
AGENDA 
PLANNING COMMISSION PUBLIC HEARING  

CITY OF FARMINGTON HILLS,  
APRIL 21, 2022, 7:30 P.M.  

FARMINGTON HILLS CITY HALL – CITY COUNCIL CHAMBERS 
31555 W. ELEVEN MILE ROAD, FARMINGTON HILLS MI 48336 

Cable TV:  Spectrum – Channel 203; AT&T – Channel 99 
YouTube Channel:  https://www.youtube.com/user/FHChannel8 

www.fhgov.com 
(248) 871-2540

1. Call Meeting to Order
2. Roll Call
3. Approval of Agenda

4. Public Hearing

A. SPECIAL APPROVAL PLAN 56-3-2022
LOCATION: 24300 Drake Rd. 
PARCEL I.D.: 23-21-351-032
PROPOSAL: Temporary concrete mixing batch plant in B-3,

General Business District
ACTION REQUESTED: Special land use and site plan approval
APPLICANT:  Bret Sheffer of Mark Anthony Contracting, Inc.
OWNER: Boxoffice Theaters LLC

B. SPECIAL APPROVAL PLAN 57-3-2022
LOCATION: 32680 Northwestern Hwy. 
PARCEL I.D.: 23-02-126-130
PROPOSAL: Temporary concrete mixing batch plant in B-3,

General Business District and B-2, Community Business District
ACTION REQUESTED: Special land use and site plan approval
APPLICANT:  Steve Gregor of Florence Cement Company
OWNER: NWH Holdings, LLC

5. Approval of minutes March 24, 2022 

6. Public Comment
7. Commissioner’s Comments
8. Adjournment

Respectfully Submitted, 

Marisa Varga 
Planning Commission Secretary 

Staff Contact 
Erik Perdonik 
Interim City Planner, Planning and Community Development 
248-871-2540
eperdoik@fhgov.com

https://www.youtube.com/user/FHChannel8
http://www.fhgov.com/
mailto:eperdoik@fhgov.com


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



SPECIAL USE APPROVAL 56-3-2022 
 
Special Use Approvals are discretionary and therefore reasons need to be given for 
approvals as well as denial.  Decisions should be based upon the facts presented. 
 
Approval: 
 
I move that Special Approval No. 56-3-2022 submitted by Bret Sheffer of Mark Anthony 
Contracting, Inc. be approved, subject to all applicable provisions of the Zoning Chapter, for 
the following reasons: 
 

1. The use would not be injurious to the district and environs. 
 
2. The effects of the use would not be contrary to the spirit and intent of 

the Zoning Chapter. 
 

3. The use would be compatible with existing uses in the area. 
 

4. The use will not interfere with orderly development of the area. 
 

5. The use will not be detrimental to the safety or convenience of 
vehicular or pedestrian traffic. 

 
 
 
Denial: I move that Special Approval No. 56-3-2022, submitted by Bret Sheffer 

of Mark Anthony Contracting, Inc. be denied for the following reasons: 
 

1. The use would interfere with orderly, future development of the area. 
 
2. The use would not be compatible with the objectives, goals or 

policies of the Master Plan for Future Land Use. 
 

3. The use would be incompatible with the existing or future uses in the 
area. 

 
4. The use would have a negative impact on the district and/or environs. 

 
5. The use would be contrary to the spirit and purpose of the Zoning 

Chapter. 
 

6. The use would be detrimental to the safety or convenience of 
vehicular or pedestrian traffic. 

 
7. The use would make it difficult for the City to implement the uses 

proposed by the Master Plan for Future Land Use. 
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April 11, 2022 
 
Farmington Hills Planning Commission 
31555 W 11 Mile Rd 
Farmington Hills, MI 48336 
 

Site Plan Review 
 
Case:   56-3-2022 
Site:    24300 Drake (Parcel 22-23-21-351-032) 2 acres 
Applicant:  Mark Anthony Contracting  
Plan Date:  3/17/22 
Zoning:   B-3 General Business 
 
Dear Planning Commissioners: 
 
We have completed a review of the application for site plan and special land use approval above and a 
summary of our findings is below. Items in bold require specific action by the Applicant.  Items in italics 
can be addressed administratively.   
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SUMMARY OF FINDINGS  
 
Project Summary 
 
The applicant is proposing a temporary concrete plant. The application specifies that the time frame for 
the batch plant will be late April, 2022, through November 11, 2022, with full removal by December 
11th*. The proposed layout is very similar to a temporary plant approved for this site in 2020.  Requested 
hours of operation are 7am to 7pm, Monday through Saturday. This is the fourth temporary batch plant 
to seek location on this site within the last seven years. 
*The property owner’s letter says 5/1/22-10/31/22—this discrepancy should be addressed.  
 
Summary of Issues 
 

1. Verification of timeframe, and property owner’s approval of same. 
2. Provide setback distances.  

Existing Conditions 
 
1. Zoning. The parcel is zoned B-3 General Business.   

2. Existing site.  The site is 2 acres and vacant. The site plan for a movie theater that was approved 
several years ago for this site has expired. 

3. Adjacent properties.  

Direction Zoning Land Use 
North B-3  Commercial Development 
East B-3 Commercial Development 
South B-3 Commercial Development 
West B-2 Commercial Development 

4. Site configuration and access.  The site is accessible from Drake Road.  

 
Site Plan & Use: 
 
1. Dimensional Standards (B-3 district). Setbacks are not provided but appear to be met.  

Standard Required Proposed 
Front setback 25 ft Approx. 150 ft 
Rear Setback 20 ft Approx. 60 ft 
Side Setback (south) 10 ft Approx. 87 ft 
Side Setback (north) 10 ft Approx. 60 ft 
Building height 50 ft 54 ft to top of exhaust 

 

2. Parking. The application notes that the site will have two to ten employees, and the northern notch 
of the site is identified as a parking area.   

3. Overall Circulation. Circulation through the site is counter-clockwise; the cross-access drive to the 
south will be closed with a barricade. 

4. Lighting (Section 34-5.16). No lighting is proposed.   
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5. Landscaping and trees. The trees on site are not proposed to be affected by the project. No 
landscaping is being proposed.  

6. Nature of equipment. The applicant has included diagrams and images of the proposed equipment. 

Special Approval 

1. Conditions:  In the B-3 district, cement batch plants are not specifically permitted; they are, 
however, permitted as a special land use under Section 4.20.4.C, subject to the following: 

C. Temporary construction uses not accessory to existing uses. Temporary 
construction uses and structures not directly accessory to any existing use of the 
zoning lot, but necessary for the use or improvement of some other property or 
properties within the City for a permitted purpose. 
i. The planning commission shall examine the proposed use and determine that the 

petitioner has adequately explored alternative locations and that the location 
proposed is the most reasonable. 

ii. The planning commission shall examine the location of structures on the site and 
determine that they are the most appropriate, may require reasonable temporary 
screening of the activity proposed, may suggest the location of vehicular access to 
the site and make other recommendations which will assist in the protection of 
nearby uses during the time the construction use is in operation. 

iii. All setbacks, land coverage, off-street parking, lighting and other requirements for 
protecting the public health, safety, peace, morals, comfort, convenience and 
general welfare of the inhabitants of the city shall be determined by the planning 
commission as being appropriate to the site and surrounding area. 

iv. The act of granting approval of a use not otherwise permitted in a district shall in no 
way be construed as a change in the basic uses permitted in the district nor on the 
property wherein the use is permitted. 

v. The granting of permission for the use shall be made in writing stipulating all 
conditions as to length of time, nature of developed permitted and arrangements 
for removing the use at the termination of the period of time granted. 

 
We are available to answer questions.  
 
Respectfully, 
Giffels Webster  
 
 

     
 
Rod Arroyo, AICP     Joe Tangari, AICP 
Partner       Senior Planner 
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INTEROFFICE CORRESPONDENCE 
 

 
 

DATE:  March 30, 2022 
 
TO:  Planning Commission 
 
FROM: Jason Baloga, Fire Marshal 
 
SUBJECT: Special Approval 56-3-2022 (24300 Drake)  
   
 
The Fire Department has no objection to recommending approval of the plan as submitted 
contingent upon compliance with the following requirements: 
 

1. During construction and operation, site access shall be maintained; roadways capable of 
supporting fire apparatus up to Twenty-five (25) tons shall be provided.  
 

2. An address shall be posted at the main entrance in accordance with Chapter 12 of the City 
Code Sec. 12-12 (3). 
 

3. Above Storage Tank (AST) shall be installed according to the International Fire Code 
2015 (IFC) and National Fire Protection Association (NFPA) requirements. 
 

4. Protection from vehicle damage shall be provided for the AST. Jersey barriers or guard 
posts are acceptable.  AST shall be placarded to indicate the product it contains. 

 
5. A fire extinguisher no smaller than 2-A:20-B:C shall be provided near the fueling area. 

 
 

 
 

                                                                                        
      Jason Baloga, Fire Marshal 
 
 
 
 
 
 
 
JB/al 





















SPECIAL USE APPROVAL 57-3-2022 
 
Special Use Approvals are discretionary and therefore reasons need to be given for 
approvals as well as denial.  Decisions should be based upon the facts presented. 
 
Approval: 
 
I move that Special Approval No. 57-3-2022 submitted by Steve Gregor of Florence 
Cement Co., be approved, subject to all applicable provisions of the Zoning Chapter, for the 
following reasons: 
 

1. The use would not be injurious to the district and environs. 
 
2. The effects of the use would not be contrary to the spirit and intent of 

the Zoning Chapter. 
 

3. The use would be compatible with existing uses in the area. 
 

4. The use will not interfere with orderly development of the area. 
 

5. The use will not be detrimental to the safety or convenience of 
vehicular or pedestrian traffic. 

 
 
 
Denial: I move that Special Approval No. 57-3-2022, submitted by Steve Gregor 

of Florence Cement Co, be denied for the following reasons: 
 

1. The use would interfere with orderly, future development of the area. 
 
2. The use would not be compatible with the objectives, goals or 

policies of the Master Plan for Future Land Use. 
 

3. The use would be incompatible with the existing or future uses in the 
area. 

 
4. The use would have a negative impact on the district and/or environs. 

 
5. The use would be contrary to the spirit and purpose of the Zoning 

Chapter. 
 

6. The use would be detrimental to the safety or convenience of 
vehicular or pedestrian traffic. 

 
7. The use would make it difficult for the City to implement the uses 

proposed by the Master Plan for Future Land Use. 
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April 11, 2022 
 
Farmington Hills Planning Commission 
31555 W 11 Mile Rd 
Farmington Hills, MI 48336 
 

Site Plan Review 
 
Case:   57-3-2022 
Site:    32680 Northwestern Highway (Parcel 22-23-21-351-032) 3 acres 
Applicant:  Florence Cement Company/Steve Gregor  
Plan Date:  3/17/22 
Zoning:   B-3 General Business 
 
Dear Planning Commissioners: 
 
We have completed a review of the application for site plan and special land use approval above and a 
summary of our findings is below. Items in bold require specific action by the Applicant.  Items in italics 
can be addressed administratively.   
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SUMMARY OF FINDINGS  
 
Project Summary 
 
The applicant is proposing a temporary concrete plant with up to 11 employees. The application 
specifies that the time frame for the batch plant will be 127 days or through October 10, 2022, 
whichever is sooner. The plant is being erected to support two subdivision projects, and there will be an 
estimated total of 24 paving days during its term of operation. Turf restoration will occur in Spring, 
2023. Requested hours of operation are 7am to 7pm, Monday through Saturday, with no work on 
holidays. This applicant operated a plant at 23400 Drake over the past two years.  
 
Summary of Issues 
 

1. Verification of height. 
2. Provide setback distances. Identify parking area. 

Existing Conditions 
 
1. Zoning. The parcel is zoned B-3 General Business.   

2. Existing site.  The site is 3 acres and vacant.  

3. Adjacent properties.  

Direction Zoning Land Use 
North B-2/w/PUD  Senior Housing Complex 
East RC-2 Multi-Family Housing 
South B-3 Commercial Development 
West B-2 Commercial Development 

4. Site configuration and access.  The site is accessible from Northwestern Highway.  

 
Site Plan & Use: 
 
1. Dimensional Standards (B-3 district). Setbacks are not provided but appear to be met.  

Standard Required Proposed 
Front setback 25 ft Approx. 200 ft 
Rear Setback 20 ft Approx. 120 ft 
Side Setback (east) 10 ft Approx. 230 ft 
Side Setback (west) 10 ft Approx. 220 ft 
Building height 50 ft 27.25 ft? 

 

2. Parking. A parking area is not identified on the plans.   

3. Overall Circulation. Circulation through the site is counter-clockwise. 

4. Lighting (Section 34-5.16). No lighting is proposed.   

5. Landscaping and trees. The trees on site are proposed to be protected during operations. No 
landscaping is being proposed.  
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6. Nature of equipment. The applicant has included diagrams and images of the proposed equipment. 

Special Approval 

1. Conditions:  In the B-3 district, cement batch plants are not specifically permitted; they are, 
however, permitted as a special land use under Section 4.20.4.C, subject to the following: 

C. Temporary construction uses not accessory to existing uses. Temporary 
construction uses and structures not directly accessory to any existing use of the 
zoning lot, but necessary for the use or improvement of some other property or 
properties within the City for a permitted purpose. 
i. The planning commission shall examine the proposed use and determine that the 

petitioner has adequately explored alternative locations and that the location 
proposed is the most reasonable. 

ii. The planning commission shall examine the location of structures on the site and 
determine that they are the most appropriate, may require reasonable temporary 
screening of the activity proposed, may suggest the location of vehicular access to 
the site and make other recommendations which will assist in the protection of 
nearby uses during the time the construction use is in operation. 

iii. All setbacks, land coverage, off-street parking, lighting and other requirements for 
protecting the public health, safety, peace, morals, comfort, convenience and 
general welfare of the inhabitants of the city shall be determined by the planning 
commission as being appropriate to the site and surrounding area. 

iv. The act of granting approval of a use not otherwise permitted in a district shall in no 
way be construed as a change in the basic uses permitted in the district nor on the 
property wherein the use is permitted. 

v. The granting of permission for the use shall be made in writing stipulating all 
conditions as to length of time, nature of developed permitted and arrangements 
for removing the use at the termination of the period of time granted. 

 
We are available to answer questions.  
 
Respectfully, 
Giffels Webster  
 
 

     
 
Rod Arroyo, AICP     Joe Tangari, AICP 
Partner       Senior Planner 
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INTEROFFICE CORRESPONDENCE 
 

 
 

DATE:  March 30, 2022 
 
TO:  Planning Commission 
 
FROM: Jason Baloga, Fire Marshal 
 
SUBJECT: Special Approval 57-3-2022 (32680 Northwestern Hwy.)  
   
 
The Fire Department has no objection to recommending approval of the plan as submitted 
contingent upon compliance with the following requirements: 
 

1. During construction and operation, site access shall be maintained; roadways capable of 
supporting fire apparatus up to Twenty-five (25) tons shall be provided.  
 

2. An address shall be posted at the main entrance in accordance with Chapter 12 of the City 
Code Sec. 12-12 (3). 
 

3. Above Storage Tank (AST) shall be installed according to the International Fire Code 
2015 (IFC) and National Fire Protection Association (NFPA) requirements. 
 

4. Protection from vehicle damage shall be provided for the AST. Jersey barriers or guard 
posts are acceptable.  Please provide cut sheets of tank indicating secondary containment.  
AST shall be placarded to indicate the product it contains. 

 
5. A fire extinguisher no smaller than 2-A:20-B:C shall be provided near the fueling area. 

 
 

 
 

                                                                                        
      Jason Baloga, Fire Marshal 
 
 
 
 
 
 
 
JB/al 
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   DRAFT 

 
MINUTES 

CITY OF FARMINGTON HILLS 
PLANNING COMMISSION PUBLIC HEARING 

31555 W ELEVEN MILE ROAD 
FARMINGTON HILLS, MICHIGAN 

MARCH 24, 2022, 7:30 P.M. 
 
 
CALL MEETING TO ORDER 
The Planning Commission Regular Meeting was called to order by Chair Countegan at 7:30 p.m. 
 
ROLL CALL 
  
Chair Countegan thanked Commissioner Schwartz, who recently stepped down from the Commission, for  
his long time service on the Commission, and prior to that, on the Zoning Board of Appeals. Steven 
Schwartz has been a tremendous public servant to the Farmington Hills community. 
 
Commissioners Present:  Brickner, Countegan, Mantey, Stimson, Trafelet, Varga 
   
Commissioners Absent:   none 
     (three vacancies) 
 
Others Present: Staff Planner Perdonik, City Attorney Schultz, Planning Consultants 
   Arroyo and Tangari, Staff Engineer Geelhood 
  
APPROVAL OF AGENDA 
 
MOTION by Trafelet, support by Brickner, to approve the agenda as submitted. 
 
MOTION carried unanimously by voice vote. 
 
PUBLIC HEARING 

A. ZONING TEXT AMENDMENT 2, 2021  
CHAPTER OF CODE:  34, Zoning Ordinance 
PROPOSED AMENDMENT: Amend the definition of “Family” and various sections of 

Chapter 34, Zoning to provide equal housing opportunities 
particularly suited to the needs of persons entitled to reasonable 
accommodation under state or federal law within One Family 
and Planned Residential zoning districts  

ACTION REQUESTED: Recommend to City Council 
SECTIONS:   34-2.2, 34-3.1.1 through 34-3.1.9, add new Section 34-4.60  

 
Planning Consultant Arroyo explained that the Planning Commission had been studying this topic for 
several months. Proposed changes included: 

• Definition of “Family” is clarified to reflect issues that have come up over time through court 
cases and internal review and discussion, as described. 

• Two new definitions – Reasonable Accommodation and Special Accommodation –  are intended 
to provide definitions for specific residential uses where residents qualify as handicapped or 
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disabled under the Americans with Disability Act, the Fair Housing Act, or the Rehabilitation 
Act. 

• Use standards were also included in the zoning text amendment.  
• The full text amendment had been provided in the Planning Commission packets. 

 
In response to questions from the Commission, City Attorney Schultz said that the ordinance substantially 
reflected current practice. The ordinance amendment was necessary in order to comply with federal law, 
and also codified what information and physical requirements the Planning Department could ask special 
accommodation residences to provide when they go through the approval process. 
 
Chair Countegan opened the public hearing on this item. Seeing that no public indicated they wished to 
speak, Chair Countegan closed the public hearing and brought the matter back to the Commission for 
discussion and/or a motion. 
 
MOTION by Brickner, support by Trafelet, to recommend approval to City Council of Zoning Text 
Amendment 2, 2021, which proposes to amend the Zoning Ordinance in numerous separate sections, 
including Article II, “Definitions,” to revise the definition of “family,” and add definitions of “reasonable 
accommodation” and “special accommodation residence”; Article III, “Zoning Districts,” to add “special 
accommodation residence” as a principal permitted use within the RA-1A, RA-1B, RA-2B, RA-1, RA-2, 
RA-3, and RA-4, One Family Residential districts, and RP-1 and RP-2, Planned Residential districts; and 
Article IV, “Use Standards,” to add new regulations for special accommodation residences. 
 
MOTION carried unanimously by voice vote. 

B. CAPITAL IMPROVEMENTS PLAN 2022/2023 THROUGH 2027/2028  
ACTION REQUESTED:  Adoption of Plan  

Chair Countegan explained that the Capital Improvements Plan (CIP) is a planning document that the 
Planning Commission annually reviews with department heads, in order to prioritize the capital needs of 
the community, that represents either an individual capital plan or a network of plans over the next five 
years and approve. Once the Planning Commission adopts the plan, it is shared with City Council. This is 
a public hearing item. 
 
Interim City Planner Perdonik pointed out that there was a draft motion in the Commissioner’s packets, as 
well as a general draft motion that had been supplied by former Commissioner Schwartz for 
consideration. 
 
Chair Countegan opened the public hearing on this item. Seeing that no public indicated they wished to 
speak, Chair Countegan closed the public hearing and brought the matter back to the Commission for 
discussion and/or a motion. 
 
MOTION by Brickner, support by Stimson, to adopt the City of Farmington Hills Capital 
Improvements Plan for 2022/2023 – 2027/2028 as presented, and that the plan be forwarded to City 
Council. 
 
MOTION DISCUSSION: 
 
Discussion regarding including equipment for sidewalk snow removal. 
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Noting that the CIP is a planning document, and that at the January meeting he had raised the possibility 
of including one piece of snow removal equipment for pedestrians on sidewalks in the future, 
Commissioner Mantey asked that the CIP be amended to include $50,000 for sidewalk snow removal 
equipment in the DPW’s capital improvements for 2027-2028.  
 
Commissioner Brickner asked City Attorney Schultz if there were any liability issues regarding including 
this item.  
 
Commissioner Mantey said there used to be liability issues with requiring snow removal on sidewalks in 
Michigan, but those had been removed via court decisions. He wanted to include this item as a planning 
issue. He reiterated comments he made in January that he felt Twelve Mile Road and the Grand River 
Corridor should be targeted for sidewalk snow removal, specifically where there were bus stops. He had 
been talking about this issue for 10 years, and would like to see this item inserted as a placeholder. 
 
City Attorney Schultz added that the CIP is a Planning Commission document. The document is not an 
authorization to purchase, and no liability is incurred by including an item in the CIP.  
 
Chair Countegan said that the CIP gives the City’s policy makers an indication of what the Planning 
Commission was prioritizing and what they were thinking about. The requested sidewalk snow removal 
equipment did not constitute a major policy shift, but did represent something the Commission was 
recommending that City Council consider. 
 
Discussion regarding issues raised by Steven Schwartz’ draft motion: 
Commissioner Mantey asked how much of the $9M prioritized for the Costick Center and $10M for The 
HAWK came from the Parks and Recreation millage. The budget actually included $4.1M per year for 5 
years, or $20.5M for the two recreation facilities, when there was $0 allocated for the Grand River 
Corridor Improvement Authority. 
 
Commissioner Mantey said he understood that an investment needed to be made at The HAWK in order 
to use the third floor and perhaps capture some revenue there. However, in January the Commission 
discussed recommending that Council consider that the Costick Center be closed and perhaps demolished, 
in order to redevelop that property.  
 
Commissioner Mantey suggested a line item be added for a study on whether or not the Costick Center 
should be retained. He was concerned that $1.5M would be spent this year on the Costick Center, only to 
have it closed next year. 
 
Chair Countegan said the issue of whether or not to close the Costick Center was separate from the issue 
of the department heads requesting the Commission to prioritize improvements for The HAWK and the 
Costick Center as part of the CIP document. To ask that the Costick Center be removed was somewhat 
contrary to what the Commission had heard from the department heads regarding that building. However, 
the Commission could make a separate motion indicating its concerns about the extent of funding for the 
two facilities, including the overlap of services, questions about efficiencies, and practical considerations 
in the future. 
 
Commissioner Brickner was opposed to discussing the future of the Costick Center in the CIP document, 
especially since a new senior living facility was being constructed behind the Costick Center, and there 
would be a specific population of seniors that would be able to walk to the Costick Center. Also, the swim 
pool at the Costic Center was different in function and purpose than the pool at The HAWK.  
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Commissioner Mantey said if the funds were coming from the Parks and Recreation Millage, he had no 
issue with improvements being made at the Costick Center. If all the funding was coming from the 
General fund, with $20M being prioritized for The HAWK and the Costick Center, and not even $200K 
being prioritized for the Grand River Corridor Improvement Authority, he would like that discussed. He 
understood the Grand River Corridor Improvement Authority was intended to be funded by tax increment 
financing, but there had not been any tax increment financing and the Corridor remained unimproved. 
 
Chair Countegan emphasized that the CIP represented staff’s recommendation as presented to the 
Planning Commission. Ultimately the City Council was responsible for budgets, and they would be the 
ones making decisions regarding expenditures for the Costick Center and The HAWK. He asked if 
Commission Mantey would like the CIP to include a line item prioritizing some funding for Grand River 
Corridor redevelopment.  
 
Chair Countegan further explained that the Grand River Corridor Improvement Authority was set up to 
have funding through a tax increment financing plan, which would only work if development occurred. 
Obtaining help from the City to improve the Grand River area might be a goal. It was important to 
understand that the funding amounts in the CIP did not represent budget numbers. 
 
Commissioner Stimson pointed out that funding for the Grand River Corridor Improvement Authority 
was a different budgetary discussion, unless there was something to be capitalized as part of that 
improvement.  
 
Commissioner Brickner added that the funding for the Grand River Corridor Improvement Authority was 
set up via joint ordinances with the City of Farmington, under the authority of State laws regarding tax 
increment financing. The Authority was never set up to be funded by either city. This was not a CIP 
concern. 
 
Commissioner Mantey said he would like the minutes to reflect his request that some funds be added in 
next year’s CIP for Grand River Corridor redevelopment. State funding for improvement of Grand River 
Avenue should be researched. He would like to see a funding estimate for separated bike lanes on Grand 
River, to be painted green, such as was done on other major thoroughfares in the metro Detroit area. 
 
MOTION by Brickner, support by Stimson, to adopt the City of Farmington Hills Capital 
Improvements Plan for 2022/2023 – 2027/2028 as presented, and that the plan be forwarded to City 
Council, with the following amendment: 
 
• $50,000 be added to the DPW equipment request for sidewalk snow removal equipment, specifically 

to target Twelve Mile Road and Grand River Avenue in the vicinity of bus stops. 
 
Motion carried unanimously by voice vote. 
 
REGULAR MEETING 
A. SITE PLAN 68-12-2021 
 LOCATION:   Parcel south of 34700 Grand River Ave. 
 PARCEL I.D.:   23-21-376-021 

PROPOSAL:   New commercial building for manufacturing in LI-1,  
Light Industrial District 

 ACTION REQUESTED: Site Plan Approval by Planning Commission 
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 APPLICANT:   Jing-Jin Electric 
 OWNER:    Jing-Jin Electric 
 
Referencing his March 11, 2022 letter, Planning Consultant Tangari gave the background and review for 
this request for site plan approval to build an addition to an existing manufacturing facility, with 73,667 
square feet of new manufacturing space (2 stories) and 10,227 square feet of new office space (3 stories). 
The existing building is 83,819 square feet; a breakdown of office and manufacturing square footage in 
the existing building had been provided.  

The site was 6.65 acres and zoned LI-1, and was developed with an existing manufacturing facility for 
Jing Jin Electric, which makes electric powertrains. The southern portion of the site, which was currently 
vacant, and where most of the work would occur, was re-zoned to LI-1 from B-3 in 2021.  

Outstanding issues included: 
• Setbacks should be labeled, although setback requirements appeared to be met. 
• 6 loading spaces were required; 4 were provided. However, the actual area that was dedicated to 

the loading bay exceeded the required area for six spaces with four docks. If the Planning 
Commission felt the requirement was met, it should be so noted in the motion.  

• Parking count was not split between office and manufacturing uses. The area devoted to office 
space  
was not defined. However, with the correct breakdown the parking changed from a 218 space 
requirement to a 215 space requirement, which was not a big change. 

• Rooftop equipment and mechanical equipment must be addressed in the plans, although the 5’ 
parapet as shown appeared to meet the screening requirement. 

• Dumpster enclosure detail needed.  
• Landscape area abutting the street should be dimensioned on the plans. 
• Planning Commission should decide whether to allow greater size for replacement trees. The 

applicant was proposing a number of deciduous trees at a 4” caliper, which was 1” larger than the 
minimum that was required. There were a number of evergreen trees that they were proposing to 
put in at a 12’ minimum height rather than an 8’ minimum height. The applicant was asking that 
the Planning Commission find that the larger sizes of planting equate to the 44 trees. 

• Lighting plan required adjustments. 
• Pedestrian connection to Grand River sidewalk not provided.  
• Parking in the required 50-foot setback. Per footnote 34-3.5.2.S, in the LI-1 district, “Off-street 

parking for visitors, over and above the number of spaces required under Section 34-5.2, may be 
permitted within the required front yard provided that such off-street parking is not located within 
twenty (20) feet of the front lot line and provided further that the number of such spaces does not 
equal more than ten (10) percent of the total number of spaces required.” There was a bay of 
parking arrayed along the southern front of the building that was partially within the 50-foot 
setback, and six additional spaces encroached partially into the setback, for a total of 23 spaces, 
which exceeded ten percent of the total. The spaces were also not labeled for visitor parking, and 
were not in excess of the requirement, as required per ordinance. 
 
There were three options for addressing the lack of compliance with the parking requirement: 1) 
redesign to move the spaces, 2) obtain a variance to eliminate the spaces in the required front yard 
setback, or 3) obtain a variance to permit the placement of spaces within the required front yard 
setback. 
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Planning Consultant Tangari noted that the applicant had said that there would be a maximum of 
132 employees on site.  

 
In response to a question from Commissioner Mantey, Planning Consultant Tangari said he agreed with 
the applicant in that there was not room on the site to plant the required replacement trees. Again, they 
were asking to put in bigger trees, instead of paying into the tree fund. 
 
Commissioner Mantey suggested that the Planning Commission make a determination that would allow 
the larger trees, while leaving the final decision to Planning staff as to whether there was room for the size 
of trees normally required, or whether funds would better be utilized in the tree fund. 
 
Chair Countegan commented that he preferred not to add money to the tree fund, if that money was not 
being used. 
 
Chair Countegan invited the applicant to make his presentation. 
 
Bill Cockrum, General Manager JJE North America, was present on behalf of this application for site plan 
approval. Alex Orman, Orman Engineering, Waterford, was also present.  
 
Mr. Cockrum made the following points: 

• JJE was located at 34700 Grand River Avenue. The facility was purchased in May 2020, and JJE 
had made significant renovations to the building. JJE was a technology leader in electric drive 
motors and drive systems, and was expanding its footprint locally.   

• The Farmington Hills site was an automated site, which currently had two 10 hour shifts, five to 
six days a week, and currently employed up to 102 employees. They would like to expand their 
operation further and were forecasting growth to a first shift maximum of 144 employees, and a 
2nd shift maximum of 84 employees, or an additional 50-60 employees at this site. 
 

Commission questions and discussion: 
In response to Commission questions, Mr. Cockrum gave the following information: 

• There was no plan to build any battery packs at this location. They would be manufacturing the 
electric motor portion of EV vehicles only. 

• Regarding the parking plan, JJE was adopting a hybrid, flexible schedule, with some employees 
spending some time working off-site. Because of the highly automated lines they did not have as 
many people as they would historically have on a manufacturing site. They would have accessible 
spaces and spaces for visitors. They could have up to 10-12 visitors at a time. 

 
In response to comments from Mr. Orman, Planning Consultant Tangari explained the requirement that 
the only spaces that are allowed to be in the required front setback are those spaces that are in excess of 
the required number of spaces, and that number can’t be more than 10% of the requirement. 
 
The Commission agreed with Commissioner Mantey’s earlier suggestion to make a finding that the trees 
could be larger as requested in order to meet the tree replacement requirement, but to leave the 
determination of whether that was the best solution to the expertise of planning staff.  
 
The Commission discussed the question of whether to allow 4 loading spaces instead of the required 6 
spaces, given that the actual square footage of the spaces was over what would be required for 6 spaces.  
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Planning Consultant Tangari said the Planning Commission could make a finding that the loading space 
was the equivalent of meeting the ordinance, or they could add the request for 4 loading spaces to the list 
of variances needed. 
 
Chair Countegan asked if there were any pitfalls with what was proposed for the loading spaces. Planning 
Consultant Tangari said he did not think there were any pitfalls. 
 
Mr. Orman said they could make the pedestrian connection to the existing sidewalk along Grand River 
from the parking lot. 
 
MOTION by Vargas, support by Trafelet, that Site Plan 68-12-2021, dated February 22, 2022, submitted 
by Jing-Jin, be approved because it appears to meet all applicable requirements of the Zoning Chapter, with 
the following findings and conditions: 
 
Findings: 

• The allocated square footage for the loading spaces is adequate to meet the requirement. 
• If replacement or relocation of the required replacement trees onsite on a one-to-one basis is not 

feasible, the Commission finds that the smaller number of larger trees proposed by the applicant 
may be substituted to equal the equivalent number of required caliper inches, but leaves to City 
staff the decision as to whether to allow the larger trees to be planted, or alternatively, to require 
that funds be placed in the tree fund. 

And with the following conditions: 
• As outlined in the March 11, 2022 Giffels Webster report, a variance be granted by the Zoning 

Board of Appeals to permit parking within a required front yard setback, or  a variance be granted 
to eliminate the spaces shown in the front yard setback, or the plan be redesigned to meet the 
requirement. 

• A sidewalk connection be provided to Grand River Avenue. 
• All other outstanding items noted in the March 11, 2022 Giffels Webster report be resolved per 

administrative review and approval. 
 
MOTION carried unanimously by voice vote. 
 
Commissioner Mantey noted the Fire Department’s concern regarding storing lithium-ion batteries, and 
asked Planner Perdonik to touch base with the Fire Department to see if there are potential issues relating 
to battery backups for homes and to electric vehicles. 
 
APPROVAL OF MINUTES February 17, 2022 
  
MOTION by Brickner, support by Trafelet, to approve the February 17, 2022 minutes as presented. 
 
Motion carried unanimously by voice vote.     
 
PUBLIC COMMENT   
 
None. 
 
COMMISSIONERS’ COMMENTS  
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Commissioner Mantey clarified earlier comments regarding wanting to see a bike path painted green on 
Grand River Avenue in the Grand River Corridor improvement area, specifically Grand River east of the 
City of Farmington, or at the least the area east of Middlebelt Road. 
 
Commissioner Varga suggested that Commissioner Mantey be nominated to fill the vacancy of the master 
plan joint subcommittee that will support the master plan update. 
 
MOTION by Varga, support by Trafelet, that Commissioner Mantey be appointed to fill the vacancy 
on the master planning joint subcommittee with City Council. 
 
Motion carried unanimously by voice vote. 
 
Chair Countegan asked staff to email the Commission with an introduction to new Commissioner Grant. 
 
Commissioner Brickner thanked Steven Schwartz for his service to the Commission. 
 
Chair Countegan said that Steven Schwartz had made many contributions to the Commission and the 
City; he would be missed. 
 
ADJOURNMENT 
 
MOTION by Brickner, support by Trafelet, to adjourn the meeting at 8:42 p.m. 
 
MOTION carried unanimously by voice vote. 
 
 
Respectfully Submitted, 
Marisa Varga 
Planning Commission Secretary 
 
/cem 
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