

0 ft. 

Upper floors may project into right-of-way pursuant 
to Section 35-144  

b. Side Yard Setback 15 ft. 5 ft. 0 ft. 

c. Rear Yard Setback 30 ft. As needed to achieve proper Transition (see below) 

3. Building Height   

a. Maximum 42 ft. (3 stories) 
42 ft. (3 stories)  54 ft. (4 stories)  

Additional height per Section 35-144   

4. Transitions from Abutting Single-Family Residential Uses 

a. Building Step Backs 
Subject to Section 35-

171.C. 
 

Buildings taller than 42 ft. shall include step backs 
back a distance equal to its height for each floor 

b. Screen Wall 
 

6’ screening wall required along the property line.  
Also subject to Section 35-49 
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MDR RMU MU 

5. Parking Circulation and Driveways (see also Section 35-142  

a. Parking Location 
Subject to Article 14 of 

Ordinance 34 

Side or rear yard preferred.  One single row of 
parking may be allowed in the front yard, provided 
there are no other reasonable alternatives that are 

more consistent with the Corridor Plan 

b. Parking Lot Design 

Subject to Article 14 of Ordinance 34.  Parking Structures that front Grand River 
Avenue shall include storefront liner buildings on the ground floor along the 

frontage that are at least 30 ft. in depth 

- 
A 36 in. high knee wall shall be installed along 

frontages where parking lots occupy any portion of 
the front yard 

c. Driveway/Access 
Location 

Subject to Article 14 of 
Ordinance 34 

Where a public alley or shared access is possible, 
driveway access to Grand River Avenue may only be 
granted upon demonstration that such is needed to 

provide reasonable access to the site 

6. Windows and Doors 

a. Ground Floor Window 
Area 

Subject to Section 35-24 

10%-30% of wall area 

70% of ground floor 
wall area 

b. Upper Floor Windows 
50% of upper floor wall 

area 

c. Entrances 
At least one functioning door shall be provided for 

every street-facing storefront 

 
Second door for multi-
family may face side or 

rear yard 

Connection to public 
sidewalk must be 

provided pursuant to 
Section 35-45 

7. Building and Roof Design 

a. Building Design Subject to Section 35-24 

Subject to Section 35-53. Nonresidential Design 
Requirements.  Vinyl siding and EIFS may be used 
for accent details only, and shall not be permitted 

on the ground floor of any structure 

b. Flat Roof Design Subject to Section 35-24 
A minimum 42 inch tall parapet shall be installed to 
conceal rooftop mechanical equipment visible from 

the street level 

c. Pitched Roof Design 
Minimum 4:12 pitch 

Maximum 12:12 pitch 
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35-143  GENERAL DEVELOPMENT REQUIREMENTS 
A. Street Classification 

1. A site's primary, secondary (side) and service street frontages shall be designated by the City 
Planner or his/her designee. In making a determination the City Planner shall consider the 
following standards:  
a. When a site abuts only one street, that street is the primary street frontage. 
b. In all cases, any frontage on Grand River Avenue shall be considered primary street frontage. 

2. On corner sites, one street is a primary street frontage and the other street or streets may be 
designated a primary street or a secondary street frontage. In determining the required primary 
street frontage, the City shall consider the following conditions: 
a. The street with the highest street classification; 
b. The existing and planned context of the built environment; 
c. The street abutting the longest face of the block; and 
d. The street parallel to an alley within the block. 

3. When a site runs from one street to another and has a double frontage, one street may be 
designated a service street frontage provided the following standards are met: 
a. The applicant controls the land along an entire block face; 
b. A site with a service street must have at least two street frontages and one street frontage 

must be a primary street; and  
c. Only one service street frontage may be designated abutting any block. 

4. When a site abuts four or more streets, two service street frontages may be designated provided 
that two or more primary street frontages are also designated. 

 
B. Building Elements 

1. Corner Buildings. Buildings located at a street corner shall have appropriate architectural features 
and details that accentuate its prominent corner location through additional building height and 
/or adding a building peak or tower element at the corner. Other creative techniques may be 
used, subject to the acceptance of the Planning Commission. Special architectural corner features 
may be permitted to exceed the maximum building height by up to ten (10) feet if deemed 
appropriate by the Planning Commission. 

2. Canopies and Awnings shall comply with Section 35-40. 
3. Balconies and Overhangs.  Balconies and overhangs may be added to façades with the following 

conditions: 
a. Balconies and overhangs shall not extend more than six feet from the building face.  
b. Materials shall be compatible with the building and be integrally designed. 

4. Outdoor Dining Areas may be allowed pursuant to Section 35-102, Special Provision (b). 
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5. Exterior lighting. 
a. Exterior lighting shall comply with Section 35-48.  The Planning Commission may grant the 

same modifications in this District that are allowed in the CBD. 
b. Illumination.  Lighting shall provide illumination levels according to the following: 

 

Table 35-143 
Exterior Lighting Level Requirements 

  Use    
Minimum 

Level 
Maximum 

Level 

Maximum at 
Residential 

property Lines 

Residential or institutional uses  0.2 fc 5 fc 1.0 fc 

Office, recreation, and entertainment  
uses 

0.6 fc 5 fc 1.0 fc 

Commercial uses  0.9 fc 5 fc 1.0 fc 

Sidewalks and Walkways 0.6 fc 5 fc 1.0 fc 

Parking lots, bicycle parking areas 3 fc 10 fc 1.0 fc 

Note:  fc = footcandles 

 
6. Activity within the Right-of-Way.  Upon approval by all applicable road agencies, the City may 

allow upper floors of buildings to project over or one row of front yard parking to encroach into 
the public right-of-way in consideration of the following: 
a. The projection/encroachment is necessary to accommodate reasonable redevelopment of 

the site due to other constraints such as size, shape, depth or presence of natural features. 
b. The projection/encroachment will allow the development to better achieve the purpose of 

this district and the vision stated in the Grand River Corridor Vision Plan. 
c. The City has received all necessary insurance that indemnifies the City within the area of 

projection/encroachment. 
 
C. Parking.  Off-street parking shall be subject to the provisions of Article 14, Off-street parking 

requirements, with the following provisions:  
1. The number of spaces shall be as required in Article 14. Off-Street Parking and Loading Standards 

and Access Design. Notwithstanding the flexibility allowed in Article 14, the amount of parking 
may be reduced based on a determination that adequate parking for peak periods is provided for 
the mixture of proposed and future uses.  In making its determination, the Planning Commission 
shall consider the expected amount of bicycle or transit travel to the site, the nature of the 
proposed land use, different peak hour parking demands, shared parking agreements, on-site 
parking management, employee transit incentives, provision of transit or bike amenities, bicycle 
parking, or other means that will otherwise reduce vehicular trips to the site that would 
otherwise be expected.  The Planning Commission may require a Parking Study, prepared by a 
qualified professional, from the applicant to assist with making a determination. 

2. The City may allow one single row of parking in the front yard in consideration of the following: 
a. Such parking is necessary to accommodate reasonable redevelopment of the site due to 

other constraints such as size, shape, depth or presence of natural features. 
b. The additional parking is necessary to accommodate reasonable redevelopment of the site.  
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c. The parking will allow for development that is generally more consistent with the purpose of 
this district and the vision stated in the Grand River Corridor Vision Plan than the 
development that would otherwise result. 

3. All developments shall provide one (1) bike rack for each twenty (20) vehicular spaces. 
 

35-144  ADMINISTRATION 
A. Corridor Improvement Authority Review.  Applications shall be processed and reviewed according to 

Article 10, Planned Unit Development, except that prior to receiving Concept Plan approval, the 
application shall be sent to the Grand River Corridor Improvement Authority for its review and 
recommendation. 

B. Allowed Flexibility.  It is recognized that certain existing site conditions may prohibit full compliance 
with this District.  The Planning Commission may modify the standards for this District  after 
considering the criteria below: 
1. The proposed development is consistent with the Corridor Plan, as amended. 
2. The proposed development is consistent with the Purpose and Development Principles listed in 

Section 35-139  
3. The proposed modification will not prevent or complicate logical extensions of streets, parking, 

greenspace, or development of adjacent properties consistent with the Corridor Plan. 
4. Such modification is the minimum necessary to allow reasonable development that is consistent 

with the purpose of the Corridor Plan.  
5. The proposed development will not impair public safety and is not simply for convenience of the 

development. 
C. Incentives.  To promote redevelopment and stimulate reinvestment along the corridor, the Planning 

Commission may grant additional flexibility or development options where one or more of the 
Recognized Benefits, listed below, are provided.  Elements listed in Table 35-144 on the left are those 
items the City wishes to encourage.  Items listed along the top show the types of regulatory flexibility 
or financial incentives that may be granted in return.  One incentive must be provided in order to be 
considered for one incentive.  More than one incentive may be granted when more than one 
Recognized Benefit is provided. In addition to other incentives that may be authorized by the City 
Council, the following incentives shall be considered:    
1. Lot Coverage or Setback Flexibility.  Flexibility may be granted of the minimum lot coverage, 

building frontage, or setbacks (rear or side only) provided the resulting layout will not negatively 
impact nearby residences or the vision for the corridor as enumerated in the Grand River Corridor 
Vision Plan. 

2. Additional Building Height. The maximum building height may be increased by a maximum of two 
additional stories, provided all other provisions of this Article and proper transitions are provided 
as required in Section 0 

3. Reduced Parking.  The City may allow development with fewer parking spaces than is required 
upon proof that such reduction will not create negative impacts upon adjacent businesses or 
local residential streets. 

4. Stormwater/Utility Improvements.  Where endorsed by the City’s Public Works Department, 
reduced user and benefit fees may be granted. 

5. TIF Funding.  Eligibility for Tax Increment Financing, where the subject site falls within an 
established TIF district. 
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Table 35-144 
Incentives  

Incentives  

1. Lot Coverage 2. Setback Relief 

3. Additional 

Bldg. Height 

4. Reduced 

Parking 

5. Stormwater/ 

Utility 

Improvements 6. TIF Funding 

Recognized Benefit  
1. Public Open Space x x   x x 

2. LID x x   x x 

3. Mixed-Use   x x   

4. Higher Quality 
Architecture 

 
 

   x 

5. LEED/Green Building x  x  x x 

6. Enhanced Buffer  x   x x 

7. Pedestrian Facilities x x  x  x 

8. Integrated Parking x x x x  x 

 
D. Recognized Benefits.  Additional building height or flexibility may be granted during the project review 

when one or more of the following recognized benefits are provided: 
1. Open Space or Public Space.  Inclusion of 5% of the total building area for civic or public spaces. 
2. Low Impact Development (LID) Applications.  Use of alternative stormwater management design 

that includes green roofs, natural retention systems, porous pavement alternatives, or other 
energy or water conserving applications. 

3. Mixed Use. Development that includes a mix of different but compatible use types within the 
same building, and which are designed to accommodate predominantly retail uses on the 
ground-floor with offices or residential use on upper floors. 

4. Higher Quality Architecture.  Application of architectural design above what is required. 
5. LEED/Green Buildings.  Significant use of sustainable building and site design features such as: 

water use reduction, water efficient landscaping, innovative wastewater technologies, low impact 
stormwater management, optimize energy performance, on-site renewable energy, passive solar 
heating, reuse/recycled/renewable materials, indoor air quality or other elements identified as 
sustainable by established groups such as the US Green Building Council (LEED) or ANSI National 
Green Building Standards. 

6. Enhanced Buffer.  Inclusion of design elements such as additional landscaping, architectural 
amenities, or other improvements that are designed to benefit the general public. 

7. Pedestrian Facilities.  Provision of public plazas, additional walkways, wider sidewalks or 
pedestrian-oriented features beyond those required. 

8. Integrated Parking.  Where structured parking is provided as part of the development, the City 
may allow one additional story of building height. 

E. Contributions in Lieu.  The City recognizes that certain physical elements may be best developed in a 
coordinated fashion rather than piecemeal as development occurs.  Therefore, when requested by 
the applicant or where required by the City, payments in lieu of those improvements may be made in 
accordance with the following.  
1. Contributions in lieu may be accepted for the following improvements: 

a. Streetscaping as listed in Section 35-142 A. 
b. Parking as discussed in Section 35-143  
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2. In cases where the elements above cannot reasonably be developed on a parcel, or for those 
where coordinated installation (parking and access, for example) is needed for logical 
development, the City may allow developers to defer construction in one of the following ways: 
a. Payment into a dedicated fund, of an amount equal to the cost to install all deferred 

improvements on the subject site.  Improvement costs must also consider off-site 
improvements and utilities needed to serve the site.  The developer shall submit to the City 
an estimate of costs to construct these items for verification by the City’s engineer.  

b. The City may facilitate, through a special assessment district or other means, construction of 
streetscaping as development progresses.  Developments who defer parking under this 
Article shall agree to participate in a special assessment district, and agree to pay back the 
costs to serve their portion of the development.  The assessment district may be created to 
install or replace some or all of the items listed above, the costs of which will be distributed 
amongst developed parcels consistent with the standards listed.  

F. Conditions.  Where deemed necessary, the Planning Commission may impose reasonable conditions 
to further the purpose of, or to ensure compliance with the Corridor Plan. 

G. Development Agreement.  Approved developments shall enter into a development agreement with 
the City pursuant to Article 10, Planned Unit Development.   

 
 

 
 

 

 

 

6.1.a

Packet Pg. 153

A
tt

ac
h

m
en

t:
 G

ra
n

d
 R

iv
er

 C
o

rr
id

o
r 

O
ve

rl
ay

 D
is

tr
ic

t 
- 

D
ra

ft
 F

iv
e 

fo
r 

P
u

b
lic

 H
ea

ri
n

g
  (

16
77

 :
 P

u
b

lic
 H

ea
ri

n
g

-G
ra

n
d

 R
iv

er
 C

o
rr

id
o

r 
O

ve
rl

ay
 D

is
tr

ic
t)



NOTICE OF PUBLIC HEARING

NOTICE IS HEREBY GIVEN THAT THE FARMINGTON PLANNING 
COMMISSION WILL HOLD A PUBLIC HEARING AT THE MAXFIELD 
EDUCATION CENTER*, 32500 TEN MILE ROAD, FARMINGTON, MICHIGAN 
48336 ON MONDAY, SEPTEMBER 22, 2014 AT 7:00 P.M; ON MONDAY, 
SEPTEMBER 22, 2014 AT 7:00 P.M.  THE HEARING IS BEING HELD TO 
REVIEW A PROPOSED AMENDMENT TO THE ZONING ORDINANCE, 
ADDING ARTICLE 11, GRC GRAND RIVER CORRIDOR OVERLAY ZONING 
DISTRICT.  

THE GRAND RIVER CORRIDOR OVERLAY ZONING DISTRICT IS BEING 
ADOPTED TO FACILITATE AND ENCOURAGE REDEVELOPMENT OF 
PARCELS LOCATED WITHIN THE DISTRICT, WHICH GENERALLY 
INCLUDES ALL PARCELS FRONTING ON GRAND RIVER AVENUE 
BETWEEN MAYFIELD STREET AND THE EASTERN CITY BOUNDARY, 
ALONG WITH ALL PARCELS FRONTING ORCHARD LAKE ROAD BETWEEN 
GRAND RIVER AVENUE AND SHIAWASSEE AVENUE.  THE ORDINANCE 
SPECIFIES THE REQUIREMENTS FOR SITE AND BUILDING DESIGN.  
BECAUSE THE PURPOSE OF THIS DISTRICT IS TO FACILITATE 
REDEVELOPMENT, THE MINIMUM REQUIRED SETBACKS HAVE BEEN 
REDUCED TO ALLOW BUILDINGS TO LOCATE CLOSER TO GRAND RIVER 
AVENUE, AND BUILDINGS MAY BE TALLER TO ENCOURAGE A MIX OF 
USES. 

A copy of the entire zoning ordinance amendment is available for inspection at 
the Farmington City Hall located at the address below.  Questions and comments 
may be directed to:

Kevin P. Christiansen, AICP, PCP, Economic and Community Development 
Director
City of Farmington
23600 Liberty Street
Farmington, MI   48335

Publish: September 7, 2014 in the Farmington Observer

* Please note the location of the public hearing is the current Maxfield Education 
Center located on Ten Mile Road. The parking lot for the Maxfield Education 
Center is located on the west side of Raphael Street.
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