
 AGENDA 
PLANNING COMMISSION PUBLIC HEARING / REGULAR MEETING 

FEBRUARY 17, 2022, 7:30 P.M.  
CITY OF 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 53-1-2022 
LOCATION: 29411 W. Twelve Mile Rd. 
PARCEL I.D.: 23-14-226-004 
PROPOSAL: Gasoline station and convenience store in B-1, 

Local Business District 
ACTION REQUESTED: Special Land Use Approval including  

Site Plan Approval by Planning Commission 
APPLICANT: Bazco Holdings, LLC 
OWNER: Bazco Holdings, LLC 

5. Regular Meeting

A. HISTORIC DISTRICT COMMISSION ANNUAL REPORT 

B. SITE PLAN 54-1-2022 
LOCATION: 29509 Orchard Lake Rd. 
PARCEL I.D.: 23-03-477-056 & 052 
PROPOSAL: Gasoline station and convenience store in B-3, 

General Business District 
ACTION REQUESTED: Site Plan Approval by Planning Commission 
APPLICANT:  Bazco Holdings, LLC 
OWNER: Bazco Holdings, LLC 

C. SITE PLAN 55-1-2022 
LOCATION: 27730 Orchard Lake Rd. 
PARCEL I.D.: 23-14-101-036 
PROPOSAL: Gasoline station and convenience store in B-3, 

General Business District 
ACTION REQUESTED: Site Plan Approval by Planning Commission 
APPLICANT:  Bazco Holdings, LLC 
OWNER: Bazco Holdings, LLC 

https://www.youtube.com/user/FHChannel8
http://www.fhgov.com/


D. SITE PLAN 66-12-2021
LOCATION: 38400 W. Ten Mile Rd. 
PARCEL I.D.: 23-19-351-012
PROPOSAL: Renovation of existing building for car wash in B-3,

General Business District
ACTION REQUESTED: Site Plan Approval by Planning Commission
APPLICANT: Mustafa Gardi
OWNER: 38400 W. 10 Mile Road, LLC

E. SITE PLAN 51-1-2022
LOCATION: 32200 W. Twelve Mile Rd. 
PARCEL I.D.: 23-10-454-003
PROPOSAL: Parking addition to existing place of worship in RA-2,

One-Family Residential District
ACTION REQUESTED: Site Plan Approval by Planning Commission
APPLICANT: RCI Contracting Services, Mike Hall
OWNER: Mooney Real Estate Holdings, St. Fabians Church

F. SITE PLAN 52-1-2022
LOCATION: 29975 Orchard Lake Rd. 
PARCEL I.D.: 23-03-433-045
PROPOSAL: Rear addition to an existing retail store in B-2,

Community Business District
ACTION REQUESTED: Site Plan Approval by Planning Commission
APPLICANT: Jim Seba
OWNER: CLV Orchard, LLC

G. PLANNING COMMISSION ANNUAL REPORT

H. ELECTION OF OFFICERS

6. Approval of minutes January 20, 2022 
January 27, 2022 

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

Respectfully Submitted, 

John Trafelet 
Planning Commission Secretary 

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

mailto:eperdonik@fhgov.com


SPECIAL USE APPROVAL 53-1-2022 
 
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. 53-1-2022 submitted by Bazco Holdings, LLC, 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. 53-1-2022, submitted by Bazco 

Holdings, LLC, 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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 28 W. Adams, Suite 1200  |  Detroit, Michigan  48226  |  (313) 962-4442   
www.GiffelsWebster.com 

February 4, 2022 
 
Farmington Hills Planning Commission 
31555 W 11 Mile Rd 
Farmington Hills, MI 48336 
 

Site Plan Review 
 
Case:   SP 53-1-2022  
Site:    29411 12 Mile Rd (22-23-14-226-004) 
Applicant:  Bazco Holdings, Inc. 
Plan Date:  1/17/2022 
Zoning:   B-1 General Business 
 
We have completed a review of the application for site plan approval and a summary of our findings is 
below. Items in bold require specific action.  Items in italics can be addressed administratively.   
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SUMMARY OF FINDINGS  
 
Summary of Proposal. The applicant proposes to rebuild an existing gas station and convenience store. 
 
Summary of Issues.  

• Inadequate labeling of buffer width on Sheet C-1. 
• Address rooftop and other mechanical equipment. 
• Address loading area and blocked spaces. 
• Calculation of paved area needed to determine tree requirement; status of existing trees.  
• Planning Commission to review method of parking lot screening. 
• Lighting plan adjustments required. 

Existing Conditions 
 
1. Zoning. The site is 0.58 acres and zoned B-1. 

2. Existing site.  The site is currently developed with a gas station and convenience store.      

3. Adjacent properties.  

Direction Zoning Land Use 
North (across 12 Mile) RC-2 Approved senior housing site plan 
South OS-1 Office 
East B-2 Commercial 
West B-1 Commercial 
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4. Site configuration and access.  The site is accessed via two driveways: one from Middlebelt Road, and 
another from 12 Mile Road.  

 
Site Plan & Use: 
1. Use. A gas station is a special land use in the B-1 district, subject to the standards of Section 4.28 (see 

below). 

2. Dimensional Standards (B-1 district). See footnotes after the table for remarks on compliance issues. 

Item Required Proposed/Comments 
Standards of Sec. 34-3.1.25.E 
Min. lot size None specified 0.58 acres 
Min. lot width None specified 160 ft/160 ft 
Front Setback (east) 25 ft (to Middlebelt) 43.48 ft to canopy 
Rear Setback (west) 20 ft 20 ft 
Side Setback (north) 25 ft (to 12 Mile) 40 ft to canopy/45.8 ft to building 
Side Setback (south) 10 ft 40 ft to canopy/45.29 ft to building 
Building Height 30 feet 18 feet 
Front Yard Open Space 50% Compliant 
Other dimensional standards 

Yard landscaping  
(34-3.5.2.A) 

For all uses except one-family 
detached residential units, 
landscaping of all yards abutting a 
street shall be provided 

See landscaping comments below. 

Minimum parking 
setback (34-3.5.2.J) 10 feet Compliant to east, north needs to be 

dimensioned 1) 
Loading space (34-
3.5.2.N) 

10 feet of loading space per front 
foot of building = 620 sq ft 600 sq ft 2) 

Rooftop equipment (34-
3.5.2.U.) 

Rooftop equipment shall be 
screened in accordance with 
Section 34-5.17. 

Rooftop equipment is not addressed 
on the plans 

Landscape area abutting 
street or freeway (34-
3.5.2.V.) 

A landscaped area not less than ten 
(10) feet deep 

Varies and appears compliant, but 
width of each section should be 
labeled to verify compliance 1) 

1) When measured, the landscape buffer depth appears to be adequate; however, this should be 
dimensioned on the plan.  

2) This area should be enlarged by 20 square feet. Because this area blocks access to 5 parking 
spaces, the applicant should be prepared to address how this will affect daily functioning on the 
site, such as by designating three of these spaces as employee parking or scheduling deliveries 
outside of busy hours.  

3. Dumpster (34-5.1.2.D). 

Item Required Proposed/Comments 
Location Rear yard or interior side yard 

The dumpster enclosure is in the 
rear yard and compliant. 

Screening Permanent building wall or earth 
mound not less than 6 feet or 1 foot 
above the enclosed dumpster 
whichever is greater 
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Setback 20 feet from any residential property 
4. Mechanical Equipment (34-5.1.4.D). The plan does not address mechanical equipment.  

5. Minimum parking (34-5.2.11.C.i/x).  

Requirement Calculations Provided 
i. Retail store: One (1) for each one hundred 
seventy-five (175) square feet of usable floor area 
x. Self-service gas station: One (1) space plus one 
(1) space for each employee on the largest 
working shift. Additional parking shall be provided 
for any accessory retail use as required for such 
use 

2728 x 0.8 = 2,182.4 
2,182.4/175 = 12 
1 + 2 = 3 
 
Total required = 15  
+1 for uses requiring less 
than 25 spaces = 16 

18 spaces (50% 
of fueling 
positions may be 
counted as 
spaces); plan 
counts 21 spaces 
and should be 
revised 

Barrier-Free Spaces 1 space (van accessible) 1 space 
6. Off-street parking dimensions (34-5.3.3.A & B.).  

Item Required Proposed/Comments 
Maneuvering lane width 20 ft.  26 ft  
Parking space width 9 ft.  9 ft  

Parking space length 

20 ft.  for minimum required 
(May include a maximum two-foot 
unobstructed vehicle overhang area at the 
front of the parking space.) 
 
17 ft. for additional parking 
(May include a maximum one-foot 
unobstructed vehicle overhang area at the 
front of the parking space) 

20 ft  

7. Acceleration-Deceleration-Passing Lanes (34-5.6.2.) Driveways providing ingress and egress to all 
three-lane paved major or secondary thoroughfares shall be provided with paved acceleration and 
deceleration lanes. If in the opinion of the director of public services no useful purpose would be 
served or if unusual difficulty would be encountered by reason of grade changes, intersections, 
bridges, or other land restrictions, the director may waive or modify the requirements of this section. 
We defer to engineering to address this issue.  

8. Standards for gas stations in the B-3 district. Per Section 34-4.28, gas stations in the B-3 district shall 
meet the following standards: 

In all districts: 
A. Adequate space shall be provided for the ingress, egress, and maneuvering of delivery trucks 

and emergency vehicles on the site. The analysis shall be based on radii and standards in the 
latest edition of A Policy of Geometric Design of Highways and Streets by the American 
Association of State Highway and Transportation Officials. Use of AutoTURN software or the 
equivalent is highly recommended for this analysis. This information shall be depicted on a site 
plan and approved in accordance with Section 34-6.1. 
This standard appears to be met.  
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B. Up to fifty (50) percent of fueling positions may be considered toward fulfilling the parking 
requirement for the gas station, except that fueling positions shall not be counted as spaces 
required for service bays.  
The applicant has used this standard to meet the parking requirement.  

In the B-1, B-3 and ES districts, gasoline service stations where no repair work is done, other than 
incidental service, but not including steam cleaning or undercoating, vehicle body repair, painting, 
tire recapping, engine rebuilding, auto dismantling, upholstering, auto glass work and such other 
activities whose external effects could adversely extend beyond the property line, shall be permitted 
subject further to the following conditions: 
This station has no auto service.  
A. In the B-1 district: 

i. Main buildings shall have a minimum setback of one hundred (100) feet from an RA district 
unless the district is separated from the use by a major or secondary thoroughfare. 
This standard is met. 

ii. The operation of an automobile car wash shall not be permitted. 
This standard is met. 

B. In the B-1, B-3 and ES districts: 
i. The curbcuts for access to a service station shall not be permitted at such locations that will 

tend to create traffic hazards in the streets immediately adjacent thereto. Entrances shall 
be no less than twenty-five (25) feet from a street intersection (measured from the road 
right-of-way) or from adjacent residential districts. 
This standard is met.  

ii. The minimum lot area shall be fifteen thousand (15,000) square feet, and so arranged that 
ample space is available for motor vehicles which are required to wait. Gasoline service 
stations having no facilities for repair or servicing of automobiles (including lubricating 
facilities) may be permitted on lots of ten thousand (10,000) square feet, subject to all 
other provisions herein required. 
This standard is met. 

iii. Gasoline service stations which do not have a property line abutting a residential district 
shall not have service bay openings facing the public thoroughfare. 
N/A 

iv. The parking of motor vehicles or the storage of trailers, campers or other such conveyances 
on the gasoline service station property shall be prohibited, except for those necessary to 
the operation of a gasoline service station. 
This standard appears to be met, but should be confirmed with a note on the plan. 

v. Off-street loading and unloading space shall be provided in the ratio of at least ten (10) 
square feet per front foot of building but may be located in any required yard 
notwithstanding Section 34-5.4. 
See notes about the loading space above.  

9. Circulation. See notes about Sheet C1-A above.  

10. Corner Clearance (34-5.10). Corner clearance standards appear to be met, but this should be shown 
on the plan (preferably on Sheet L-1).   
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11. Landscaping. There are several trees along the retaining wall that runs on the property line 
between this lot and the neighbor to the west—are these trees on this property? If so, are they 
proposed to be kept? They do not appear on the plans. 

 

Item Required Proposed/Comments 
Minimum distance from 
the property line  
(34-5.14.C.ii) 

4 ft from the property line 
for trees and large shrubs Compliant  

Minimum parking lot 
island area 

Minimum of 180 square feet; 3 feet 
minimum radius at the trunk of the 
tree 

N/A 

Cost estimate  Not required -- 

Minimum size and 
spacing requirements at 
planting (34-5.14.F) 

Size Center to center 
distance (max)  

(Height/width) groupings rows  

• Evergreen Trees 8 ft. height 20 ft.  12 ft.  N/A 

• Narrow Evergreen 
Trees 

5 ft. height 10 ft.  5 ft.  
N/A 

• Large Shrubs 30 in. height 10 ft.  5 ft.  Standard is met 
• Small Shrubs 24 in. width 4 ft. 4 ft. Standard is met 

• Large Deciduous 3 in. caliper 30 ft.  - Standard is met 

• Small deciduous trees 2 in. caliper 15 ft.  - Standard is met 

• Hedge shrubs 24 in. height 3 ft.  3 ft.  No hedge 

Canopy Trees Shall be large deciduous. PC may 
permit large evergreens 

2 large deciduous trees provided, 
plus 3 ornamental; there is one 
unlabeled tree shown on the 
plans in the northern landscape 
buffer. 

Minimum number of 
parking lot trees (34-
5.14.4.C) 

1 per every 2,800 square feet of 
paved surface area: 
 

Paved surface quantity not 
provided; requirement unknown 

Parking lot screening 
from public thoroughfare 
(34-5.14.5) 

A planted hedge of small shrubs, or 
A masonry wall or berm of 2 feet high 

No hedge is provided, but the 
dense shrub arrangements will 
have a similar effect. Planning 
Commission to review and 
comment. 

Wall or Berm (34-5.15) Required when abutting a residential 
district. (See 34-5.15) Not required 

Tree replacement (34-
5.18) 0 required  No existing trees will be 

removed. 
12. Tree Replacement (34-5.18). The site’s two existing trees are not proposed to be removed, and the 

required affidavit has been provided.  
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13. Lighting (Section 34-5.16).  

a. Operation hours (34-5.16.3.B.v.). The following notes must be added to or addressed on the plan; 
it is unclear from the existing plans whether these standards are met. The applicant should clarify 
how these standards are met.  

i. Exterior lighting shall not operate during daylight hours.  

ii. Building façade and landscape lighting shall be turned off between midnight or one hour after 
close of business, whichever is later, and 6:00am or opening, whichever is earlier.  

iii. All other exterior lighting shall be reduced to no greater than 70% of maximum from midnight 
or one hour after close of business, whichever is later, and 6:00am or opening, whichever is 
earlier.  

iv. Use of occupancy sensors to turn off or reduce lighting within 15 minutes of zero occupancy 
is recommended. 

b.  Illumination Levels. With the exception of the undetailed sconces, the fixtures appear capable of 
meeting cutoff requirements.  

Item Required Proposed/Comments 
Maximum height (34-
5.16.3.A.) 30 feet maximum 10, 15, 16 ft.  

Building Lighting  
(34-5.16.3.A. iii.) 

Relevant building elevation 
drawings showing all fixtures 
and the portions of the walls to 
be illuminated 

Decorative sconces proposed on 
building; details needed 

Average to minimum 
illumination ratio (34-
5.16.3.C) 

4:1 8:1 

Maximum illumination at 
the property line 0.3 fc Met except at east driveway 

Illumination Levels- 
Hardscape areas (e.g., 
parking areas, sidewalks) 

2.5 lumens per sq ft of 
hardscape area Unclear from plan 

Illumination Levels Building 
Entrances – within 20 ft of 
door 

2,000 lumens per door Unclear from plan 

 
14. Additional lighting standards for sites abutting a residential district (Sec. 34-5.16.3.B.iii.)  

a. No direct light source shall be visible at the property line (adjacent to residential) at ground level. 
This standard appears to be met.   

b. All fixtures mounted within 50 feet of a residential property line or public right-of-way boundary 
shall be fitted with a shielding reflector on the side facing the residential property line or public 
right-of-way.  This standard does not apply to this site.  

15. Pedestrian Connection (Sec. 34-5.19). A pedestrian connection to the 12 Mile sidewalk is provided.   
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We are available to answer questions.  
 
 
Respectfully, 
Giffels Webster  

 
     
 

Joe Tangari, AICP  Rod Arroyo, AICP 
Senior Planner    Secretary | Partner 
 
 
 

















































ACCEPTANCE OF  2021 HDC ANNUAL REPORT 
 
 
I move that the Planning Commission accepts the 2021 Historic District Commission 
Annual Report. 
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CITY OF FARMINGTON HILLS HISTORIC DISTRICT COMMISSION 
2021 ANNUAL REPORT 

 
The City Farmington Hills Historic District Commission is charged with preserving historic districts 
within the City that reflect elements of the architectural, cultural, economic, political, or social history 
of the community. This seven-member commission is comprised of City residents working diligently 
over the past year to further this goal. This report summarizes the Commission’s activities in 2021. 
 

2021 Commission Membership 
Alec Thomson 
Bryan Brincat (resigned) 
James Paulson, Vice Chair 
John Trafelet 
Ken Klemmer, Chair 
Lisa Martin, Recording Secretary 
Marleen Tulas (newly appointed)   
Steve Olson                               
   
City Council Liaison:  Valerie Knol, Councilperson 
City Staff Liaison(s): Angeline Lawrence, Staff Planner (resigned) 
 Erik Perdonik, Staff Planner (newly assigned)  
 
2021 Historic District Commission Goals, Objectives, and Initiatives 
 
 Assist Parks and Recreation Department with scope of work required to help Spice House recover 

from damage caused by a fallen tree in 2020 and overall building maintenance. HDC formed a 
special subcommittee to work with the Department. 

 Continue cemetery preservation plan with additional monument cleaning, initiate resetting of large 
monuments with scope of services for a consultant. Communicate with Department of Public 
Works to get clarity on landscape guidelines and process for grounds maintenance. 

 Continue oral history project using on-line meeting software and digital tools to capture interviews 
of  older residents, officials, and community stakeholders. 

 Comprehensive video, photo of Sarah Fisher property since development is slated to begin soon. 
Review existing descriptions of historic properties in our "Blue Book" to expand language and 
architectural styles of historic districts described in the book. 

 Conduct a workshop on obtaining a certificate of appropriateness and building permits using 
online resources. 

 Complete study of properties identified in the 2019 reconnaissance survey by contacting property 
owners and informing them of benefits of local historic designation.  

 Conduct a workshop on obtaining a certificate of appropriateness and building permits. 
 Monitor the preservation status of the Botsford Inn and work with the responsible parties to address 

various issues regarding the exterior of the structure. 
 
2022 Historic District Commission Goals, Objectives, and Initiatives 
 
 Assist the City’s Special Services Department with upcoming restoration work on the fieldstone 

wall at the Sherman-Goodenough House (Historic District Site No. 312).  
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 Assist the City’s Special Services Department with the upcoming work on the Spicer House (Historic 
District Site No. 508) and implement a comprehensive restoration plan for the site.  

 Continue collaboration between the Historic District Commission and City’s Department of Public 
Works in implementing the cemetery preservation plan, including additional monument cleaning 
and resetting.  

 Continue the oral history project using online meeting software and other digital tools to capture 
interviews of residents, officials, and community stakeholders. 

 Continue to update the “Blue Book,” the City’s official guide to its Historic Districts, for accuracy 
and comprehensiveness, and explore a potential internship opportunity within the Planning Office to 
assist in such process. 

 Comprehensive video and photo documentation of Sarah Fisher property since development may 
begin soon.  

 Continue to monitor the preservation status of the Botsford Inn and work with the responsible parties 
to address various issues regarding the exterior of the structure. 

 Complete study of properties identified in the 2019 reconnaissance survey by contacting property 
owners and informing them of benefits of local historic designation and continue to identify new 
sites for potential historic designation.  

 Develop a standardized “welcome package” for new owners of designated historic sites.  
 
Historic District Commission Meetings 
 
In 2021, the Historic District Commission held eight (8) regular meetings. Meetings in May, June, 
August, and September were cancelled due to lack of business.  
 
Review of Work Within Historic Districts  
 
Review by the Historic District Commission is required whenever work is proposed to the exterior or 
within one-hundred (100) feet of a designated structure.  
  
Certificates of Appropriateness are granted for a project which meets the United States Secretary of 
the Interior’s Standards for Rehabilitation and Guidelines for Rehabilitating Historic Buildings, as set 
forth in Tile 36 of the Code of Federal Regulations, Part 67, as amended. Projects which cannot meet 
the Standards for Rehabilitation are considered for a Notice to Proceed.  A Notice to Proceed may be 
issued where: 
 

(1) The resource constitutes a hazard to the safety of the public or to the structure’s occupants; 
(2) The resource is a deterrent to a major improvement program that will be of substantial benefit 

to the community and the applicant proposing the work has obtained all necessary planning 
and zoning approvals, financing, and environmental clearances, as required;  

(3) Retaining the resource will cause undue financial hardship to the owner when a governmental 
action, an act of God, or other events beyond the owner’s control created the hardship, and all 
feasible alternatives to eliminate the financial hardship, which may include offering the 
resource for sale at its fair market value or moving the resource to a vacant area within the 
historic district or to another site preferably within the city determined to be appropriate by the 
commission, have been attempted and exhausted by the owner; 

(4) Retaining the resource is not in the interest of the majority of the community.  
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Certificates of Appropriateness 
 
In 2021, four (4) Certificates of Appropriateness were issued for work within the following districts: 
 
Historic District Site No. 2 – John Garfield House – 35810 West Thirteen Mile Road 
 
Site Overview 
 
This Greek Revival house with a 
Federalist influence was 
probably constructed between 
1831 and 1838 by John 
Garfield. The outer portion has 
hand-hewn beams, and the 
inner basic beams are logs with 
bark still on them. 
 
The house experienced 
extensive remodeling and 
modification over the years but 
has been restored to its original 
Federal-Greek Revival 
appearance. 
 
The property at one time contained an orchard and a dairy farm. The barn, which has been remodeled 
into a home, is on neighboring property. A carriage house, to the east of the home, was moved here 
from its original location near the Botsford Inn.  
 
The John Garfield House is on the Michigan State Registry of Historical Places. 
 
Certificate of Appropriateness 21-1 
 
The Historic District Commission issued a Certificate of Appropriateness for the replacement of the 
existing cedar shake wood roofs on the main house, carriage house, and remodeled barn with asphalt, 
charcoal-colored, architectural grade, multilayered roofing. 
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Historic District Site No. 518 – Edward Chene House – 29920 Ardmore Drive 
 
Site Overview 
  
Built in 1927 for Edward and 
Evelyn Chene, this colonial 
revival home has original 
windows, original shingle 
siding, original plumbing 
fixtures, wood floor and coved 
ceilings. The house is situated 
on an acre lot. There are 
beautiful oak trees in the front 
yard and the first Christmas 
tree in the house was planted 
in the back yard and still 
growing. 
 
Edward Chene was from the 
pioneer Chene family of 
Detroit. He was an insurance salesman.  
 
This house was one of the early homes of Oaklands subdivision. It was designed by Emily Butterfield, 
the first woman licensed to practice architecture in Michigan. Emily worked with her father in the firm 
of Butterfield and Butterfield. 
 
There are two additions to the house; the one on the south was post World War II, and the addition to 
the east was built in 1981.  The house came under new ownership in 2021. 
 
Certificate of Appropriateness 21-1A 
 
Staff issued an administratively reviewed Certificate of Appropriateness for the installation of white, 
aluminum, five (5)-inch seamless gutters and downspouts, with gutter guard, on the home. 
 
Certificate of Appropriateness 21-2 
 
The Historic District Commission issued a Certificate of Appropriateness for the installation of a four 
(4)-foot-tall, black, vinyl-coated, chain-link fence within the rear and side yards.  
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Historic District Site No. 514 – James F. Cain House – 26135 Holly Hill Drive  
 
Site Overview 
 
A four-square design with 
Colonial revival details, this 
small “estate” house with 
sidewalks to other early 
models was located 
prominently in Pasadena Park 
subdivision. 
 
This house is typical of a 1925 
luxury design. Economic 
conditions of the Great 
Depression halted the 
development of the subdivision 
until after World War II so no 
more models like this were 
constructed. 
 
James F. Cain, the builder and developer of Pasadena Park lived here with his wife Genevieve and 
three children for about ten years. Hollywood Drive became Holly Hill when Pasadena Park was 
reorganized. 
 
Other unusual features are the basement, which was constructed of brick, and the Pewabic tile in the 
upstairs bathroom. 
 
Certificate of Appropriateness 21-3 
 
The Historic District Commission issued a Certificate of Appropriateness for the replacement of eight 
(8) windows on the 1960s family room addition with new double-hung windows with grills. 
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Notices to Proceed 
 
In 2021, one (1) Notice to Proceed was amended for work within the following districts: 
 
Historic District Site No. 507– Sarah Fisher Home – 27400 Twelve Mile Road 
 
Site Overview 
 
Egyptian influence used in 
public building of the 1920s is 
seen in the original 
administration office and early 
buildings of the children’s 
home. Fine brickwork, slate 
roof, limestone framing on door 
and windows, and carving over 
the entrance are used on this 
structure built in July 1929. 
 
The entrance gates at Twelve 
Mile and Inkster Roads are 
outstanding and were restored 
in 2009.  
 
Background 
 
The Sarah Fisher family built the facility in 1929 to house unwed mothers and their children. The site 
includes ten (10) cottages, designed to house twenty-four (24) children each, a chapel, and a 
playroom. By 1934, there were two-hundred (200) children enrolled (ages two (2) to six (6)) and a 
nursery school was added. 
 
With over twenty (20) buildings sitting on an approximately 31.5-acre campus, it was an important 
cultural center for over seventy (70) years. Closed in 2005 and unoccupied since, it has been first on 
the Historic District Commission’s “Watch List,” which includes historic district sites whose 
deteriorating condition is of particular concern to the Commission. Efforts to find a buyer to repurpose 
the many buildings have been fruitless. Working with other potential buyers, the Commission proposed 
preservation of a limited number of the most significant structures, symbolic of the facility’s cultural 
role.  
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First Amendment to Notice to Proceed 20-1  
 
The Historic District Commission issued a Notice to Proceed for the demolition of all historic structures 
on the site, with the exception of the chapel portion of the administration building, entry wall and gates 
at the corner of Twelve Mile and Inkster Roads, and the historic marker, which shall all be preserved, 
provided that: 
 
 Materials from the buildings to be razed shall be reused as much as possible;  
 Existing wood windows, architecturally significant exterior elements, and historic building 

material in the historic buildings shall be retained, preserved, and reused in so far as possible 
in the construction of the new onsite buildings;  

 The proponent shall not proceed with any demolition whatsoever until completion of all other 
associated City of Farmington Hills approvals for complete redevelopment of the property; 

 Any structure which is approved for demolition but left standing shall remain subject to Historic 
District Commission review. 

 

Chapel Concept 

As explained in greater detail later in this report in the Project Updates section, a Planned Unit 
Development application process is underway to redevelop the site for skilled nursing and residential 
uses.  
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Selected Historic District Commission Activities in 2021 
 
Historic District Site No. 910 – West Farmington Cemetery – Twelve Mile and Halsted Roads 
 
Site Overview 
 
This cemetery was established in 
1835 on the grounds of the 
Baptist Church that once stood 
there. The church is now gone. 
When the congregation 
disbanded, the church moved to 
the Palacky farm on Twelve Mile 
on May 4, 1938.  
 
The cemetery was maintained by 
local families who established a 
group called the Willing Workers. 
They raised money and 
maintained the cemetery. It is 
now the property of the City of Farmington Hills. 
 
This pioneer cemetery is listed on the Michigan State Registry of Historical Places.  
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Historic District Site No. 900 – East Farmington Cemetery – Twelve Mile Road between Inkster and 
Middlebelt Roads 
 
Site Overview 
 
In 1824 Sanford M. Utley 
came west with his family, 
including two sons, Peleg 
and George. His wife, 
Patience, fell off the wagon 
when they arrived in July; 
two months later on 
September 26, 1824, she 
was buried on Peleg’s farm. 
 
The section of the Utley 
farm, where Patience was 
buried, became 
Farmington’s first cemetery.  
Hers was the first death in 
the township. 
 
The cemetery was 
maintained by the East Farmington Cemetery Association with a group called the Mystic Workers taking 
care of the cemetery with various fundraising activities and their own labor. 
 
The cemetery is now maintained by the City of Farmington Hills.  It is listed on the Michigan Registry 
of Historical Places. 
 
Cemetery Master Plan Implementation 
 
Beginning in 2019, the Historic District Commission undertook leading the preservation of the two (2) 
city-owned cemeteries: Farmington West Cemetery and Farmington East Cemetery. The Master Plan 
developed by a Historic District Commission subcommittee is a multi-year, phased approach. Broadly 
speaking, the phases, which overlap, include documentation, cleanup of the landscape, cleaning of 
markers, and resetting and restoration of the markers.  
 
While work has been slowed by the pandemic, progress has been steady; including both volunteer 
efforts and the engagement of professional services.  
 
Throughout 2021, the Historic District Commission continued implementation of its Cemetery Master 
Plan. Commissioners, with the assistance of City Department of Public Works staff, Fenton Memorials, 
and volunteers, cleaned and reset monuments in West Farmington Cemetery, including the resetting 
of twelve (12) larger, heavier monuments along Halsted Road. At East Farmington Cemetery, Boy 
Scouts assisted Commissioners and volunteers in cleaning monuments at East Farmington Cemetery 
Finally, the wrought-iron fence was restored at East Farmington Cemetery in 2021 as well.  
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Project Updates 
 
Historic District Site No. 507 – Sarah Fisher Home – 27400 Twelve Mile Road 
 
In 2020, a developer began the Planned Unit Development process seeking City approval to redevelop 
this site for skilled nursing and residential uses. The plans have since been revised in response to City 
Council comments, which gave rise to the First Amendment to Notice to Proceed 20-1 described 
previously in this report. The approval process remains ongoing with the developer and City currently 
exploring various potential economic incentive opportunities. A revised Planned Unit Development and 
Site Plan application is expected to be received soon. The process will then once again move forward 
for Planning Commission and City Council consideration.    
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Historic District Site No. 508 – Spicer House – Heritage Park on Farmington Road 
 
Site Overview 
 
This long low English 
Country House was 
designed to blend in with 
the landscape by 
talented architect 
Marcus Burrowes. The 
house was built in 1926 
for attorney David Gray 
and his wife, Martha. It 
originally stood on twelve 
acres of land.  
 
The house was designed 
with two wings; the 
outdoors was visible 
from all rooms. This 
design was not only 
beautiful, but practical, because of the cross ventilation. 
 
David Gray died before the house was occupied and Martha Gray moved to California before the house 
was ever lived in. When Eleanor Goodenough married John Spicer in 1935, Mrs. Gray gave the home 
and property to the newlyweds. Eleanor was the daughter of Luman Goodenough, a dear friend of the 
Grays. 
 
Additional acres were purchased for the farm which Eleanor Spicer ran until her death in 1982. At that 
time the property included 200 acres and Mrs. Spicer liked to refer to it as the only unspoiled place in 
Farmington Hills. 
 
The land is now Heritage Park with this jewel of a house as its heart. The Spicer House serves as the 
Park’s Visitor Center, with the wings modernized to serve as classrooms and meeting areas. The four 
historic rooms: the hall, living room with cathedral ceiling, library and dining room, serve for gatherings 
and displays.   
 
Repairs and Maintenance 
 
In 2020, the Spicer House was damaged by a fallen tree and is generally in need of maintenance in a 
variety of areas. In 2021, the Historic District Commission worked together with the City’s Special 
Services Department as a variety of repairs were completed.  
Funds are budgeted for the replacement of the roof in 2022, as well as work on the gutters and 
chimney. The Historic District Commission will be highly involved in this project as a Certificate of 
Appropriateness will be required for the roof replacement.  
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Comprehensive Preservation Plan 
The Commission has also begun working with Special Services and consultants on developing and 
implementing a broader comprehensive preservation plan for the site. This work will continue in 2022. 
 
Historic District Site No. 312 – Sherman-Goodenough House – 24705 Farmington Road  
 
Site Overview 
 
Palmer Sherman, a 
Farmington grower of seed 
for Ferry Morse Company, 
built a brick home on his 
farm in 1869. Palmer 
Sherman’s home is the 
southeast portion of the 
Georgian mansion that was 
constructed from 1914-
1930 when the 
Goodenoughs converted the 
farmhouse into their country 
estate. The additions were 
designed by architect 
Marcus Burrowes for Luman 
Goodenough, a Detroit 
attorney.  
 
Included in the creation of the Georgian manor were elegant details by the talented architect who 
specialized in historic periods. There is Pewabic tile in one of the bathrooms. The house was a summer 
country home before becoming a year-round residence in 1916. The outstanding talent of Marcus 
Burrowes has been rewarded with registration in the Michigan Registry of Historical Places.  
 
The house is surrounded by a fieldstone wall constructed by Farmington stone mason Henry Mahaney.  
 
When Mrs. Goodenough died in 1967, the terms of the will provided for the home to be given to the 
community for community use, “provided no tax money was involved.” A group of local citizens raised 
money for the operation of the home as a Community Center, and for over 20 years citizens of 
Farmington/Farmington Hills have been able to enjoy many social and cultural functions within the 
walls and grounds of this beautiful home, whose walls are redolent of a more leisurely, elegant age of 
horses and grooms, chauffeurs, gardeners and servants. Today, the City operates and maintains the 
site. 
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Repairs and Maintenance 
 
In 2018 and 2019, the fieldstone wall was damaged as a result of a vehicle accidents. The Historic 
District Commission worked together with the City’s Special Services Department in repairing the wall; 
however, more extensive repairs to the wall are necessary to ensure its long-term stability. For 2022, 
Special Services seeks to contract to reconstruct the southern sixty (60) feet of the wall; the Historic 
District Commission will be highly involved in this project as well.  
 
Historic District Site No. 15 – Botsford Inn – 28000 Grand River Avenue 

 
Site Overview 
 
Built in 1836 by 
Allen Weston, this 
Inn was used as a 
hotel and tavern. It 
was significant as 
the Sixteen Mile 
House when owned 
and run by Stephen 
Jennings on the 
Detroit to Howell 
Plank Road. Milton 
Botsford purchased 
the Inn in 1860 and 
gave it his name. 
 
In 1924 Henry Ford 
became owner of 
the Inn and did extensive restoration. He also moved the Inn back to make room for the widening of 
Grand River Avenue.  
 
This Inn is listed in the National Registry of Historic Places and Michigan State Registry of Historical 
Places.  
 
Watch List  
 
In fall 2021, the Historic District Commission received reports regarding the preservation status of the 
Botsford Inn, owned by Botsford General Hospital and adjacent to the Cancer Center.  As a result, the 
Commission established a subcommittee to visit and assess the condition of the property. The 
subcommittee’s report noted removal of the historic shutters and other evidence of deterioration. 
 
To assure that the property owner is aware of their preservation responsibilities, the subcommittee 
has scheduled an onsite meeting to discuss such obligations with the responsible parties.  



SITE PLAN 54-1-2022 
 
Approval: I move that Site Plan 54-1-2022, dated January 18, 2022, submitted by 

Bazco Holdings, LLC, be approved because it appears to meet all 
applicable requirements of the Zoning Chapter. Subject to the following 
conditions: 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Denial: I move that approval of Site Plan 54-1-2022, dated January 18, 2022, 

submitted by Bazco Holdings, LLC, be denied for the following reasons: 
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 28 W. Adams, Suite 1200  |  Detroit, Michigan  48226  |  (313) 962-4442   
www.GiffelsWebster.com 

February 4, 2022 
 
Farmington Hills Planning Commission 
31555 W 11 Mile Rd 
Farmington Hills, MI 48336 
 

Site Plan Review 
 
Case:   SP 54-1-2022  
Site:    29509 Orchard Lake Rd (22-23-03-477-052/056) 
Applicant:  Bazco Holdings, Inc. 
Plan Date:  1/17/2022 
Zoning:   B-3 General Business 
 
We have completed a review of the application for site plan approval and a summary of our findings is 
below. Items in bold require specific action.  Items in italics can be addressed administratively.   
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SUMMARY OF FINDINGS  
 
Summary of Proposal. The applicant proposes to rebuild an existing gas station and convenience store. 
 
Summary of Issues.  

• Variance required for west side setback. 
• Inadequate labeling of setbacks and buffer widths on Sheet C-1. 
• Address rooftop and other mechanical equipment. 
• Address loading requirement/labeling/blocked spaces. 
• Calculation of paved area need to determine tree requirement.  
• Applicant proposing mixture of shrubs rather than uniform hedgerow for parking lot screening. 

PC to confirm if acceptable. 
• Lighting plan adjustments required. 

 

Existing Conditions 
 
1. Zoning. The site is 0.51 acres and zoned B-3. 

2. Existing site.  The site is currently developed with a gas station and convenience store.      

3. Adjacent properties.  

 

Direction Zoning Land Use 
North B-2 Commercial 
South B-3 Commercial 
East B-3 Commercial 
West B-3 Commercial 
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4. Site configuration and access.  The site is accessed via two driveways: one from Orchard Lake Road, 

and another from 13 Mile Road.  

 
Site Plan & Use: 
1. Use. A gas station is a principally permitted use in the B-3 district, subject to PC approval and the 

standards of Section 4.28 (see below). 

2. Dimensional Standards (B-3 district). See footnotes after the table for remarks on compliance issues. 

Item Required Proposed/Comments 
Standards of Sec. 34-3.1.25.E 
Min. lot size None specified 0.51 acres 
Min. lot width None specified 149 ft/119 ft 
Front Setback (south) 25 ft (to 13 Mile) 47.5 ft to canopy/58 ft to building 
Rear Setback (north) 20 ft 41 ft to canopy/45.5 to building 
Side Setback (east) 25 ft (to Orchard Lake) 25+ ft to canopy 1) 
Side Setback (west) 10 ft 1.5 ft 2) 
Building Height 50 feet 18 feet 
Front Yard Open Space 50% Compliant 
Other dimensional standards 

Yard landscaping  
(34-3.5.2.A) 

For all uses except one-family 
detached residential units, 
landscaping of all yards abutting a 
street shall be provided 

See landscaping comments 
below. 
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Item Required Proposed/Comments 
Minimum parking 
setback (34-3.5.2.J) 10 feet Appears compliant, but needs 

label 3) 
Loading space (34-
3.5.2.N) 

10 feet of loading space per front 
foot of building = 440 sq ft Approx. 490 sq ft 4) 

Rooftop equipment (34-
3.5.2.U.) 

Rooftop equipment shall be 
screened in accordance with 
Section 34-5.17. 

Rooftop equipment is not 
addressed on the plans 

Landscape area abutting 
street or freeway (34-
3.5.2.V.) 

A landscaped area not less than ten 
(10) feet deep 

Varies and appears compliant, but 
width of each section should be 
labeled to verify compliance. 

1) The setback is clearly compliant; however, the actual distance should be labeled on the plan.  

2) This setback will require a variance or plan modification. 

3) When measured, the landscape buffer to the northeast parking space appears to be adequate; 
however, this should be dimensioned on the plan. Other buffers are compliant. 

4) There is a dimensioned area north of the building that appears intended to be used as a loading 
area, though it is not labeled as such on any plan sheet. Because this area blocks access to 4 
parking spaces, the applicant should be prepared to address how this will affect daily 
functioning on the site, such as by designating three of these spaces as employee parking or 
scheduling deliveries outside of busy hours.  

3. Dumpster (34-5.1.2.D). 

Item Required Proposed/Comments 
Location Rear yard or interior side yard 

The dumpster enclosure is in the 
rear yard and compliant. 

Screening Permanent building wall or earth 
mound not less than 6 feet or 1 foot 
above the enclosed dumpster 
whichever is greater 

Setback 20 feet from any residential property 
4. Mechanical Equipment (34-5.1.4.D). The plan does not address mechanical equipment.  

5. Minimum parking (34-5.2.11.C.i/x).  

Requirement Calculations Provided 
i. Retail store: One (1) for each one hundred 
seventy-five (175) square feet of usable floor area 
x. Self-service gas station: One (1) space plus one 
(1) space for each employee on the largest 
working shift. Additional parking shall be provided 
for any accessory retail use as required for such 
use 

2728 x 0.8 = 2,182.4 
2,182.4/175 = 12 
1 + 2 = 3 
 
Total required = 15  
+1 for uses requiring less 
than 25 spaces = 16 

16 spaces (50% 
of fueling 
positions may be 
counted as 
spaces) 

Barrier-Free Spaces 1 space (van accessible) 1 space 
 

6. Off-street parking dimensions (34-5.3.3.A & B.). The spaces meet the minimum requirements for 
parking spaces. However, space 13 may conflict with the driveway connection to 13 Mile Rd. 
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Item Required Proposed/Comments 
Maneuvering lane width 20 ft.  20 ft min 
Parking space width 9 ft.  9 ft  

Parking space length 

20 ft.  for minimum required 
(May include a maximum two-foot 
unobstructed vehicle overhang area at the 
front of the parking space.) 
 
17 ft. for additional parking 
(May include a maximum one-foot 
unobstructed vehicle overhang area at the 
front of the parking space) 

20 ft  

 

7. Acceleration-Deceleration-Passing Lanes (34-5.6.2.) Driveways providing ingress and egress to all 
three-lane paved major or secondary thoroughfares shall be provided with paved acceleration and 
deceleration lanes. If in the opinion of the director of public services no useful purpose would be 
served or if unusual difficulty would be encountered by reason of grade changes, intersections, 
bridges, or other land restrictions, the director may waive or modify the requirements of this section. 
We defer to engineering to address this issue.  

8. Standards for gas stations in the B-3 district. Per Section 34-4.28, gas stations in the B-3 district shall 
meet the following standards: 

In all districts: 
A. Adequate space shall be provided for the ingress, egress, and maneuvering of delivery trucks 

and emergency vehicles on the site. The analysis shall be based on radii and standards in the 
latest edition of A Policy of Geometric Design of Highways and Streets by the American 
Association of State Highway and Transportation Officials. Use of AutoTURN software or the 
equivalent is highly recommended for this analysis. This information shall be depicted on a site 
plan and approved in accordance with Section 34-6.1. 
This standard appears to be met, though the AutoTurn diagram on Sheet C1-A is somewhat 
confusing.  We defer to engineering for review.  

B. Up to fifty (50) percent of fueling positions may be considered toward fulfilling the parking 
requirement for the gas station, except that fueling positions shall not be counted as spaces 
required for service bays.  
The applicant has used this standard to meet the parking requirement.  

In the B-1, B-3 and ES districts, gasoline service stations where no repair work is done, other than 
incidental service, but not including steam cleaning or undercoating, vehicle body repair, painting, 
tire recapping, engine rebuilding, auto dismantling, upholstering, auto glass work and such other 
activities whose external effects could adversely extend beyond the property line, shall be permitted 
subject further to the following conditions: 
This station has no auto service.  
B. In the B-1 , B-3 and ES districts: 

i. The curbcuts for access to a service station shall not be permitted at such locations that will 
tend to create traffic hazards in the streets immediately adjacent thereto. Entrances shall 
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be no less than twenty-five (25) feet from a street intersection (measured from the road 
right-of-way) or from adjacent residential districts. 
This standard is met.  

ii. The minimum lot area shall be fifteen thousand (15,000) square feet, and so arranged that 
ample space is available for motor vehicles which are required to wait. Gasoline service 
stations having no facilities for repair or servicing of automobiles (including lubricating 
facilities) may be permitted on lots of ten thousand (10,000) square feet, subject to all 
other provisions herein required. 
This standard is met. 

iii. Gasoline service stations which do not have a property line abutting a residential district 
shall not have service bay openings facing the public thoroughfare. 
N/A 

iv. The parking of motor vehicles or the storage of trailers, campers or other such conveyances 
on the gasoline service station property shall be prohibited, except for those necessary to 
the operation of a gasoline service station. 
This standard appears to be met, but should be confirmed with a note on the plan. 

v. Off-street loading and unloading space shall be provided in the ratio of at least ten (10) 
square feet per front foot of building but may be located in any required yard 
notwithstanding Section 34-5.4. 
See notes about the loading space above.  

C. In the B-3 and ES districts, automobile car washes may be permitted as an accessory use. 
N/A 

9. Circulation. See notes about Sheet C1-A above.  

10. Corner Clearance (34-5.10). Corner clearance standards appear to be met, but this should be shown 
on the plan (preferably on Sheet L-1).   

11. Overall site.  
 

Item Required Proposed/Comments 
Minimum distance from 
the property line  
(34-5.14.C.ii) 

4 ft from the property line 
for trees and large shrubs Compliant  

Minimum parking lot 
island area 

Minimum of 180 square feet; 3 feet 
minimum radius at the trunk of the 
tree 

N/A 

Cost estimate  Not required -- 

Minimum size and 
spacing requirements at 
planting (34-5.14.F) 

Size Center to center 
distance (max)  

(Height/width) groupings rows  

• Evergreen Trees 8 ft. height 20 ft.  12 ft.  N/A 
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Item Required Proposed/Comments 
• Narrow Evergreen 

Trees 
5 ft. height 10 ft.  5 ft.  N/A 

• Large Shrubs 30 in. height 10 ft.  5 ft.  Standard is met 
• Small Shrubs 24 in. width 4 ft. 4 ft. Standard is met 

• Large Deciduous 3 in. caliper 30 ft.  - Standard is met 

• Small deciduous trees 2 in. caliper 15 ft.  - Standard is met 

• Hedge shrubs 24 in. height 3 ft.  3 ft.  No hedge 

Canopy Trees Shall be large deciduous. PC may 
permit large evergreens 4 large deciduous trees provided 

Minimum number of 
parking lot trees (34-
5.14.4.C) 

1 per every 2,800 square feet of 
paved surface area: 
 

Paved surface quantity not 
provided; requirement unknown 

Parking lot screening 
from public thoroughfare 
(34-5.14.5) 

A planted hedge of small shrubs, or 
A masonry wall or berm of 2 feet high 

No hedge is provided, but the 
dense shrub arrangements will 
have a similar effect. Planning 
Commission should review and 
confirm 

Wall or Berm (34-5.15) Required when abutting a residential 
district. (See 34-5.15) Not required 

Tree replacement (34-
5.18) 0 required  No existing trees will be 

removed. 
12. Tree Replacement (34-5.18). The site’s two existing trees are not proposed to be removed, and the 

required affidavit has been provided.  

13. Lighting (Section 34-5.16).  

a. Operation hours (34-5.16.3.B.v.). The following notes must be added to or addressed on the plan; 
it is unclear from the existing plans whether these standards are met. The applicant should clarify 
how these standards are met.  

i. Exterior lighting shall not operate during daylight hours.  

ii. Building façade and landscape lighting shall be turned off between midnight or one hour after 
close of business, whichever is later, and 6:00am or opening, whichever is earlier.  

iii. All other exterior lighting shall be reduced to no greater than 70% of maximum from midnight 
or one hour after close of business, whichever is later, and 6:00am or opening, whichever is 
earlier.  

iv. Use of occupancy sensors to turn off or reduce lighting within 15 minutes of zero occupancy 
is recommended. 

b.  Illumination Levels. With the exception of the undetailed sconces, the fixtures appear capable of 
meeting cutoff requirements.  

Item Required Proposed/Comments 
Maximum height (34-
5.16.3.A.) 30 feet maximum 10, 15, 16 ft.  
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Item Required Proposed/Comments 

Building Lighting  
(34-5.16.3.A. iii.) 

Relevant building elevation 
drawings showing all fixtures 
and the portions of the walls to 
be illuminated 

Decorative sconces proposed on 
building; details needed 

Average to minimum 
illumination ratio (34-
5.16.3.C) 

4:1 13:1 

Maximum illumination at 
the property line 0.3 fc Met except at driveways 

Illumination Levels- 
Hardscape areas (e.g., 
parking areas, sidewalks) 

2.5 lumens per sq ft of 
hardscape area Unclear from plan 

Illumination Levels Building 
Entrances – within 20 ft of 
door 

2,000 lumens per door Unclear from plan 

 
14. Additional lighting standards for sites abutting a residential district (Sec. 34-5.16.3.B.iii.)  

a. No direct light source shall be visible at the property line (adjacent to residential) at ground level. 
This standard appears to be met.   

b. All fixtures mounted within 50 feet of a residential property line or public right-of-way boundary 
shall be fitted with a shielding reflector on the side facing the residential property line or public 
right-of-way.  This standard does not apply to this site.  

15. Pedestrian Connection (Sec. 34-5.19). A pedestrian connection to the 13 Mile sidewalk is provided.   

 
We are available to answer questions.  
 
Respectfully, 
Giffels Webster  

 
     
 

Joe Tangari, AICP  Rod Arroyo, AICP 
Senior Planner    Secretary | Partner 
 
 
 







































SITE PLAN 55-1-2022 
 
Approval: I move that Site Plan 55-1-2022, dated January 18, 2022, submitted by 

Bazco Holdings, LLC, be approved because it appears to meet all 
applicable requirements of the Zoning Chapter. Subject to the following 
conditions: 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Denial: I move that approval of Site Plan 55-1-2022, dated January 18, 2022, 

submitted by Bazco Holdings, LLC, be denied for the following reasons: 
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 28 W. Adams, Suite 1200  |  Detroit, Michigan  48226  |  (313) 962-4442   
www.GiffelsWebster.com 

February 4, 2022 
 
Farmington Hills Planning Commission 
31555 W 11 Mile Rd 
Farmington Hills, MI 48336 
 

Site Plan Review 
 
Case:   SP 55-1-2022  
Site:    27730 Orchard Lake Rd (22-23-14-101-036) 
Applicant:  Bazco Holdings, Inc. 
Plan Date:  1/18/2022 
Zoning:   B-3 General Business 
 
We have completed a review of the application for site plan approval and a summary of our findings is 
below. Items in bold require specific action.  Items in italics can be addressed administratively.   
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SUMMARY OF FINDINGS  
 
Summary of Proposal. The applicant proposes to rebuild an existing gas station and convenience store. 
 
Summary of Issues.  

• Variance required for east side setback. 
• Inadequate labeling of setbacks and buffer widths on Sheet C-1. 
• Address rooftop and other mechanical equipment. 
• Address loading blocked spaces and maneuvering lane width. 
• Calculation of paved area needed to determine tree requirement.  
• Lighting plan adjustments required. 
• No hedge is provided, but the dense shrub arrangements will have a similar effect. The Planning 

Commission should review and confirm. 

Existing Conditions 
 
1. Zoning. The site is 0.57 acres and zoned B-3. 

2. Existing site.  The site is currently developed with a gas station and convenience store.      

3. Adjacent properties.  

Direction Zoning Land Use 
North B-3 Commercial 
South B-3 Commercial 
East B-3 Commercial 
West ES Commercial 
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4. Site configuration and access.  The site is currently accessed via three driveways: two from Orchard 
Lake Road, and another from 13 Mile Road. There is also a connection to the driveway immediately 
south of the site. 

 
Site Plan & Use: 
1. Use. A gas station is a principally permitted use in the B-3 district, subject to PC approval and the 

standards of Section 4.28 (see below). 

2. Dimensional Standards (B-3 district). See footnotes after the table for remarks on compliance issues. 

Item Required Proposed/Comments 
Standards of Sec. 34-3.1.25.E 
Min. lot size None specified 0.57 acres 
Min. lot width None specified 125 ft/202 ft 
Front Setback (north) 25 ft (to 12 Mile) 25+ ft to canopy/25+ ft to building 1) 
Rear Setback (south) 20 ft 35 ft to canopy/54 to building 
Side Setback (west) 25 ft (to Orchard Lake) 28 ft to canopy  
Side Setback (east) 10 ft 6 ft 2) 
Building Height 50 feet 18 feet 
Front Yard Open Space 50% Compliant 
Other dimensional standards 

Yard landscaping  
(34-3.5.2.A) 

For all uses except one-family 
detached residential units, 
landscaping of all yards abutting a 
street shall be provided 

See landscaping comments below. 

Minimum parking 
setback (34-3.5.2.J) 10 feet Appears compliant, but needs label 3) 

Loading space (34-
3.5.2.N) 

10 feet of loading space per front 
foot of building = 440 sq ft 600 sq ft 4) 

Rooftop equipment (34-
3.5.2.U.) 

Rooftop equipment shall be 
screened in accordance with 
Section 34-5.17. 

Rooftop equipment is not addressed 
on the plans 

Landscape area abutting 
street or freeway (34-
3.5.2.V.) 

A landscaped area not less than ten 
(10) feet deep 

Varies and appears compliant, but 
width of each section should be 
labeled to verify compliance. 

1) The setback is clearly compliant; however, the actual distance should be labeled on the plan.  

2) This setback will require a variance. 

3) When measured, the landscape buffer depth appears to be adequate; however, this should be 
dimensioned on the plan.  

4) Because this area blocks access to 5 parking spaces, the applicant should be prepared to address 
how this will affect daily functioning on the site, such as by designating three of these spaces as 
employee parking or scheduling deliveries outside of busy hours.  

3. Dumpster (34-5.1.2.D). 

Item Required Proposed/Comments 
Location Rear yard or interior side yard 
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Screening Permanent building wall or earth 
mound not less than 6 feet or 1 foot 
above the enclosed dumpster 
whichever is greater 

The dumpster enclosure is in the 
rear yard and compliant. 

Setback 20 feet from any residential property 
4. Mechanical Equipment (34-5.1.4.D). The plan does not address mechanical equipment.  

5. Minimum parking (34-5.2.11.C.i/x).  

Requirement Calculations Provided 
i. Retail store: One (1) for each one hundred 
seventy-five (175) square feet of usable floor area 
x. Self-service gas station: One (1) space plus one 
(1) space for each employee on the largest 
working shift. Additional parking shall be provided 
for any accessory retail use as required for such 
use 

2728 x 0.8 = 2,182.4 
2,182.4/175 = 12 
1 + 2 = 3 
 
Total required = 15  
+1 for uses requiring less 
than 25 spaces = 16 

18 spaces (50% 
of fueling 
positions may be 
counted as 
spaces) 

Barrier-Free Spaces 1 space (van accessible) 1 space 
6. Off-street parking dimensions (34-5.3.3.A & B.).  

Item Required Proposed/Comments 
Maneuvering lane width 20 ft.  15-26.5 ft 1) 
Parking space width 9 ft.  9 ft  

Parking space length 

20 ft.  for minimum required 
(May include a maximum two-foot 
unobstructed vehicle overhang area at the 
front of the parking space.) 
 
17 ft. for additional parking 
(May include a maximum one-foot 
unobstructed vehicle overhang area at the 
front of the parking space) 

20 ft  

1) When the southernmost fueling position is occupied, the maneuvering lane for spaces 5-7 will 
only be about 15 feet. See also: notes about loading space above. 

7. Acceleration-Deceleration-Passing Lanes (34-5.6.2.) Driveways providing ingress and egress to all 
three-lane paved major or secondary thoroughfares shall be provided with paved acceleration and 
deceleration lanes. If in the opinion of the director of public services no useful purpose would be 
served or if unusual difficulty would be encountered by reason of grade changes, intersections, 
bridges, or other land restrictions, the director may waive or modify the requirements of this section. 
We defer to engineering to address this issue.  

8. Standards for gas stations in the B-3 district. Per Section 34-4.28, gas stations in the B-3 district shall 
meet the following standards: 

In all districts: 
A. Adequate space shall be provided for the ingress, egress, and maneuvering of delivery trucks 

and emergency vehicles on the site. The analysis shall be based on radii and standards in the 
latest edition of A Policy of Geometric Design of Highways and Streets by the American 
Association of State Highway and Transportation Officials. Use of AutoTURN software or the 
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equivalent is highly recommended for this analysis. This information shall be depicted on a site 
plan and approved in accordance with Section 34-6.1. 
This standard appears to be met.  

B. Up to fifty (50) percent of fueling positions may be considered toward fulfilling the parking 
requirement for the gas station, except that fueling positions shall not be counted as spaces 
required for service bays.  
The applicant has used this standard to meet the parking requirement.  

In the B-1, B-3 and ES districts, gasoline service stations where no repair work is done, other than 
incidental service, but not including steam cleaning or undercoating, vehicle body repair, painting, 
tire recapping, engine rebuilding, auto dismantling, upholstering, auto glass work and such other 
activities whose external effects could adversely extend beyond the property line, shall be permitted 
subject further to the following conditions: 
This station has no auto service.  
B. In the B-1 , B-3 and ES districts: 

i. The curbcuts for access to a service station shall not be permitted at such locations that will 
tend to create traffic hazards in the streets immediately adjacent thereto. Entrances shall 
be no less than twenty-five (25) feet from a street intersection (measured from the road 
right-of-way) or from adjacent residential districts. 
This standard is met—there may be an opportunity to remove one of the driveways onto 
Orchard Lake Road, especially given the availability of access from the south.  

ii. The minimum lot area shall be fifteen thousand (15,000) square feet, and so arranged that 
ample space is available for motor vehicles which are required to wait. Gasoline service 
stations having no facilities for repair or servicing of automobiles (including lubricating 
facilities) may be permitted on lots of ten thousand (10,000) square feet, subject to all 
other provisions herein required. 
This standard is met. 

iii. Gasoline service stations which do not have a property line abutting a residential district 
shall not have service bay openings facing the public thoroughfare. 
N/A 

iv. The parking of motor vehicles or the storage of trailers, campers or other such conveyances 
on the gasoline service station property shall be prohibited, except for those necessary to 
the operation of a gasoline service station. 
This standard appears to be met, but should be confirmed with a note on the plan. 

v. Off-street loading and unloading space shall be provided in the ratio of at least ten (10) 
square feet per front foot of building but may be located in any required yard 
notwithstanding Section 34-5.4. 
See notes about the loading space above.  

C. In the B-3 and ES districts, automobile car washes may be permitted as an accessory use. 
N/A 

9. Circulation. See notes about Sheet C1-A above.  

10. Corner Clearance (34-5.10). Corner clearance standards appear to be met, but this should be shown 
on the plan (preferably on Sheet L-1).   
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11. Overall site.  
 

Item Required Proposed/Comments 
Minimum distance from 
the property line  
(34-5.14.C.ii) 

4 ft from the property line 
for trees and large shrubs Compliant  

Minimum parking lot 
island area 

Minimum of 180 square feet; 3 feet 
minimum radius at the trunk of the 
tree 

N/A 

Cost estimate  Not required -- 

Minimum size and 
spacing requirements at 
planting (34-5.14.F) 

Size Center to center 
distance (max)  

(Height/width) groupings rows  

• Evergreen Trees 8 ft. height 20 ft.  12 ft.  N/A 

• Narrow Evergreen 
Trees 

5 ft. height 10 ft.  5 ft.  
N/A 

• Large Shrubs 30 in. height 10 ft.  5 ft.  Standard is met 
• Small Shrubs 24 in. width 4 ft. 4 ft. Standard is met 

• Large Deciduous 3 in. caliper 30 ft.  - Standard is met 

• Small deciduous trees 2 in. caliper 15 ft.  - Standard is met 

• Hedge shrubs 24 in. height 3 ft.  3 ft.  No hedge 

Canopy Trees Shall be large deciduous. PC may 
permit large evergreens 4 large deciduous trees provided 

Minimum number of 
parking lot trees (34-
5.14.4.C) 

1 per every 2,800 square feet of 
paved surface area: 
 

Paved surface quantity not 
provided; requirement unknown 

Parking lot screening 
from public thoroughfare 
(34-5.14.5) 

A planted hedge of small shrubs, or 
A masonry wall or berm of 2 feet high 

No hedge is provided, but the 
dense shrub arrangements will 
have a similar effect. Planning 
Commission should review and 
confirm. 

Wall or Berm (34-5.15) Required when abutting a residential 
district. (See 34-5.15) Not required 

Tree replacement (34-
5.18) 0 required  No existing trees will be 

removed. 
12. Tree Replacement (34-5.18). The site’s two existing trees are not proposed to be removed, and the 

required affidavit has been provided.  

13. Lighting (Section 34-5.16).  

i. Operation hours (34-5.16.3.B.v.). The following notes must be added to or addressed on the 
plan; it is unclear from the existing plans whether these standards are met.  

ii. Exterior lighting shall not operate during daylight hours.  
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iii. Building façade and landscape lighting shall be turned off between midnight or one hour after 
close of business, whichever is later, and 6:00am or opening, whichever is earlier.  

iv. All other exterior lighting shall be reduced to no greater than 70% of maximum from midnight 
or one hour after close of business, whichever is later, and 6:00am or opening, whichever is 
earlier.  

v. Use of occupancy sensors to turn off or reduce lighting within 15 minutes of zero occupancy 
is recommended. 

a.  Illumination Levels. With the exception of the undetailed sconces, the fixtures appear capable of 
meeting cutoff requirements.  

Item Required Proposed/Comments 
Maximum height (34-
5.16.3.A.) 30 feet maximum 10, 15, 16 ft.  

Building Lighting  
(34-5.16.3.A. iii.) 

Relevant building elevation 
drawings showing all fixtures 
and the portions of the walls to 
be illuminated 

Decorative sconces proposed on 
building; details needed 

Average to minimum 
illumination ratio (34-
5.16.3.C) 

4:1 12:1 

Maximum illumination at 
the property line 0.3 fc Met except at driveways 

Illumination Levels- 
Hardscape areas (e.g., 
parking areas, sidewalks) 

2.5 lumens per sq ft of 
hardscape area Unclear from plan 

Illumination Levels Building 
Entrances – within 20 ft of 
door 

2,000 lumens per door Unclear from plan 

 
14. Additional lighting standards for sites abutting a residential district (Sec. 34-5.16.3.B.iii.)  

a. No direct light source shall be visible at the property line (adjacent to residential) at ground level. 
This standard appears to be met.   

b. All fixtures mounted within 50 feet of a residential property line or public right-of-way boundary 
shall be fitted with a shielding reflector on the side facing the residential property line or public 
right-of-way.  This standard does not apply to this site.  

15. Pedestrian Connection (Sec. 34-5.19). A pedestrian connection to the 12 Mile sidewalk is provided.   

We are available to answer questions.  
 
Respectfully, 
Giffels Webster  

 
     
 

Joe Tangari, AICP  Rod Arroyo, AICP 
Senior Planner    Secretary | Partner 

















































SITE PLAN 66-12-2021 
 
Approval: I move that Site Plan 66-12-2021, dated January 14, 2022, submitted by 

Mustafa Gardi, be approved because it appears to meet all applicable 
requirements of the Zoning Chapter. Subject to the following conditions: 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Denial: I move that approval of Site Plan 66-12-2021, dated January 14, 2022, 

submitted by Mustafa Gardi, be denied for the following reasons: 
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 28 W. Adams, Suite 1200  |  Detroit, Michigan  48226  |  (313) 962-4442   
www.GiffelsWebster.com 

February 8, 2022 
 
Farmington Hills Planning Commission 
31555 W 11 Mile Rd 
Farmington Hills, MI 48336 
 

Site Plan Review 
 
Case:   SP 66-12-2021  
Site:    38400 W 10 Mile Rd (22-23-19-351-012) 
Applicant:  Mustafa Gardi 
Plan Date:  12/23/2021 
Zoning:   B-3 General Business 
 
We have completed a review of the application for site plan approval and a summary of our findings is 
below. Items in bold require specific action.  Items in italics can be addressed administratively.   
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SUMMARY OF FINDINGS  
 
Existing Conditions 
1. Zoning. The site is 1.12 acres and zoned B-3. 

2. Existing site.  The site is currently developed with a former McDonald’s restaurant with drive-through.      

3. Adjacent properties. This and all surrounding properties have the FRW-2 overlay.  

Direction Zoning Land Use 
North B-3 Commercial 
South B-3 Commercial 
East B-3 Commercial 
West LI-1 Transformer Station 
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4. Site configuration and access.  The site is accessed via two driveways from 10 Mile Road, and also has 
a connection the parking lot the strip mall to the north. 

Summary of Issues: 
• A pedestrian connection to the 10 Mile sidewalk is not provided.  Planning Commission to 

review and provide direction to applicant. 
• The last three stacking spaces could conflict with the southbound maneuvering lane that runs 

along the property’s east side. The Planning Commission should determine if this is acceptable. 

Site Plan & Use: 
1. Summary of Proposal. The applicant is proposing a new car wash. A vehicle wash is a principally 

permitted use in the B-3 district, subject to PC approval and the standards of Section 4.40 (see below). 

2. Dimensional Standards (B-3 district).  

Item Required Proposed/Comments 
Standards of Sec. 34-3.1.25.E 
Min. lot size None specified 1.12 acres 
Min. lot width None specified 208 ft 
Front Setback (south) 25 ft* 62.4 ft 
Rear Setback (north) 20 ft 45.8 ft 
Side Setback (east) 10 ft 82.4 ft 
Side Setback (west) 10 ft* 84 ft 
Building Height 50 feet 30.25 feet 
Front Yard Open Space 50% Compliant 

Yard landscaping  
(34-3.5.2.A) 

For all uses except one-family 
detached residential units, 
landscaping of all yards abutting a 
street shall be provided 

See landscaping comments 
below. 

Minimum parking 
setback (34-3.5.2.J) 10 feet Compliant 

Loading space (34-
3.5.2.N) 

10 feet of loading space per front 
foot of building = 230 sq ft 247 sq ft  

Rooftop equipment (34-
3.5.2.U.) 

Rooftop equipment shall be 
screened in accordance with 
Section 34-5.17. 

No rooftop equipment proposed 

Landscape area abutting 
street or freeway (34-
3.5.2.V.) 

A landscaped area not less than ten 
(10) feet deep 

22 feet provided. See details 
below.  

 

3. Dumpster (34-5.1.2.D). 

Item Required Proposed/Comments 
Location Rear yard or interior side yard 

The dumpster enclosure is in the 
rear yard and compliant. 

Screening Permanent building wall or earth 
mound not less than 6 feet or 1 foot 
above the enclosed dumpster 
whichever is greater 

Setback 20 feet from any residential property 
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4. Mechanical Equipment (34-5.1.4.D). Mechanical equipment will be located indoors.  

5. Minimum parking (34-5.2.11.E.i). 1 space is required per employee. The applicant states that the car 
wash has two employees, and five spaces are provided. 

6. Off-street parking dimensions (34-5.3.3.A & B.). The spaces meet the minimum requirements for 
parking spaces.  

Item Required Proposed/Comments 
Maneuvering lane width 20 ft.  20-30 ft 
Parking space width 9 ft.  9 ft (14 for vacuum 

spaces) 

Parking space length 

20 ft.  for minimum required 
(May include a maximum two-foot 
unobstructed vehicle overhang area at the 
front of the parking space.) 
 
17 ft. for additional parking 
(May include a maximum one-foot 
unobstructed vehicle overhang area at the 
front of the parking space) 

21 ft  

 

7. Barrier Free Parking. One van accessible ADA space is proposed. 

8. Acceleration-Deceleration-Passing Lanes (34-5.6.2.) Driveways providing ingress and egress to all 
three-lane paved major or secondary thoroughfares shall be provided with paved acceleration and 
deceleration lanes. If in the opinion of the director of public services no useful purpose would be 
served or if unusual difficulty would be encountered by reason of grade changes, intersections, 
bridges, or other land restrictions, the director may waive or modify the requirements of this section. 
We defer to engineering to address this issue.  

9. Standards for vehicle washes. Per Section 34-4.40, car washes shall meet the following standards: 

1. All washing facilities shall be within a completely enclosed building. 
This standard is met.  

2. Vacuuming and drying areas may be located outside the building but shall not be in the required 
front yard. 
This standard is met. Details of the vacuum units are not provided.  

3. All cars required to wait for access to the facilities shall be provided space off the street right-of-
way. 
Per Section 34-5.2.12.L, tunnel-style vehicle washes require stacking spaces as follows: “Stacking 
spaces equal in number to five (5) times the capacity of the vehicle wash. Maximum capacity of 
the vehicle wash shall be determined by dividing the length in feet of each wash line by twenty 
(20) and three (3) vehicles beyond the tunnel for drying.” The wash line is 120 feet. The capacity, 
per ordinance, is six vehicles (6x5=30). 30 stacking spaces are shown.  

4. Access points shall be located at least two hundred (200) feet from the intersection of any two 
(2) streets. 
This standard is met.  

5. All off-street parking and waiting areas shall be hard surfaced and dust free. 
This standard is met.  
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6. One traffic lane shall be provided as means of exiting the facility without having to enter the car 
wash building; such lane shall be in addition to those which would be used by customers 
obtaining gasoline and waiting in line for the carwash. Such lane shall not be counted as part of 
the required reservoir parking space. 
This standard is met.  

7. All buildings, vehicular stacking space, vacuuming or other outside use area, except employee 
parking, shall have a minimum setback of one hundred (100) feet from a residential district, 
unless the district is separated by a major or secondary thoroughfare. 
This standard is met.  

8. In the LI district, vehicle wash is permitted as a special approval use when it is the principal use 
(e.g., it is not connected to or accessory to a gasoline service station or automobile salesroom, 
showroom or office). 
This standard does not apply to this property.  

10. Circulation. The last three stacking spaces could conflict with the southbound maneuvering lane that 
runs along the property’s east side. Minor delays may result, but stacking would be internal to the 
site.  The Planning Commission should determine if this is acceptable.  

11. Corner Clearance (34-5.10). Corner clearance standards are met.   

12. Overall site. The landscaping plan is compliant with the ordinance. We note that there appears to 
have been some sort of printing error which caused certain letters to be dropped from some headers 
and table content. 

 

Item Required Proposed/Comments 
Minimum distance from 
the property line  
(34-5.14.C.ii) 

4 ft from the property line 
for trees and large shrubs Compliant  

Minimum parking lot 
island area 

Minimum of 180 square feet; 3 feet 
minimum radius at the trunk of the 
tree 

Compliant 

Cost estimate  Not required -- 

Minimum size and 
spacing requirements at 
planting (34-5.14.F) 

Size Center to center 
distance (max)  

(Height/width) groupings rows  

• Evergreen Trees 8 ft. height 20 ft.  12 ft.  N/A 

• Narrow Evergreen 
Trees 

5 ft. height 10 ft.  5 ft.  
N/A 

• Large Shrubs 30 in. height 10 ft.  5 ft.  Standard is met 
• Small Shrubs 24 in. width 4 ft. 4 ft. Standard is met 

• Large Deciduous 3 in. caliper 30 ft.  - Standard is met 

• Small deciduous trees 2 in. caliper 15 ft.  - Standard is met 

• Hedge shrubs 24 in. height 3 ft.  3 ft.  Standard is met 

Canopy Trees Shall be large deciduous. PC may 
permit large evergreens Standard is met 
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Item Required Proposed/Comments 

Minimum number of 
parking lot trees (34-
5.14.4.C) 

1 per every 2,800 square feet of 
paved surface area: 
29,380 sq ft of paved area = 11 
required trees. 

10 new trees provided, plus 12 
existing 

Parking lot screening 
from public thoroughfare 
(34-5.14.5) 

A planted hedge of small shrubs, or 
A masonry wall or berm of 2 feet high Provided along W 10 Mile 

Wall or Berm (34-5.15) Required when abutting a residential 
district. (See 34-5.15) Not required 

Tree replacement (34-
5.18) 

6 regulated trees removed 
0 landmark trees removed 
6 total replacements required.  

6 replacements provided 

13. Tree Replacement (34-5.18). The tree survey appears to be accurate and without issues.  

14. Lighting (Section 34-5.16).  

a. Operation hours (34-5.16.3.B.v.). The following notes must be added to or addressed on the plan; 
it is unclear from the existing plans whether these standards are met. The applicant should clarify 
how these standards are met.  

i. Exterior lighting shall not operate during daylight hours.  

ii. Building façade and landscape lighting shall be turned off between midnight or one hour after 
close of business, whichever is later, and 6:00am or opening, whichever is earlier.  

iii. All other exterior lighting shall be reduced to no greater than 70% of maximum from midnight 
or one hour after close of business, whichever is later, and 6:00am or opening, whichever is 
earlier.  

iv. Use of occupancy sensors to turn off or reduce lighting within 15 minutes of zero occupancy 
is recommended. 

b.  Illumination Levels 

Item Required Proposed/Comments 
Maximum height (34-
5.16.3.A.) 30 feet maximum 15, 20 and 22 ft.  

Building Lighting  
(34-5.16.3.A. iii.) 

Relevant building elevation 
drawings showing all fixtures 
and the portions of the walls to 
be illuminated 

Decorative sconces proposed on 
building; details needed 

Average to minimum 
illumination ratio (34-
5.16.3.C) 

4:1 4.3:1 

Maximum illumination at 
the property line 0.3 fc Compliant 

Illumination Levels- 
Hardscape areas (e.g., 
parking areas, sidewalks) 

2.5 lumens per sq ft of 
hardscape area Unclear from plan 
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Item Required Proposed/Comments 
Illumination Levels Building 
Entrances – within 20 ft of 
door 

2,000 lumens per door Unclear from plan 

 
15. Additional lighting standards for sites abutting a residential district (Sec. 34-5.16.3.B.iii.)  

a. No direct light source shall be visible at the property line (adjacent to residential) at ground level. 
This standard appears to be met.   

b. All fixtures mounted within 50 feet of a residential property line or public right-of-way boundary 
shall be fitted with a shielding reflector on the side facing the residential property line or public 
right-of-way.  This standard does not apply to this site.  

16. Pedestrian Connection (Sec. 34-5.19). A pedestrian connection to the 10 Mile sidewalk is not 
provided.  Planning Commission to review and provide direction to applicant. 

 
We are available to answer questions.  
 
Respectfully, 
Giffels Webster  

 
     
 

Joe Tangari, AICP  Rod Arroyo, AICP 
Senior Planner    Secretary | Partner 
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Landscape Summary

Plant List

West Ten Mile Road

Proposed
Building

Existing Zoning B-3

Parking Lot Landscaping
  Paved Area 29,380 s.f.
  Trees Required 10.5 Trees (29,380 / 2,800)
  Trees Provided 11 Trees (10 Existing)

Woodland Replacement
  Replacement Required 6 Trees
  Replacement Provided 6 Trees
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EVERGREEN TREE PLANTING DETAIL

4"

DECIDUOUS TREE PLANTING DETAIL

4"

NOTE:
GUY EVERGREEN TREES ABOVE
12' HEIGHT. STAKE EVERGREEN
TREE BELOW 12' HEIGHT.

MULCH 4" DEPTH WITH
SHREDDED HARDWOOD BARK.
NATURAL IN COLOR. LEAVE 3"
CIRCLE OF BARE SOIL AT BASE
OF TREE TRUNK.  PULL ANY
ROOT BALL DIRT EXTENDING
ABOVE THE ROOT FLARE AWAY
FROM THE TRUNK SO THE ROOT
FLARE IS EXPOSED TO AIR.

REMOVE ALL
NON-BIODEGRADABLE MATERIALS
COMPLETELY FROM THE
ROOTBALL. CUT DOWN WIRE
BASKET AND FOLD DOWN BURLAP
FROM TOP 1/2 OF THE ROOTBALL.

MOUND EARTH TO FORM SAUCER

PLANTING MIXTURE:
AMEND SOILS PER
SITE CONDITIONS
AND REQUIREMENTS
OF THE PLANT
MATERIAL.

SCARIFY SUBGRADE
AND PLANTING PIT
SIDES. RECOMPACT
BASE OF  TO 4"
DEPTH.

TREE PIT = 3 x 
ROOTBALL WIDTH

NOTE:
TREE SHALL BEAR SAME
RELATION TO FINISH GRADE AS
IT BORE ORIGINALLY OR
SLIGHTLY HIGHER THAN FINISH
GRADE UP TO 6" ABOVE GRADE,
IF DIRECTED BY LANDSCAPE
ARCHITECT FOR HEAVY CLAY
SOIL AREAS.

DO NOT PRUNE TERMINAL
LEADER. PRUNE ONLY DEAD OR
BROKEN BRANCHES.

REMOVE ALL TAGS, STRING,
PLASTICS AND OTHER
MATERIALS THAT ARE
UNSIGHTLY OR COULD CAUSE
GIRDLING.

STAKE TREES AT FIRST BRANCH
USING 2"-3" WIDE BELT-LIKE
NYLON OR PLASTIC STRAPS.
ALLOW FOR SOME MINIMAL
FLEXING OF THE TREE.
REMOVE AFTER ONE YEAR.

NOTE:
GUY DECIDUOUS TREES ABOVE
3"CAL.. STAKE DECIDUOUS
TREES BELOW 3" CAL.

SCARIFY SUBGRADE
AND PLANTING PIT
SIDES. RECOMPACT
BASE OF  TO 4"
DEPTH.

PLANTING MIXTURE:
AMEND SOILS PER
SITE CONDITIONS
AND REQUIREMENTS
OF THE PLANT
MATERIAL.

NOTE:
TREE SHALL BEAR SAME
RELATION TO FINISH GRADE AS
IT BORE ORIGINALLY OR
SLIGHTLY HIGHER THAN FINISH
GRADE UP TO 6" ABOVE GRADE,
IF DIRECTED BY LANDSCAPE
ARCHITECT FOR HEAVY CLAY
SOIL AREAS.

DO NOT PRUNE TERMINAL
LEADER. PRUNE ONLY DEAD OR
BROKEN BRANCHES.

REMOVE ALL TAGS, STRING,
PLASTICS AND OTHER
MATERIALS THAT ARE
UNSIGHTLY OR COULD CAUSE
GIRDLING.

TREE PIT = 3 x 
ROOTBALL WIDTH

2" X 2" HARDWOOD STAKES,
MIN. 36" ABOVE GROUND FOR
UPRIGHT, 18" IF ANGLED.  DRIVE
STAKES A MIN. 18" INTO
UNDISTURBED GROUND
OUTSIDE ROOTBALL.  REMOVE
AFTER ONE YEAR.

STAKE TREES AT FIRST BRANCH
USING 2"-3" WIDE BELT-LIKE
NYLON OR PLASTIC STRAPS.
ALLOW FOR SOME MINIMAL
FLEXING OF THE TREE.
REMOVE AFTER ONE YEAR.

2" X 2" HARDWOOD STAKES,
MIN. 36" ABOVE GROUND FOR
UPRIGHT, 18" IF ANGLED.  DRIVE
STAKES A MIN. 18" INTO
UNDISTURBED GROUND
OUTSIDE ROOTBALL.  REMOVE
AFTER ONE YEAR.

SHRUB PLANTING DETAIL

4"

6"

PERENNIAL PLANTING DETAIL
Not to scale

NOT TO SCALE

MULCH 3" DEPTH WITH
SHREDDED HARDWOOD BARK.
NATURAL IN COLOR.  PULL BACK
3" FROM TRUNK.

MOUND EARTH TO FORM SAUCER

REMOVE ALL
NON-BIODEGRADABLE MATERIALS
COMPLETELY FROM THE
ROOTBALL. FOLD DOWN BURLAP
FROM TOP 13 OF THE ROOTBALL.

SCARIFY SUBGRADE
AND PLANTING PIT
SIDES. RECOMPACT
BASE OF  TO 4"
DEPTH.

NOTE:
TREE SHALL BEAR SAME
RELATION TO FINISH GRADE AS
IT BORE ORIGINALLY OR
SLIGHTLY HIGHER THAN FINISH
GRADE UP TO 4" ABOVE GRADE,
IF DIRECTED BY LANDSCAPE
ARCHITECT FOR HEAVY CLAY
SOIL AREAS.

PRUNE ONLY DEAD OR BROKEN
BRANCHES.

REMOVE ALL TAGS, STRING,
PLASTICS AND OTHER
MATERIALS THAT ARE
UNSIGHTLY OR COULD CAUSE
GIRDLING.

PLANTING MIXTURE:
AMEND SOILS PER
SITE CONDITIONS
AND REQUIREMENTS
OF THE PLANT
MATERIAL.

REMOVE COLLAR OF ALL FIBER
POTS. POTS SHALL BE CUT TO
PROVIDE FOR ROOT GROWTH.
REMOVE ALL NONORGANIC
CONTAINERS COMPLETELY.

PLANTING MIXTURE, AS SPECIFIED

2" SHREDDED BARK

METAL EDGING

FINISHED GRADE

TREE STAKING DETAIL
Not to scale

STAKING/GUYING LOCATION

STAKING DETAIL
GUYING DETAIL

NOTE:
ORIENT STAKING/GUYING TO PREVAILING
WINDS, EXCEPT ON SLOPES GREATER
THAN 3:1 ORIENT TO SLOPE.

USE SAME STAKING/GUYING
ORIENTATION FOR ALL PLANTS WITHIN
EACH GROUPING OR AREA

STAKES AS SPECIFIED 3 PER
TREE

2"-3" WIDE BELT-LIKE NYLON OR
PLASTIC STRAPS.

2"-3" WIDE BELT-LIKE NYLON OR
PLASTIC STRAPS.

MULCH 4" DEPTH WITH
SHREDDED HARDWOOD BARK.
NATURAL IN COLOR. LEAVE 3"
CIRCLE OF BARE SOIL AT BASE
OF TREE TRUNK.  PULL ANY
ROOT BALL DIRT EXTENDING
ABOVE THE ROOT FLARE AWAY
FROM THE TRUNK SO THE ROOT
FLARE IS EXPOSED TO AIR.

REMOVE ALL
NON-BIODEGRADABLE MATERIALS
COMPLETELY FROM THE
ROOTBALL. CUT DOWN WIRE
BASKET AND FOLD DOWN BURLAP
FROM TOP 1/2 OF THE ROOTBALL.

MOUND EARTH TO FORM SAUCER

4.

All plants shall be north Midwest American region grown, No. 1 grade plant materials,
and shall be true to name, free from physical damage and wind burn.
Plants shall be full, well-branched, and in healthy vigorous growing
condition.
Plants shall be watered before and after planting is complete.
All trees must be staked, fertilized and mulched and shall be guaranteed
to exhibit a normal growth cycle for at least two (2) full years following
Township approval.
All material shall conform to the guidelines established in the most recent
edition of the  American Standard for Nursery Stock.
Provide clean backfill soil, using material stockpiled on site.  Soil shall be
screened and free of any debris, foreign material, and stone.
"Agriform" tabs or similar slow-release  fertilizer shall be added to the
planting pits before being backfilled.
Amended planting mix shall consist of 1/3 screened topsoil, 1/3 sand and
1/3 peat, mixed well and spread to the depth as indicated in planting details.
All plantings shall be mulched per planting details located on this sheet.
The Landscape Contractor shall be responsible for all work shown on the
landscape drawings and specifications.
No substitutions or changes of location, or plant types shall be made
without the approval of the Landscape Architect.
The Landscape Architect shall be notified of any discrepancies between
the plans and field conditions prior to installation.
The Landscape Contractor shall be responsible for maintaining all plant
material in a vertical condition throughout the guaranteed period.
The Landscape Architect shall have the right, at any stage of the installation,
to reject any work or material that does not meet the requirements of the
plans and specifications, if requested by owner.
Contractor shall be responsible for checking plant quantities to ensure
quantities on drawings and plant list are the same.  In the event of a
discrepancy, the quantities on the plans shall prevail.
The Landscape Contractor shall seed and mulch or sod (as indicated on plans)
all areas disturbed during construction, throughout the contract limits.
A pre-emergent weed control agent, "Preen" or equal, shall be applied
uniformly on top of all mulching in all planting beds.
All landscape areas shall be provided with an underground automatic
sprinkler system.
Sod shall be two year old "Baron/Cheriadelphi" Kentucky Blue Grass grown in a sod

15.

16.

17.

18.

19.
nursery on loam soil.

10.

12.

13.

14.

11.

5.

9.

8.

7.

6.

LANDSCAPE NOTES
1.

2.
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Total Trees 19 Trees

Trees Removed 6 Trees
Trees Preserved 13 Trees (68.4%)

Regulated Trees Removed 6 Trees
Replacement Required 6 Trees

"  " Denotes Removed Tree
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Drawing No.

#21-69319 V3

Statistics

Description Symbol Avg Max Min Max/Min Avg/Min Avg/Max

Grade @ 0' 0.5 fc 6.1 fc 0.0 fc N/A N/A 0.1:1

Parking and Drives 1.7 fc 6.1 fc 0.4 fc 15.3:1 4.3:1 0.3:1

Property Line 0.1 fc 0.3 fc 0.0 fc N/A N/A 0.3:1

Sidewalk 2.7 fc 3.8 fc 0.4 fc 9.5:1 6.8:1 0.7:1

General Note

1.  SEE DRAWING FOR LUMINAIRE MOUNTING HEIGHT.

2.  CALCULATIONS ARE SHOWN IN FOOTCANDLES AT: 0' - 0"

3.  LIGHTING ALTERNATES REQUIRE NEW PHOTOMETRIC CALCULATION AND RESUBMISSION TO CITY FOR APPROVAL.

THE ENGINEER AND/OR ARCHITECT MUST DETERMINE APPLICABILITY OF THE LAYOUT TO EXISTING / FUTURE FIELD

CONDITIONS.  THIS LIGHTING LAYOUT REPRESENTS ILLUMINATION LEVELS CALCULATED FROM LABORATORY DATA TAKEN

UNDER CONTROLLED CONDITIONS IN ACCORDANCE WITH ILLUMINATING ENGINEERING SOCIETY APPROVED METHODS.

ACTUAL PERFORMANCE OF ANY MANUFACTURER'S LUMINAIRE MAY VARY DUE TO VARIATION IN ELECTRICAL VOLTAGE,

TOLERANCE IN LAMPS, AND OTHER VARIABLE FIELD CONDITIONS.  MOUNTING HEIGHTS INDICATED ARE FROM GRADE

AND/OR FLOOR UP.

THESE LIGHTING CALCULATIONS ARE NOT A SUBSTITUTE FOR INDEPENDENT ENGINEERING ANALYSIS OF LIGHTING

SYSTEM SUITABILITY AND SAFETY.  THE ENGINEER AND/OR ARCHITECT IS RESPONSIBLE TO REVIEW FOR MICHIGAN

ENERGY CODE AND LIGHTING QUALITY COMPLIANCE.

UNLESS EXEMPT, PROJECT MUST COMPLY WITH LIGHTING CONTROLS REQUIRMENTS DEFINED IN ASHRAE 90.1 2013. FOR

SPECIFIC INFORMATION CONTACT GBA CONTROLS GROUP AT ASG@GASSERBUSH.COM OR 734-266-6705.

FOR ORDERING INQUIRIES CONTACT GASSER BUSH AT QUOTES@GASSERBUSH.COM OR 734-266-6705.

THIS DRAWING WAS GENERATED FROM AN ELECTRONIC IMAGE FOR ESTIMATION PURPOSE ONLY. LAYOUT TO BE VERIFIED

IN FIELD BY OTHERS.

MOUNTING HEIGHT IS MEASURED FROM GRADE TO FACE OF FIXTURE. POLE HEIGHT SHOULD BE CALCULATED AS THE

MOUNTING HEIGHT LESS BASE HEIGHT.

Schedule

Symbol Label Quantity Manufacturer Catalog Number Lamp
Light Loss

Factor

A
7 Lithonia

Lighting

DSX0 LED P4 40K TFTM

MVOLT

LED 0.9

B
1 Lithonia

Lighting

DSX0 LED 40K MVOLT LED 0.9

C
2 Lithonia

Lighting

DSX0 LED 40K MVOLT LED 0.9

D
2 Lithonia

Lighting

DSX0 LED P1 40K T2M

MVOLT

LED 0.9

E
1 Lithonia

Lighting

DSX0 LED P1 40K BLC

MVOLT

LED 0.9
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EASEMENT
It

VARIES
j-Cf.

27' B/ B PAVEMENT 11- 011

60' RIGHT" OF- WAY ItEASEMENT
VARIES

11_ 0" 51- 011 101- 611 101- 611 5'''' 011

CONC.
WALK

CONC.
W.o.LK :

1 I \ 12'- 0"

I ' SANITARY SEWER

I VAR, VARIES! 

V:
S" MIN. DIAMETER
16'- 0" MAX. DEPTH

I ~:.
l.L
d

ALTERNATE LOCATION FOR SANITARY
SEWER OVER 16'- 0" IN DEPTH

i
I 0""'; j' I1 ....~ .~~"\.~.- \.

S" ORI2" ':
f;',: \ '\

WATER MAIN ii : ~".~,l
STORM SEWERji nl:'~:' 1~~

I':
J

36" MAX DIA. - j
10' MIN. 

I
VAR, VAR. I

ifGAS MAIN

ALTERNATE LOCATION FOR STORMS,
OVER 36" IN DIAMETER

TYPICAL SECTION FOR SUBDIVISION LOCAL RD. R.OW.

MINIMUM SAND OR GRAVEL BACKFILL UNDER EX. OR PROP, PAVEMENTS,

SIDEWALKS, DRIVEWAYS AND PARKING LOTS

3'- 0"- S" O" EXISTING OR PROPOSED

SHOULDER PAVEMENT

51- all

CROSSING
1

I

If.

I PARALLEL
CONC, CURB

L -
a. GUT~~ER

LJ\~"~r:"!J''<''~::~~'
i ~

1 450

O:,~<'
l~:ZD;Ii'~':DW.' -

w;:.",,~ ...'~-

0

MI;:CHANICALLY' T:OoMPED S: ND OR GRAVEL \. ~
DGE OF TRENCH PARALLELCOMPACTED..JN_ILLAYERS TO 95% MINIMUMJ

a. LESS THAN 4'- 0" FROM _
DE,NSITY

EDGE OF CONC. OR ASPH, PAV'T.

BACKFILL MATERIAL- ABOVE Tl;jlS_ L1NLSHALL
BE PLACED INTO TRENCH IN 6' LAYERS, LOOSE
MEASURE WITH EACH LAYER COMPAC"i.E1LTO,
NOT. LESS THAN 90% OF MAXIMUM UNIT WEIGHT.
EXCAVATED MATERIALS MAY BE USED PROVIDED
COMPACTION REQUIREMENTS CAN BE MET, NO
FROZEN MATERIALS PERMITTED

SAND BACKFILL DETAil

PROPOSED OR E~ IST' ..
SIDEWALK/ ..'

PR<lPD~ f~E~~~~
ISTlNG

I ~'"
O~_

I ~ _ ,('-
D~

t_,_,""
ill''''''- '~''Y,,,,,:-.<,,,, .~ I }'

D ' ,",,"W: lflt4f'*"';:,:, ..<"" - . -':i:<:'.w , I t \
l .... .., . . '. ..' ....-.~ '.'u':";'

1I -'''.~.",:.. ,- -,;;:
f-l"&= - - M,-' .' .. " " !~ ': ..';. ,:, -,: ,...... I

J' ':', ,..., ,', " 
0 '1, . . '. .- \~ .:~.~._..,-- 

y~' .'. j' ,'., ..... .',I. \ . . ...... '" . . " . - , " ", ' 
I' . .

I . t . 

I ,'. -. " ; .' " ~, . " . " .'. .' 

l' ,. ". t. '

0' 

I ," . .. I .' .

o; " '. . .. .' '.. ..,. ,

Z" .~ . '.',. " .o," '.""..:.. ,".,,, .\','~~ ,'. ~ '~'..: ..~...'

I~....

r\:,::.":.'

1 ;

O'...:/~I .. I. ~ .' . . 
I I I. . .

l:";_.,.~": :~:":" ~. ,.

0' "<;.: ,JI ::,.. .:.

SAND BACKFILL COMPACTED', IN 6"
TO 95% MINIMUM DENSITY

NOTE :-

SAND BACKFILL REQUIRED UNDER ALL PROPOSED OR EXISTING PAVED AR~ AS AND EXTENDING
5'- 0" BEYOND THE EDGE OF THE SLAB THAN TAPERING AT ION I SLOPE TO ORIGINI\L GROUND. '

SAND BACKFILL, UNDER PAVED AREAS

1 1,,... -. ,.....- .---.....
i; ',;::':: 

V,~ \'.. ..i\:; i~<:;
C' ASS II SAND BA" mL ~N \ Ll;.,;,-
6 LAYERS a. COMPACTED TO \',::.:.,',,',:

y:~
t

95% OF MAXIMUM UNIT WEIGHT .:-::~:....:.: :;;

II ,..'.- ".,r "','; '" . \'.... ".

I ' II
I'" :"'~ .' . . 

I .:

TRENCH WIDTH - :',.."

I',''' MAX, 30"
0,0, t 12"

j...'..''': O, D,~ 24"J . ~ .: .'.

APPROVED EXCAVATEQ.
MATERIAL

I

FOR 4"_ 12" 1.0"
FOR 15" - 36" 1.0.
FOR 42."1.0, a. LARGER

STONE TO SPRING LINE
OF PIPE

I
00
00
00

Q o~,

1

0

go
00
og goo

4" SAND OR STONE
MIN.) -

1-0-- 0. 0,

CLASS '8: TRENCH CLASS 'A' TRENCH

PIPE 30" AND OVER -

NOTE: APPROVAL MAY BE GIVEN .TO MATERIAL
EQUAL OR BETTER THAN CLJIsAND, a METHODS
TOACHIEVE CL. 'A' OR CL.'B' BEDDING, .

SEWER PIPE TRENCH DETAILS

1

1 >' /: I.

11_

t~ . - -~ .'1 / ~ /.:'! - /"','~~~~ '~.;6~~,'" . . .'!..; ._?,; J _.11,'; ,\.,.,,,
1

L_ " ." t!-_ nl .

i""-~~~1'~' t~:"~}&__:_-':. e::.,_',-,,;.:::~ill:":'''':'_,---"::;':-::':~lli~:~

END OR COFINER POST

rlO -
0 MAX, POST SPACll':Jr

TYP)

FASTEN TENSION WIRE WITH BANDS _.
IN SAME MANNER AS SHOWN FOR
INTERMEDIATE POST '

INTERMEDIATE BRACE POST""
7 GAGE TENSION WIRE ( TYP.)

i-
I 11'- . ___""- O"- c'-=--'-==~

fS'
O GATEOPENI~

r '~.
0'"

I

f"

M.....~,.

h

v'" -""

f /f((p ..... ,j ,

I>-~~ -"';~/{0'~
lo. .

0';" T."'-

ffl/((r{.'I>.~~

r ~~.><~.

J,
f,:!. .~} r'

o;......
1....:'

o

ID
o-

I' JII"
t'/r~

P

JT ' -' mr"- t' l

EX, GRADE........ ~ 
1: i l

FO~~': NG DETA~ FOR5, T~ f~RMEDIATE BRACED,
CORNER a GATE POST.ISOMETRIC ~ ISOMETBlf VIEW

II..~. f:--

Io. ~,
7iF""

3/ a" TRUSS a.
ASSEMBLY

TYP,)

o:, ~'

ll~~.'! l
I

UNDISTUR; ED
EARTH

cr~~ 
F; l.---~,',~ ~~~=

n. ~--,:-,

il. I

1- I'

Cn1';':":"I;

t;'~~~:,.:

a. _ :~:

I ,;':

L'
CLASS'" TRENCH

I
CLA:~: TRENCH.

PIP,E 27" AND UNDi::R -

10'

i.;.

tT'... EX, SIDEWALK
JJ FABRIC FASTENER SPACED TENSION WIRE PASSES

t5"
MAX, ^ ^ 

TIHR~ 
CAP ^

xx;x..'
00 FABRIC

FASTENER"" 

x
IX X

SPACED AT 12" MAX. " VII( x

CORNER OR END CHANNEL POST- - TYPE ' H' LINE POST-
N

t,
TENSION WIRE - INTERMEDIATE OR CORNER-
PASSES THRU .;:, CHANNEL POST-CAP

I"Q<5.IIt
I~ 1' 1' 1 .

110 Z
cD .~ :...' -

I \ . . 1: : E

0II
a~ ) I

7 - It)

9" MIN,

LINE' POST-

xx1/lx. 
x

I"

EX. SIDEWALK

I~
J.,;o

J.

c-....-'
I

B t WI!:t
i iI! il:

C

I
B ! !!,

II 11! llj!l'I!! 
i

B

L I , II t
FABRIC FASTENER SPACED
AT 15" MAX,

TENSION WIRE

C.a
BAND

1" 1 xV0 " x..x

I\,X
x ><' 

FABRIC FASTEl'IER j ~
I i()< 

Y SPACED AT 12' MAX. '>0<.
3/ 4" X 1/ 4" STRETCHER BAR

STRETCHER BAR BANDS
o

C-~

I

t ~\\\I\lllll J
T - ~\\\\~\ i! l! t

I....
I'

A

f-

B

t
ftAvi-..:"

11I1I1~ r I."'" -
I;~ zI.,""' i

1:' 0' : e
1' 

I '
C\I ~ '..' I ....~

r.:,
1::1. .
lil'.~.~.

1:1 --L la" MIN,

END POST-

SOD,

f,'~-'""""'~
1.>1'.-:. --:-:..:'\

I' 611 I II

1- 6

VAR. CONTRAdlON I

nI JOINT ,

I .~ II- SOD ______ ,

J- - - - - - - - - I - ,,,,"

t..:~~'. .:;.*. ': .7:'~ -' J't.;:" _".,~~,MI;:;:

6"6"
r---1

CONTRACTION,,-JOINT I l.J____

TENSION
WIRE BANDS

D
EX, GRADE VAR WIDTH OF RAMP

4'- 0",MIN,

EX, SIDEWALKYAR. WIDTH OFRAMP ) JAR,
i '",,' 

4" 0" MIN,

LIt :'-
oJ'..;. l..~.,

CORNER OR END ROUND POST-- ROUND LINE POST-
n

11

I

II,t~"
i~ miZ" r.,,'

1f~,- t 7':""-t.....~. .... .' 1':._ :1':........

SECTION A- A-

I'- G" CURB a
GUTTER SEi::~

LI
I- J

15/ a" J
u

N

r0

SECTION B- B- SECTION ' A,~ A-

1'- 6" CURB a.
GUTTER SEC."

SAWCU1
AS REQD~ ~ I"

EX, PAV'T.\:!\..~ If
1-" - . \ '><:<'. ..,. ~
T- - _ ...~..'~r \

HOOK BOLTS
40" CIC AS
REQ' D.

INTERMEDIATE OR CORNER -
ROUND POST -

INSERT HOOK IN

too ' BOTTOM LOCK LOOP

SECTION B- B -

c- 1
31;2"

CHANNEL POST- TRUSS
TIGHTENER

3/ B" TRUSS ROD

RAMP

MAX, SLOPE- il/ 2'/ FT. . ".

RAMP

MAX. SLOPE- 11/2' IFT,

r4" _ f.
EX, SIDEWALK

tI,;. __

SAWCUT r 4

AS REQ' D'" ~'"

EX, PAV'T,~\ .----,,,. f ..,.'
J-":~ :">:' "...'.'.'

41:. - ~ ;:~:.l. r I

HOOK BOLTS
40" C/ C AS
REQ' D.

i
EX, SIDEWALK

NOTE' PLACE EXPANSION JOINT AT
BIC LINE OR SIDEWALK JOINT

TYPE 'H' LINE POST -

0-.%"" .
TRUSS.... ~

BANO-""" V0.~."'
D .

BRACE POST- TRUSS ROD ASSEMBLY-

SECTION C" C- SECTION C - C -

TYPE, I- A LINE POST-TYPE I TYPE' 2

SIDEWALK RAMPS NOTES
811 all

3/ 4" lit"m r1l2"
SPLICE ' DLT - '''

J:!{ ff,@! f~J'
X T '0>

POST BOLT _'. ~~ .-,- c-

o POST BOLT WASHER-=:-- ,,' t&f: 1'l~' ' 0>

BACK- OF- CURB....... I
2'- 0" ~~ ~ . ~

ID

J~~}~ .. ~
I

ft, jM ID

1_:.,TOE NAIL WITH 16d GALV Wl~STEEL NAILS '(/ Jill
STANDARD a" x 6" WOOD LINE

POST

I II !

I - 0 MIN, 1

j _ . PROPl::RTY LINE

t '".... .
fo

I

rlt)

5, FENCE FABRIC SHALL BE' FASTENED TO TOP TENSION WIRE
AND TO EACH POST. _

6, IF HOG RINGS ARE_U.SFn THFY.SHAiLL BE 12 GAGE IF TIGHTLY
CRIMPED ABOUT BOTH THE TENSION WIRE AND THE FABRIC
WIRE, OR II GAGE IF UNCRIMPED.

7, TENSION WIRE WILL BE 7 GAGE.

I. INTERMEDIATE BRACED POSTS SHALL BE PLACED AT 660 FT,
INTERVALS OR MIDWAY BETWEEN END AND CORNER POSTS,
WHE'N THIS DISTANCE IS LESS THAN 1320 FT. AND MORE THAN
660 FT.

2, TENSION WIRE WILL BE STRETCHED TAUT.

3, TOP a BOTTOM SELVAGES OF FENCE FABRIC SHALL HAVE A
KNUCKLED FIN ISH.

4, ALTERNATEMATERIALS MAY BE USED WITH THE APPROVAL
OF THE CITY ENGINEER.

12'- 6" EFFECTIVE BEA, M ELl::MENHEN'

i6'- 3" TYP POST SPACLNG

I

FE' .;;;;

121- 6" TYPICAL POST SPACING

I
F.i1;l

I" ,~~
l!o..- ,

j,.i H, ." ' 11 \
1" ~.

r- -;;; 1-
l/ r; ~

BACK UP ELEMENT AT

INTERMEDIATE POST
ONLY

111111 , 11; 1, ".,~
GROUND ELEY. '[ I"iI'l ~ .. : i.'!! ,/ ~- ..... ~'.. e....

U'JI / "/

lPJ~ ~
w - NOTE- lil'1,r

GUARD RAIL, END SECTIONS a. ,=
REFLECTO'RIZED WASHERS MATERIALS
SHALL CONFIRM WITH THE M, D.O. T:
STANDARDS ( III - 60C)(TYPE 'B')

CHAIN LINK FENCE AND POST CONSTRUCTION

EX. OR PROP. DRIVE

rAS REQ'D : ER PLANl1/ 2" EXP. JT. A;T ~
MAX. SPACING/

L

v,
BEAM GUARD RAil - TYf:E IB' 1/ 2" 1/J TIE BARS AT 4,~0"~ 1/, 2" 1/J HOOK BOLTS AT

CIC OR AS DIRECTED 40" CIC ( TYP.)

SAWED JOINT CONI~I~~
TION

2/ 3T.)(TYP.) ,// . r (TYP.)

Tr- "''',,;:~',~ .f,,'....., '~.

1-- Ji' .i\n~:--

EX, CONCj ;',:";-' '
0B:~~::::'::';'.~~::''':.

s; IT~; ,
PAV'T . ......... j '~.'.'.. t

I...
U.. -. . ',', I MIN. 3'- 0

MIN...-1'....../
1. . ., '.: .

CONC. REPLACEMENT...;' :0VAR.lES,~
I" . ,.,,;....:.:.. ,:...;.:,

000
0000 1b-4, 'OO~O()""o

o~~ OOOOO(

00000000000
CURING COMPOUND SHALL
BE PLACED AS D! RECTED

SURFACE OF SIDEWALK

r ~~~~~Blo1~~I~'b~M "

I ~'

30~ 30" W14- 2A REFLECTORllED
YELLOW PANEL WITH BLACK
LETTERING AND BORDER

IL

I

0"

ROA 0

ENDS

r , .~

y__
I" EXP. J T-.---- W

1/2" EXP. JT. REQ' D, FOR
CONC. DRIVE

IS"x IS " ER- I REFLECTQRIZED
RED PANELSTANDARD# 3 U;'CHANNEL POST

r

STEEL BEAM GUARD RAIL
WITH END SHOES~ :~, 

rBO~
T RAIL TO POST

I
Jf,] \ r.;:," , . J ! 1.ii ~ -$

CD II I II ~ r" II' . 
f."""I? ; 1; 

I : ! 
I .-; :

1:_. 
N

N ' N

ww::-::l' >>=~_X: ~\~'.7;r =__
II/I~

t".-'n'_ d,_",,_~
V.1.L .' _'" . 11.~1- 

w,'

A 1,;\ ~ r.l q,'

I I EX, OR ,PROP. I I 1
PAV T. ,. . .

L 6' 3" CIC I " ~ I. .. . h " , j
6" THICKNESSAT RESIDEN IAL
S" TI-nCKNESS AT INDUSTRIAL

CL,II SAND BACKFILL IN
6:~ LAYERS a. COMPACTED
TO 95% OF MAX, UNIT
WEIGHT.

6"xa;' PRESSURE TREATED
WOOD POST

STEEL BEAM_ ~~
GUARD RAIL ..... m ,

I~
I FT, END HEADER 11~

PEA GRAVEL
OR APPROVED
EQUAL.

NOTES 'C'

I. WHERE PAVEMENT REPLACEMENT DOES NOT IMMEDIATELY FOLLOW BACK-
FILL OPERATION. A TEMPORARY SURFACING SHALL BE PLACED
AS DIRECTED, BY THE ENGJNEER,

2, ASPHALT REPLACEMENT SHALL MEET CURRENTM, D, S, H, SPECS. FOR
BITUMINOUS AGGREGATE SURFACE COURSE AS PER PLAN.

3, C())NCRETE REPL-'ACEMENT SHALL MEET CURRENT M. D. S, H, SPEC'S. FOR
HiGH EARLY STRENGTH CONCRETE '

APPROVED EXCAVATED
MATERIAL

6 LAYERS OF CAREFULLY
COMPACTED SAND

t ~

r..._,,,,.I".';. ...... ~ 
n

1<-.".

o

fl

t-12" MIN,

ALL FIL,L AREAS
SHALL BE SAN'D
BACKFILLED

BASE SHALL BE
COMPACTED TO
A FIRM SURFA'CE

PAVEMENT REPLACEMENT
N OTE~

I. W6x9 STEEL POST MAY REPLACE WOOD POSTS-

2. CHANNEL TO BE BOLTED TO POSTS

3. GUARD RAIL AND FITTINGS TO CONFORM TO M. D. O. T. STANDARDS

SIDEWALK PLACEMENT DETAIL
NOTE-!

II

J
I. HEIGHT OF MAILBOX IS 42" FROM SURFACE

OF ROAD,

2, ON ROADS WITH 'GRAVEL SHOULDERS, LOCATE

FACE OF MAILBOX 6" FROM EDGE' OF SHOULDER.

3, ON ROADS WITH SOD SHOULDERS LOCATE FACE

OF MAILBOX 6" F,ROM EDGE OF PAVEMENT

4. ROADS WITI:l CURBS, LOCATE FACE OF MAILBOX

6" FROM BACK OF CURB,
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TANDARDSN

MISCELLANEUUS JOI1NO'",;
tlmllllf,.._,'

ENGINEERING DIVISION' ~"','~~ O, MIr:Jit.~, '., ;,
a.' 081i1.'~.. d,' -,'

SCALE HORIZ. NONE IVERT.!NOt#~ $~' t;. o&

I8tl,
JJ.- -.

It&
lI'",,, '1; ','

0 JAMES'!lj9 ";~ \
El_. 

t:Jt. ..CUl?,ERA ~ 
al.:'

DRAWllhR,!lS,SCiK! DATf:MAR 80 ~ t': ~ Eri': i:~ EER i~.'~,
CHECKED: DATE: - -;-" l,,2j'~:"';;~f:,'l, ,,,

0
i.!' '1iT:-_,'"

it;!."V .:!'C,
c-';~, UII.

e __~\'....,"-:::':

t..-~,h~,~'.("O,",,~' .~..'to..
1:Jl....,\\"'..

f" .....',..,

II .. ...."'....

r..; ,'",' U" --. ',,'

uu.

r" .....~ ~.; til'-. ... \
1/....' I PAGE:

U
MAil- BOX LOCATION

i":
FIELD BOOK:

APPROV~ Q: DA,\,E'

I

J I I
SHEET_ OF_ I

iCTOI't_ 01=' PUBL.I~, Ji~ R\(tc:_~Je-
0.;.,

i..t;',!t~':',r ..-,. ;-' ~-'"

t.'
iw..-'-- ~_'--'-""-"__ L.J.'"".-

J

1
Ji

j
o=_ J

n__

I 1
4

1

I
1
1
1

1
I !

f1
I
j

i

1

i ,.

J

1
1

I

j
t iil:: I), J

1
I '

1

i

I

J

1

0:

I

j

Wendy
Text Box
ST-1



K& E 19 ll~153 4573.

1
1

t

U

0<1\
1 V>

lW
Z

U

i:
I---

0::
Il

Il

c:'

V>
V>
W
Z

U

I:
I-

J
1

ct
3:

u

C'

lI.J

u)

U

l.l:

D

tn

a

C'
I---

0

cr: 
V>

o~

0::

uU

I.l: :I:

ml-
1

00 J

w
3:
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FARMINGTON HILLS STANDARD FRAME

e. COVER E, J, I. W, NO. 1040 - TYPE ' c'

MIN, OF 3 CRSES,
MAX, OF 5 CRSIOS,

6"

STEPS -:-0 BE i" D lA, W, I

GALV, 15" ON CEN-:-Ok CR

APPROVED EQUAL

PLACE COLD MASTIC AT ALL JOINTS
80 POINT INSIDE'" OUTSIDE WITH

MORTAR..

PRECAST SECTION

PLASTEH EXTERIOR WITH
II2" THICi<. CEMENT MORTAR

1: 3 MIX.)

BRICK OR BLOCK

GRADE ' A' CONC, FILLET

x
ct

L :iE
L-: r

0
r<> .';;}::';

MIN, OF 3 CRSES,
MAX, OF 5 CRSES,2- 6" RINGS[ "

11.,..

1;=

l-
V>

ct
u ,
wu
II: Z
0. 0

U
D

u

11:

0::1-

o Z
W
U

ou
W

X
L , ~ ct

ji"; l.
1;..

l-
V>

ct

uu
Wz
11: 0
a. u

IllU

0::

101-
l.--:: Z
ow

u

0 u
w

24"

l: .....

r

J . ~', , j',

I...'

24"

4,..

6"

I,'

4a" I.D,

a. oV>

I I ~ ~~ I~":\' I
I I :~ ~~ I ',~ 'v>z I
I - N ct 0

I II::.,. '<, L-- - - ,,_.".:-- --

I~',:/~:'~> .~.~,~.:/;~ _ I

6"J

DIA.= 4'- a" · ( 2 x WALL THICKNESS)

36" AND LARGER PIPE SHALL BE POINTED INSIDE-

1:

GRADE ' A' CONC,' 3500 P S, I. AT "
28 DAYS OR PRECAST REINFORCED~

ICONC, SLAB

STORM MANHOLE FOR 4211 PIPE AND UNDER

FARMINGTON HILLS STANDARD FRAME
e. COVER E, J, I. W, NO. 7045 - TYPE ' K'

OR E, J, I.W, NO, 5105 - TYPE ' 0'
AS PER PLAN)

x
Z <(

iE

UU
00
J ...1

alCL)

3' 1ll

I'
FLOW

I II -
J- - -- 11

i- -

M, H, DIA. 72" 7a" a4" 96" 102" loa" 126"

z x

ct

J:=:~I,,~
N

I
I
I

D= SEWER PIPE I.D, SIZE 4a" 54" 60" 66" 72" a4" 96"

STORM MANHOLE FOR 4811 PIPE AND OVER'

CONC, CURa

ct

N '

x
Zct
i ;::;
m lD

r<)

NOTE, 4" SAND OR STONE

BEDDING REQUIRED
UNDER All STRUCTURES

MIN, OF 3 CRSES
MAX, OF 5 CRSES

6" EDGE
DRAIN

x

ct

UU
00

1...1
Il<Il

3' lD

STEPS TO BE. i" DIA, W, I.

GALV, 15" ON CENTER OR

APPROVED EQUAL.

PLASTER EXTERIOR WITH

1/2" THICI'. CEMENT MORTAR

1: 3 MIX,)

GRADE' t>. CONC,
FILLET

I g~~ DE ' A' CONC, - 3500 PS, I. AT 28 DAYS

RECAST REINFORCED CONC, SLAB

DIA.= 4'- a">( 2xWALL THICKNESS)

NOTE' 4a" I.D, INLET TO aE USED WHEN TWO( 2) OR MORE PTPES MERGE

J

24"

I ,

ll. 1

11
4a" I.D,

y
l.'"

I :<
P ~

1 ".'.::

TYPE 9 ~ INLET

21/ 4" x 1/ 4" BAR RING

TO FIT PIPE I.D. WELD AS DIRECTED
TYPl

2'/ 2" X 21/ 2" X 1/ 4"

ANGLE IRON
11/ 4" STD, STEEL
HANDRAIL TUBING
SPACED 5" C/ C

24"
6" EDGE
DRAIN

6" EDGE
DRAIN

E" BLOCK OR
a" BRICKl

l

I-
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SITE PLAN 51-1-2022 
 
Approval: I move that Site Plan 51-1-2022, dated January 13, 2022, submitted by 

Mike Hall of RCI Contracting Services, be approved because it appears to 
meet all applicable requirements of the Zoning Chapter. Subject to the 
following conditions: 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Denial: I move that approval of Site Plan 51-1-2022, dated January 13, 2022, 

submitted by Mike Hall of RCI Contracting Services, be denied for the 
following reasons: 
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 28 W. Adams, Suite 1200  |  Detroit, Michigan  48226  |  (313) 962-4442   
www.GiffelsWebster.com 

February 3, 2022 
 
Farmington Hills Planning Commission 
31555 W 11 Mile Rd 
Farmington Hills, MI 48336 
 

Site Plan Pre-Review 
 
Case:   SP 51-1-2022  
Site:    32200 W 12 Mile Rd (22-23-10-454-003) 
Applicant:  RCI Contracting Services 
Plan Date:  12/1/2021 
Zoning:   RA-2 Single Family 
 
We have completed a review of the application for site plan approval and a summary of our findings is 
below. Items in bold require specific action.  Items in italics can be addressed administratively.   
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SUMMARY OF FINDINGS  
 
1. Summary of Proposal. The applicant is proposing a 13-space addition to the parking lot. 8 of the 

spaces are barrier-free. The new parking area is in the front yard of the church.  

2. Summary of Issues: See items in green bold below for details.  

• Parking within required front yard setback of 35 feet is not permitted. 

• Parking space widths need to be labeled. 

• Landscaping plan is informationally deficient. 

• Tree replacement plan is required. 

• Not clear whether lighting is proposed; if it is, a photometric plan is required.  

Existing Conditions 
 
1. Zoning. The site is 2 acres and zoned RA-2. Places of worship are a permitted use in the RA-2 district 

2. Existing site.  The site is currently developed with St. Fabian’s Catholic Church.      

3. Adjacent properties.  

Direction Zoning Land Use 
North RA-2 Single-Family 
South RC-2 Multi-Family 
East OS-1/RA-2 Funeral Home/Single-Family 
West RC-2 Multi-Family 
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4. Site configuration and access.  The site is accessed via two driveways from 12 Mile Road, with 
pedestrian connections to the development to the north, the funeral home to the east, and the 
condos to the west. 

 
Site Plan & Use 
 
1. Dimensional Standards (RA-2 district). Many of the standards typically reviewed for site plans do not 

apply to this application, as the buildings on site are not proposed to be modified. These standards 
have been omitted from the table  

Item Required Proposed/Comments 

Yard landscaping  
(34-3.5.2.A) 

For all uses except one-family 
detached residential units, 
landscaping of all yards abutting a 
street shall be provided 

See landscaping comments 
below. 

Minimum parking 
setback (34-3.5.2.E) 

The minimum yard abutting a street 
shall be ten (10) feet and off-street 
parking shall not be permitted. When 
a rear yard is abutting a side yard, the 
setback abutting a street shall not be 
less than the minimum front yard 
setback of the district and all 
regulations applicable to a front yard 
shall apply 

29.75 feet/Compliant  See Section 
34-5.5.1) 

Landscape area abutting 
street or freeway (34-
3.5.2.V.) 

A landscaped area not less than ten 
(10) feet deep 

29.75 feet provided at narrowest 
point. See details below.  

Front yard parking 
setback (34-5.2.1) 

Off-street parking shall not be 
permitted within a minimum front 
yard setback (35 feet) unless 
otherwise provided in this 
chapter. 

29.75 feet.  Not Compliant 

 

2. Minimum parking (34-5.2.11.E.i). The site hosts a church and school. The plans provide no data on 
the church and school that would indicate a parking requirement for the site, and whether the site is 
currently over-parked, under-parked, or in compliance. As noted above, the proposal is to add 13 
parking spaces, 8 of which are barrier-free. There is no indication of adjustments to be made 
elsewhere on the site.  

3. Off-street parking dimensions (34-5.3.3.A & B.). The spaces meet the minimum requirements for 
parking spaces.  

Item Required Proposed/Comments 
Maneuvering lane width 20 ft.  22 ft 
Parking space width 9 ft.  Not labeled 



Date: 2/3/2022   
Project: 51-1-2022; 32200 W 12 Mile Rd; SPR1 

Page:  4 
 

 
 

 

 
 

www.GiffelsWebster.com 
 

Parking space length 

20 ft.  for minimum required 
(May include a maximum two-foot 
unobstructed vehicle overhang area at the 
front of the parking space.) 
 
17 ft. for additional parking 
(May include a maximum one-foot 
unobstructed vehicle overhang area at the 
front of the parking space) 

18 ft w/ 2-foot overhang 
(7-foot sidewalk 
provided) 

 

4. Barrier Free Parking. The majority of new spaces are proposed to be barrier-free; the site already has 
22 barrier-free spaces. 

5. Circulation. The plan adds a new 20-foot driveway to access the new spaces; this comes off the 
western access drive, which is signed and marked exit-only. Connecting to the exit-only drive reduces 
the chance of conflicts with vehicles entering the site, though it could pose some difficulty if a driver 
were to wish to turn left to go further into the site from the new drive. 

6. Corner Clearance (34-5.10). Corner clearance standards are met for the new driveway.   

7. Landscaping. The landscaping plan proposes 3-foot berms topped with hedges, and a low hedge 
between two of the berms to screen the parking lot. In general, the landscaping plan appears to show 
primarily ornamental trees, and it is not clear from the information provided how many trees are 
truly required. Plantings should be listed in a table with common and scientific names, quantities, 
and sizes; the labels on the plan do not appear to account for two proposed trees.  

Item Required Proposed/Comments 
Minimum distance from 
the property line  
(34-5.14.C.ii) 

4 ft from the property line 
for trees and large shrubs Compliant  

Minimum parking lot 
island area 

Minimum of 180 square feet; 3 feet 
minimum radius at the trunk of the 
tree 

N/A 

Cost estimate  Not required -- 

Minimum size and 
spacing requirements at 
planting (34-5.14.F) 

Size Center to center 
distance (max)  

(Height/width) groupings rows  

• Evergreen Trees 8 ft. height 20 ft.  12 ft.  N/A 

• Narrow Evergreen 
Trees 

5 ft. height 10 ft.  5 ft.  
N/A 

• Large Shrubs 30 in. height 10 ft.  5 ft.  Standard is met 
• Small Shrubs 24 in. width 4 ft. 4 ft. N/A 

• Large Deciduous 3 in. caliper 30 ft.  - Standard is met 

• Small deciduous trees 2 in. caliper 15 ft.  - Standard is met 

• Hedge shrubs 24 in. height 3 ft.  3 ft.  Standard is met 
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Item Required Proposed/Comments 

Canopy Trees Shall be large deciduous. PC may 
permit large evergreens 

Most proposed trees are 
ornamental 

Minimum number of 
parking lot trees (34-
5.14.4.C) 

1 per every 2,800 square feet of 
paved surface area 

Square footage of new 
pavement is not provided 

Parking lot screening 
from public thoroughfare 
(34-5.14.5) 

A planted hedge of small shrubs, or 
A masonry wall or berm of 2 feet high 3-foot berms and 30-inch shrubs 

Wall or Berm (34-5.15) Required when abutting a residential 
district. (See 34-5.15) Berm provided 

Tree replacement (34-
5.18) No inventory provided  6 replacements provided 

8. Tree Replacement (34-5.18). It appears that 6-7 existing trees will be removed, but no tree survey 
or replacement plan was provided. This is required.   

9. Lighting (Section 34-5.16). No lighting plan was provided, and it is not clear whether new outdoor 
lighting is proposed.  

10. Pedestrian Connection (Sec. 34-5.19). A pedestrian connection to the 12 Mile sidewalk is already 
provided on the site.   

 
We are available to answer questions.  
 
Respectfully, 
Giffels Webster  

 
     
 

Joe Tangari, AICP  Rod Arroyo, AICP 
Senior Planner    Secretary | Partner 
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St.Fabian Church
PROPOSED BUILDING RENOVATION FOR:

Consultants

SITE PLAN REVIEW

GOVERNING CODES:

01.11.22

T.101

Issued for

Project no.

Sheet no.

Project data

SHEET INDEX

TITLE SHEET

LP.101

T.101

APPLICANT INFORMATION

CONTACT PERSON:

PROJECT ADDRESS

32200 W 12 MILE ROAD
FARMINGTON HILLS, MICHIGAN 48334

2015 MICHIGAN BUILDING CODE
2015 MICHIGAN PLUMBING CODE
2015 MICHIGAN MECHANICAL CODE
2012 MICHIGAN REHABILITATION CODE
2012 INTERNATIONAL FUEL GAS CODE
MICHIGAN ELECTRICAL CODE, 2014 N.E.C.
W/ PART 8 STATE AMENDMENTS
ICC/ANSI A117.1-2015 AND MICHIGAN
BARRIER FREE DESIGN LAW OF PUBLIC
ACT 1 OF 1966 AS AMENDED.
MICHIGAN UNIFORM ENERGY CODE RULES
PART 10 WITH ANSI/ASHRAE/IESNA
STANDARD 90.1-2015
2013 INTERNATIONAL FIRE CODE
NFPA 13 - 2010
NFPA 72 - 2010

a r c h i t H c t u r H  �  G H V i J n
320 Martin Street   Suite 10

e.mail: kb@biddison-ad.com
Contact Person: Kevin Biddison

t:248.554.9500

biddison

Birmingham, MI   48009

LOCATION PLAN
SCALE: NOT TO SCALE

NORTH

SITE PLANSP.101

CODE COMPLIANCE:

1. WORK INDICATED IS TO BE EXECUTED IN ACCORDANCE WITH THE LATEST EDITIONS OF ALL
APPLICABLE CODES.

2. FIRE EXTINGUISHERS SHALL BE PROVIDED BY G.C. AND INSTALLED PER THE FIRE
MARSHALL'S INSTRUCTIONS.

3. ALL WALL FINISHES TO MEET CLASS III FLAME SPREAD RATINGS IN ACCORDANCE WITH
MBC-2012 CHAPTER 8.

4. INTERIOR FINISHES IN EXIT ACCESS CORRIDORS, OTHER EXIT WAYS, ROOMS, AND
ENCLOSED SPACES IN USE GROUPS "B" AND "S" IN SPRINKLED BUILDINGS ARE REQUIRED TO
HAVE AT LEAST A CLASS C: FLAME SPREAD 76-200; SMOKE DEVELOPED 0-450; RATING AS
LISTED IN THE 2015 MICHIGAN BUILDING CODE.

5. SAFETY GLAZING MUST HAVE PERMANENT IDENTIFICATION IN ACCORDANCE WITH THE 2015
MICHIGAN BUILDING CODE.

6. ALL REQUIREMENTS OF THE MICHIGAN BARRIER FREE ACT & THE AMERICAN'S WITH
DISABILITIES ACT SHALL BE MAINTAINED TO COMPLY WITH ICC/A117.1-2009.

7. ALL OFFICE  FURNITURE &  EQUIPMENT TO  BE PROVIDED BY TENANT- SHOWN FOR LAYOUT
PURPOSES ONLY. TO COMPLY WITH ADA- ICC/A117.1-2009 (TYP.) REQUIREMENTS, A MINIMUM
OF 5%, BUT NOT LESS THAN (1) OF THE LUNCHROOM TABLES AND EMPLOYEE WORKSTATIONS
(CUBICLES) SHALL BE ACCESSIBLE. ACCESSIBLE TABLE AND WORKSTATION TOPS  SHALL BE
28" MIN. TO 34" MAX. A.F.F. KNEE AND TOE CLEARANCES AS FOLLOWS SHALL ALSO APPLY-
TOE: 4" MIN. HIGH, 17" MIN. TO 25" MAX. DEPTH, AND 30" MIN. WIDE. KNEE: 27" MIN. HIGH, 11"
DEEP @ 9" HIGH TO 8" DEEP @ 27" HIGH, AND 30" MIN. WIDE.

8. ALL ENTRANCE AND EXIT DOORS SHALL HAVE BARRIER FREE ACCESSIBILITY TO COMPLY
WITH ICC/A117.1-2009.

9. TO COMPLY WITH ADA - ICC/A117.1-2009 (TYP.) REQUIREMENTS, CHANGES IN LEVEL
GREATER THAN 1/2" SHALL BE RAMPED AND CHANGES IN LEVEL BETWEEN 1/4" AND 1/2" SHALL
BE BEVELED A MAXIMUM OF 1:2.

10. ALL LUNCHROOM APPLIANCES TO BE PROVIDED BY TENANT. TO COMPLY WITH
ADA-ICC/A117.1-2009 (TYP.) REQUIREMENTS, DISHWASHERS MUST FIT UNDER A 34" HIGH (32
1/4" CLEAR UNDER) COUNTERTOP, THE REFRIGERATOR MUST BE A SIDE-BY-SIDE OR BOTTOM
FREEZER UNIT, AND ALL MICROWAVE CONTROLS TO BE NO HIGHER THAN 46" A.F.F. TO MEET
OBSTRUCTED HIGH SIDE REACH REQUIREMENTS.

11. SIGNAGE INDICATING ACCESSIBILITY PROVISIONS SHALL BE PROVIDED AT EACH DOOR TO
AN EXIT DISCHARGE. A TACTILE SIGN STATING EXIT AND COMPLYING WITH ICC/ANSI
A117.1-2009 SHALL BE PLACED ADJACENT TO THE DOOR. PLEASE REFER TO SHEET A. 601 FOR
ADDITIONAL INFORMATION AND LOCATION.

PERMITS & SAFETY:

1. GENERAL CONTRACTOR SHALL APPLY & SUBMIT FOR BUILDING PERMIT.

2. GENERAL CONTRACTOR SHALL OBTAIN "ALL RISK" INSURANCE AND ALL CUSTOMARY
STATUTORY INSURANCE FOR COMPREHENSIVE GENERAL LIABILITY, ETC. AS REQUIRED BY
OWNER/LANDLORD.

3. GENERAL CONTRACTOR SHALL PROVIDE ADEQUATE PROTECTION OF WORK, MATERIALS,
FIXTURES, ETC. IN LEASED SPACE FROM LOSS OR DAMAGE FROM FIRE, THEFT OR
VANDALISM.

4. ALL WORK SHALL BE DONE IN COMPLIANCE WITH THE OCCUPATIONAL SAFETY AND HEALTH
ACT (OSHA).  THE FOLLOWING ARE STRICTLY PROHIBITED WORK PRACTICES.

      A. ANY COMBUSTIBLE MATERIALS ABOVE FINISHED CEILING OR IN ANY NON-SPRINKLED
LOCATIONS.

      B. IMPOSING ANY STRUCTURAL LOAD, TEMPORARY OR PERMANENT ON ANY PART OF THE
LANDLORD'S WORK OR STRUCTURE WITHOUT PRIOR WRITTEN APPROVAL.

      C. CUTTING ANY HOLES IN LANDLORD'S EXISTING FLOOR SLABS, WALLS OR ROOF
WITHOUT PROPER APPROVAL'S PROPER APPROVALS FROM LANDLORD.  BEFORE STARTING
ANY UNDERSLAB WORK CONTRACTORS MUST CHECK WITH THE LANDLORD OR
SUPERINTENDENT OF THE LANDLORD'S GENERAL CONTRACTOR TO DETERMINE IF ANY
COMMON UTILITY OR OTHER TENANT UTILITY LINES EXIST WITHIN THE SPACE.

CONDITIONS OF WORK
CONSTRUCTION COORDINATION:

1. ALL CONTRACTORS SHALL REVIEW ALL DRAWINGS & ARE RESPONSIBLE FOR A COMPLETE
REVIEW & SITE VISIT.  ITEMS AFFECTING ALL TRADES ARE PLACED THROUGHOUT SET & NO
"EXTRAS" FOR MISSED ITEMS IN OTHER SECTIONS WILL BE PERMITTED.  THE CONTRACTOR
SHALL IMMEDIATELY NOTIFY ARCHITECT OF ANY AMBIGUITY, INCONSISTENCY OR ERRORS
WHICH THEY DISCOVER UPON EXAMINATION OF DOCUMENTS, THE SITE OR LOCAL
CONDITIONS.

2. ANY CONTRACTOR OR SUBCONTRACTOR BY SUBMITTING A BID WARRANT'S THAT HE HAS
VISITED THE SITE AND IS AWARE OF ANY AND ALL SITE CONDITIONS AFFECTING HIS BID.

3. THE CONTRACTOR BY COMMENCING WORK ACCEPTS THE CONDITIONS OF THE SITE & THE
COMPLETENESS OF CONTRACT DOCUMENTS.

4. FIELD VERIFY ALL DIMENSIONS AND REPORT ANY DISCREPANCIES IMMEDIATELY TO THE
ARCHITECT.  DO NOT SCALE DRAWINGS USE FIGURED DIMENSIONS ONLY.

5. ANY MATERIAL OR LABOR NEITHER SHOWN ON THE DRAWINGS NOR SPECIFIED, BUT WHICH
IS OBVIOUSLY NECESSARY TO COMPLETE THE WORK IN A WORKMANLIKE MANNER SHALL BE
FURNISHED WITHOUT COST TO THE OWNER.

6. ALL MATERIALS FURNISHED AND INSTALLED BY THE GENERAL CONTRACTOR SHALL BE
FREE FROM DEFECTS.  ALL WORK SHALL BE GUARANTEED FOR A PERIOD OF (1) YEAR FROM
DATE OF ACCEPTANCE OF WORK.  DURING THIS PERIOD THE GENERAL CONTRACTOR SHALL
CORRECT ANY PROBLEMS DUE TO DEFECTIVE MATERIALS OR FAULTY WORKMANSHIP AT NO
COST TO THE OWNER.  ANY PROBLEM THAT OCCURS DURING CONSTRUCTION SHALL
IMMEDIATELY BE CORRECTED TO THE SATISFACTION OF THE OWNER.

7. NO SUBSTITUTIONS OF SPECIFIED MATERIAL OR EQUIPMENT WILL BE ACCEPTED UNLESS
WRITTEN REQUEST FOR APPROVAL HAS BEEN RECEIVED BY THE ARCHITECT AND
CONTRACTOR HAS RECEIVED WRITTEN APPROVAL FROM ARCHITECT.

8. DURING AND AT THE COMPLETION OF THE CONTRACTOR'S DAILY WORK, CONTRACTOR IS
RESPONSIBLE FOR THE CLEANING UP AND REMOVAL OF ALL RUBBISH AND DEBRIS BEFORE
LEAVING THE PROJECT JOB SITE.

LANDSCAPE PLAN

Paul Pyrkosy
32200 W.12 Mile Drive
Farmington Hills, Michigan 48334
.-.-.
PPYRKOSY@stfabian.org

FIRE PROTECTION SYSTEM FOR THE BUILDING EQUAL TO ORDINARY HAZARD N.F.P.A. NO.
13 CRITERIA WITH ONE (1) 6" D.I. BUILDING SERVICE PROVIDED. PROTECTION BASED ON
TENANT WAREHOUSING 12'-0" A.F.F.

BUILDING TO BE EQUIPPED WITH A FIRE ALARM SYSTEM (PER SPECIFICATIONS PAID FOR
BY TENANT )AS REQUIRED PER N.F.P.A. 72-2015 BASED ON BUILDING OCCUPANCY.

TYPE 2A FIRE EXTINGUISHERS SHALL BE PROVIDED AND SPACED A MAX. OF 75' APART
PER SECTION 906.1 OF THE 2013 INTERNATIONAL FIRE CODE AND / OR BY THE DIRECTION
OF THE FIRE MARSHAL.

NOTE:

FIRE SUPPRESSION NOTE:

THE BUILDING IS PROVIDED WITH A FULL AUTOMATIC FIRE PROTECTION SPRINKLER
SYSTEM (FIRE SUPPRESSION SYSTEM) WHICH WILL BE DESIGNED TO MEET M.B.C.
REQUIREMENTS AND CITY OF FARMINGTON HILLS INSPECTION AND PERMIT APPROVAL.
SPRINKLER CONTRACTOR SHALL BE FULLY LICENSED AND BE RESPONSIBLE FOR
PREPARATION OF ENGINEERING DRAWING, SUBMISSION OF DRAWINGS TO ALL LOCAL
AND STATE AGENCIES FOR APPROVAL, AND FOR COORDINATION OF REQUIREMENTS
WITH OWNERS AND TENANTS INSURANCE CARRIER.
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4" MULCH
(HOLD AWAY FROM STEM)

REMOVE ALL ROOTBALL
PACKAGING

SHRUB SHALL BEAR SAME
RELATIONSHIP TO FINISH GRADE
AS BEFORE TRANSPLANTING

( @ STEM ROOT FLARE SHOULD
BE AT GRADE OR SLIGHTLY
HIGHTER )

SHRUB TREE PLANTING DECIDUOUS TREE PLANTING

STAKE TREES 21
2" CAL. OR

SMALLER WITH 3"x3"x8' CEDAR
STAKES (2 REQ'D)

#12 GALV. WIRE - 3 STRAND

4" MULCH

MOUND TO FORM SAUCER WITH SOIL

GUY TREE WITH 3" CAL. OR LARGER
WITH 2"x4"x30" CEDAR GUYING
STAKES (3 REQ'D. -EQUAL
SPACING.)

HOLE TO BE 1.5 - 2 x THE
WIDTH OF THE ROOTBALL -
BACKFILL WITH BLENDED
EXISTING SOILS WHERE
POSSIBLE

ALL CUTS 12" DIA. +

REMOVE BURLAP AND WIRE
CAGE FROM ROOT BALL

NOTE:

TREE SHALL BEAR SAME
RELATIONSHIP TO FINISH GRADE
AS BEFORE TRANSPLANTING.

FERTILIZE WITH 10-6-1 @ 2 LB.
PER INCH OF CALIPER
THOROUGHLY SOAK WITH
WATER AFTER PLANTING.

REMOVE ALL DEAD & INJURED
TWIGS AND BRANCHES (PAINT

6" GALVANIZED TURNBUCKLE

HOLE TO BE 1.5 - 2 x THE
WIDTH OF THE ROOTBALL -
BACKFILL WITH BLENDED
EXISTING SOILS WHERE
POSSIBLE

MOUND TO FORM SAUCER
WITH SOIL

PROVIDE BIO-DEGRADEABLE
WEBBING

HOLE WIDTH
1.5 -2 X ROOTBALL

HOLE WIDTH
1.5 -2 X ROOTBALL

BUXUS 'GREEN
VELVET'  30" HT
SHRUB: QT. = 28

BUXUS 'GREEN
VELVET'  30" HT
SHRUB: QT. = 17

BUXUS 'GREEN
VELVET'  30" HT
SHRUB: QT. = 28

BUXUS 'GREEN
VELVET'  30" HT
SHRUB: QT. = 10

1.

2.

4.

5.

3.

6.

7.

8.

9.

10.

GENERAL LANDSCAPE NOTES:
ALL PLANT MATERIALS SHALL CONFORM TO "AMERICAN STANDARDS FOR
NURSERY STOCK," LATEST EDITION.

ALL PLANT MATERIAL SHALL BE PLANTED IN ACCORDANCE WITH
ANSI STANDARD 300 (PART 6).

ALL TREES SHALL BE GUYED AND STAKED.

ALL PLANT MATERIALS SHALL BE GUARANTEED FOR A PERIOD OF TWO (2) YEARS
FROM DATE OF INSTALLATION.

ALL PLANTING AREAS SHALL HAVE A DEPTH OF 12" TO 18" OF BLENDED EXISTING
SOIL MATERIALS AND SHALL BE CROWNED TO A HEIGHT OF 6" ABOVE ADJACENT
CURBS, WALKS, AND GRADES WITH 4" TO 6" OF TOP SOIL.

AREAS OF EXISTING PAVEMENT OR GRAVEL TO BE CONVERTED TO LANDSCAPE AREAS
SHALL BE EXCAVATED TO REMOVE ALL PAVEMENT, GRAVEL, AND COMPACTED EARTH.
REPLACE EXCAVATED MATERIAL WITH CLEAN FILL TO CROWN 2" MIN. ABOVE ADJOINING
GRADE.  ADD 4"    TO 6" OF TOP SOIL.
BERMS SHALL BE CONSTRUCTED OF LIGHT ORGANIC SOILS.  GRADES WILL BE NO
STEEPER THAN 3 TO 1.

ALL PLANTING BEDS SHALL RECEIVE A MIN. OF  3"-4"  SHREDDED BARK MULCH.
(KEEP MULCH AWAY FROM VERTICAL STEMS OF TREES AND SHRUBS)

ALL PLANTING BEDS NOT BORDERED BY WALKS, WALLS, OR PAVING SHALL BE  METAL EDGED.

TOP SOIL SHALL BE STRIPPED AND STOCK PILED ON SITE FOR USE IN LANDSCAPE
AREAS WITH EXCESS TOP SOIL TO BE REMOVED FROM THE SITE.

11.

12.

15.

14.

13.

16.

17.

THE WORK SHALL CONSIST OF PROVIDING ALL NECESSARY MATERIALS, LABOR,
EQUIPMENT, TOOLS, AND SUPERVISION REQUIRED FOR THE COMPLETION AS SHOWN
ON THESE DRAWINGS.
THE PLANT MATERIALS SHALL BE NURSERY GROWN AND INSPECTED BY THE OWNERS
REPRESENTATIVE BEFORE PLANTING.  THE OWNERS REP. RESERVES THE RIGHT TO
REJECT ANY PLANT MATERIAL AT ANY TIME.

PLANTS DESIGNATED "B&B" SHALL BE BALLED AND BURLAPPED, WITH FIRM BALLS
OF EARTH.
THE CONTRACTOR IS RESPONSIBLE FOR PLANTING THE MATERIALS AT THE CORRECT
GRADES AND SPACING.  THE PLANTS SHALL BE ORIENTED TO GIVE THE BEST
APPEARANCE.

WHEN THE PLANT HAS BEEN PROPERLY SET, THE PIT SHALL BE BACK FILLED WITH A
BLENDED MIXTURE OF EXISTING SITE MATERIAL TOPSOIL MIXTURE, GRADUALLY
FILLING, PATTING AND SETTLING WITH WATER.

NOT USED

TOPSOIL SHALL BE FRIABLE, FERTILE TOPSOIL OF CLAY LOAM CHARACTER CONTAIN.
AT LEAST 5% BUT NOT MORE THAN 20% BY WEIGHT OF ORGANIC MATTER WITH A PH
RANGE FROM 6.0 TO 7.0.  SOIL SHALL BE FREE FROM CLAY LUMPS, COARSE SAND,
PLANT ROOTS, STICKS, AND OTHER FOREIGN MATERIALS.
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SITE PLAN 52-1-2022 
 
Approval: I move that Site Plan 52-1-2022, dated January 18, 2022, submitted by 

Jim Seba, be approved because it appears to meet all applicable 
requirements of the Zoning Chapter. Subject to the following conditions: 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Denial: I move that approval of Site Plan 52-1-2022, dated January 18, 2022, 

submitted by Jim Seba, be denied for the following reasons: 
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 28 W. Adams, Suite 1200  |  Detroit, Michigan  48226  |  (313) 962-4442   
www.GiffelsWebster.com 

February 8, 2022 
 

Site Plan Review 
 
Case:  52-1-2022 
Site:   29975 Orchard Lake Road 
Applicant: Jim Seba 
Plan Date: 12/28/2021 
Zoning:  B-2 Community Business  
Parcel ID’s:  22-23-03-433-045 
 
Dear Planning Commission Members: 
 
We have completed a review of the application and site plan referenced 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  
 
Summary of Proposal. The applicant is proposing a 1,400-square-foot addition to rear of the existing 
5,000-square-foot building. The purpose of the addition is storage. 
 
Summary of Issues. See items in green bold below for details. 

• The proposed addition does not meet the required side setback.  

• Parking spaces should be dimensioned 

• Photometric plan is required 

• Landscape plan is required 

• Pedestrian connection to public sidewalk not provided.  

Existing Conditions 
 
1. Zoning. The site is zoned B-2 Community Business.  

2. Existing site.  The site is currently a mixed retail center.  

3. Adjacent Properties. The table below describes the land uses and zoning on adjacent parcels.  

Direction Zoning Land Use 
North  B-2 Community Business Restaurant 
East (across Orchard Lake) OS-1 Office Office building 
South  B-2 Community Business Carpet Store 
West  RA-1 Single-Family Home 

  

4. Site configuration and access.  This site is directly accessible from Orchard Lake via a driveway. 
 

Proposed 
 
5. Summary of proposal. The applicant is proposing a 1,400-square-foot addition to the existing 5,000-

square-foot building. The purpose of the addition is to add storage space.  

6. Dimensional requirements of the B-2 district. The side setback of the district is not met; an 
adjustment to the plan or a variance is required.  

Standard Required Proposed/Comments 
Section 34-3.1.24.E 
Front setback 75 ft 63.39 ft 
Rear Setback 20 ft 165 ft 
Side Setback (south) 20 ft 21.9 ft 

Side Setback (north) 20 ft 13.1 ft to addition; addition does 
not meet 20-ft setback 

Residential District 
Setback 75 ft 165 ft  

Building height 50 ft 20.79 ft (addition) 
Other Sections 
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Yard landscaping  
(34-3.5.2.A) 

For all uses except one-family 
detached residential units, 
landscaping of all yards 
abutting a street shall be 
provided 

Hedge provided; no changes 
proposed 

Minimum parking setback 
(34-3.5.2.J) 10 feet Compliant 

Loading space (34-3.5.2.N) 
10 feet of loading space per 
front foot of building = 499 
sq ft 

500 square feet provided in rear 
yard 

Rooftop equipment (34-
3.5.2.U.) 

Rooftop equipment shall be 
screened in accordance with 
Section 34-5.17. 

Equipment is screened 

Landscape area abutting 
street or freeway (34-
3.5.2.V.) 

A landscaped area not less 
than ten (10) feet deep Compliant 

 

7. Dumpster (34-5.1.2.D).   

Item Required Proposed/Comments 
Location Rear yard or interior side yard 

The existing dumpster enclosure 
is in the rear yard and 
compliant. 

Screening Permanent building wall or earth 
mound not less than 6 feet or 1 foot 
above the enclosed dumpster 
whichever is greater 

Setback 20 feet from any residential property 
 

8. Mechanical Equipment (34-5.1.4.D).  Mechanical equipment is located in the rear yard.   

9. Parking.  One space per 175 square feet of usable floor area is required for retail operations. The 
site has 40 spaces currently and 10 will be eliminated, leaving 30 spaces; 23 spaces are required. The 
storage area being added to the building does not appear to affect the usable floor area of the 
building; parking requirements are met.  

10. Off-street parking dimensions (34-5.3.3.A & B.). The spaces meet the minimum requirements for 
parking spaces.  

Item Required Proposed/Comments 
Maneuvering lane width 20 ft.  Existing; exceeds 20 feet 
Parking space width 9 ft.  Existing; appears to be 9 ft; 

should be labeled  
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Parking space length 

20 ft.  for minimum required 
(May include a maximum two-foot 
unobstructed vehicle overhang area at 
the front of the parking space.) 
 
17 ft. for additional parking 
(May include a maximum one-foot 
unobstructed vehicle overhang area at 
the front of the parking space) 

20 ft  

 

11. Barrier Free Parking. Two barrier-free spaces are labeled on the plans. 

12. Circulation. The dead-end parking aisle at the rear of the site is more than 8 spaces deep, but this is 
an existing condition, and this cannot be avoided due to the shape of the lot.  

13. Corner Clearance (34-5.10). Corner clearance standards are met. 

14. Exterior Lighting.  The applicant has not provided a lighting plan. The plans show one relocated 
wall pack, but a lighting plan is a required element of site plan approval.   

15. Landscaping. A landscaping plan was not provided. Existing landscaping should be accurately 
depicted on the plan. The site does not appear to have the required parking lot trees; this was 
accepted as an existing condition by the planning commission in 2015. The planning commission 
may determine that additional landscaping is required; if so, it may require a landscape plan. 

16. Walls & screening. A seven-foot masonry wall exists at the rear of the property currently; it’s 
location away from the property line was approved by the ZBA in 1984.  

17. Tree Replacement. The plan does not propose to remove any trees.  

18. Pedestrian connections. A pedestrian connection to the Orchard Lake sidewalk is not provided—this 
is an existing condition of the site. Planning Commission may wish to discuss. 

 
We are available to answer questions.  
 
Respectfully, 
Giffels Webster  
 

    
 
Rod Arroyo, AICP     Joe Tangari, AICP 
Partner       Senior Planner 

 



Date: February 8, 2022   
Project: 52-1-2022 - 29975 Orchard Lake – SPR1   

Page:  5 
 

 
 

 

 
 

www.GiffelsWebster.com 
 

 













 
 
Adoption of Planning Commission 2021 Annual Report 
 
Motion to adopt: 
 
I move to adopt the Planning Commission 2021 Annual Report as presented. 



 
The Farmington Hills Planning Commission is charged with promoting the public health, 
safety, and welfare of Farmington Hills through sound land use planning.  This nine-
member commission is comprised of residents of the City of Farmington Hills who have 
worked diligently over the past year to further this goal.  This report documents their efforts 
during calendar year 2021. 
 
 
 
     Steven Stimson, Chair             Joseph Mantey 
     Dale Countegan, Vice Chair                                Robert Turner 
     John Trafelet, Secretary                                         Steven Schwartz 
     Barry Brickner                                       Marisa Varga 
     James Orr (resigned as Commissioner November 18, 2021) 
   
  

 
 

2022/2023 – 2027/2028 Capital Improvements Plan 
 
Act 33 of the Public Acts of 2008, the Michigan Planning Enabling Act, provides that the 
Planning Commission annually prepare a Capital Improvements Plan. Further, Sections 
3.07 and 6.08 of the City Charter require the submission of a Capital Improvements Plan 
to City Council. The Planning Commission held a study session on January 28, 2021, to 
prepare this document for public review and adopted the plan after holding a public hearing 
at their March 18, 2021, meeting. 
 

 
          Activity Highlights 
 
 
“The Emerson” Planned Unit Development 
 
In December 2021, the Planning Commission reviewed and recommended that City 
Council approve a Planned Unit Development for a 316-unit apartment development on 
the south side of Northwestern Highway, between Greening Street and Highview Avenue. 
Council approved the Planned Unit Development plan in January 2022.  
 
The applicant proposes to use the site for two (2) multiple-family residential apartment 
buildings; a four (4)-story, 250-unit building with a parking deck on the northern portion 
of the site, and a three (3)-story, 66-unit building on the southern portion of the site. A wide 
range of both interior and exterior onsite amenities for the residents are proposed, as well 
as streetscape, infrastructure, and access management improvements.   
 
 

City of Farmington Hills 
Planning Commission 
2021 Annual Report 

Commission Members 

Major Initiatives 



 
Sarah Fisher House (Historic District Site No. 507) Redevelopment 
 
In April 2021, the Planning Commission reviewed and recommended that City Council 
approve a Planned Unit Development for a mixed-use development at the northwest corner 
of West Twelve Mile and Inkster Roads, the site of the Sarah Fisher House. The Planned 
Unit Development plan has since been revised in response to Council’s concerns, and the 
applicant has expressed the intent to proceed with the planning approval process with the 
revised plans.   
 
The applicant proposed to use the site for a two (2)-story, 140-bed skilled nursing facility 
and 144 apartment units, split between three (3) three (3)-story (38-foot tall) apartment 
buildings. The Planned Unit Development plan approved by the Planning Commission also 
included the preservation of the historic administrative building, one (1) cottage, and the 
entrance wall/gate structure.  

 
“Chasewood Villas” 
 
In August 2021, the Planning Commission reviewed 
and recommended that City Council approve a Cluster 
Option Site Plan for a single-family residential 
subdivision on the north side of West Nine Mile Road, 
between Polo Club and Baywood Drives. Council 
approved the Cluster Option Site Plan in September 
2021.  
 
The applicant proposes to use the site for 28 cluster 
units arranged along a cul de sac street, with 3.95 acres 
of open space.  
 
 
(Chasewood Villa Site Plan, Cluster Site Plan 60-10-
2020, September 27, 2021, City Council approval) 
 
 
 
 
 
 
 
 
 
 
 

Next page is the Application Activity The following 
tables illustrate all application generated Planning 
Commission activity, including the number of 
meetings held, site and landscape plans, zoning map 
and text amendments and other land use 
applications reviewed by the Commission in 2021 



2021 
City of Farmington Hills 

Planning Commission Activity 
 
2021 Planning Commission Meetings: 

Regular Meetings, 
includes Study Sessions 
and Joint meetings 

8 

Regular/ Public Hearing 7 
Public Hearing 4 
Total 19 

      
   (10 meetings via Zoom and 9 in person)  
 
 
 
 
 
 
 
 
2021 Site Plans (SP and Clusters)  

Approved  14 
Postponed 2 
On next year’s Agenda 3 
Total 19 

 
2021 Special Approvals (SA) 

Approved 2 
Total 2 

 
 
       
 
 
 
 
Average time it takes from application  
to Planning Commission for approvals in  
2021. Most that are approved are subject 
to administrative approvals of revisions.  
(4 postponed by applicant, counted in plus  
3 months) 
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Planning Commission Activity continued:  
 
2021 Lot Splits  
Approved 7 
Total 7 

 
2021 Rezoning  
Approved 1 
Denied 1 
Total 2 

 
2021 Zoning Text Amendments  
Approved 1 
Set for Public Hearing (PH) 1 
Total 2 

 
2021 Cluster Options 
Preliminary Approved 1 
Total 1 

 
 
 
 
2021 P.U.D. Qualifications  

Approved 2 
Total 2 

 
 
2021 P.U.D. Plans  

Approved, includes 
Revised 

7 

Total 7 
 
 
 

Comparative Graph from previous years: 
 

Comparative Graph from previous years: 
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ITEM SECTION DESCRIPTION APPROVED/DENIED PROPONENT 
SP 51-1-2021 20-300-019 24360 Independence Dr.,

Independence Green 
Clubhouse 
In RC-3 

Approved by PC 2-
18-2021

IGA Property Owner 
LLC, M Fontaine 

SP 52-1-2021 15-201-015 27745 Orchard Lake, Gas
Station renovation 

Approved by PC 2-
18-2021

Faiz Simon, Island 
Land Capital 

SP 53-1-2021 11-351-049 31066 Twelve Mile Rd.,
Building Renovation Self-
Service Fuel Facilities. 

Postponed by 
applicant 

Eric Williams, 
Stonefield 

SP 54-2-2021 
(PUD Plan 1, 2021) 

15-201-270 31525 Twelve Mile, Convert
existing hotel into a senior 
living complex in ES 

Set for PH 3-18-
2021 

Manor Senior Living 
LLC 

SA 55-2-2021 30-251-014 23955 Freeway Park Drive,
Indoor Athlete Training in LI-1 

Approved 3-18-
2021 

Tom Anastos 

SP 56-2-2021 35-23-201-
013, 002,
003, 004 &
005

30250 Grand River Ave., 
Automobile detailing business 
in support of internet sales, B-
3 

Approved 3-18-
2021 

Ari El, 30250 Grand 
River Ave. 

SA 57-3-2021 02-102-003
to 005

32905 Northwestern Hwy, 
retail garden center and 
produce, multiple zonings 

Approved 4-22-
2021 

Ray Hesano 

SP 58-3-2021 
(also see SP 67-12-
2021) 

23-351-036 31140 & 31130 Ten Mile, New
building in B-3 

4-22-21, Postponed
by applicant prior
to going to Planning
Commission

Nikolin Nokaj 

SP 59-4-2021 30-101-021 23400 Haggerty, Addition to
existing building in LI-1 

Approved by PC 6-
17-2021

Glenn Pavey 

SP 60-5-2021 25-301-019
thru 021

29300 Grayfield Dr. & vacant 
easterly and westerly 
adjoining 
parcels. Multiple family 
Apartments in RC-2 

Approved 6-17-
2021 

Djon Stanaj 

Revised Landscape 
SP 61-4-2019 (PUD 5, 
1993) 

17-201-013 S. side of 12 Mile Rd., W. of
Drake, Construct staging area 
for new office building in OS-4 

Approved 7-15-021 JST Corporation 

SP 61-8-2021 02-226-027 33000 Covington Club Dr., RA-
2, Garage and Sales Office at 
existing Apartment 
Community 

Approved 9-23-
2021 

Jeffrey Kaftan 

Revised SP 62-5-
2019 

11-477-109,
014 & 013

NW. Corner of 12 Mile Rd. & 
Middlebelt Rd. 
Assisted living facility in RC-2 

Approved 11-18-
2021 

Harbor Retirement 
Development 

SP 62-8-2021 26-482-001 29820 Nine Mile, LI-1, parking
improvement (grow facility) 

Approved 9-23-
2021 

David Jappaya 

Landscape SP 63-9-
2021 

12-126-037 30955 Northwestern Hwy.
OS-1 (CJ 85), Landscape 
revision 

Approved 10-21-
2021 

Sapphire 
Landscaping 

SP 64-10-2021 26-277-014 Middlebelt Rd.
RA-3 major frontage option, 
one duplex.  

11-18-2021 set for
PH
Approved 12-16-
2021

Ramiz Naman 

Site and Special Approval Plans 



SP 65-10-2021, 
(Amend PUD 5, 
1993) 

17-201-013
part of

S. side of Twelve Mile and
west side of Investment Dr.
Commercial Retail &
Restaurant, in OS-4

Approved 11-18-
2021 

Michael Lawrence, 
Yamasaki, Inc 

Revised SP 62-5-
2019 

11-477-109,
014, 013

27815 Middlebelt Rd., 
Assisted Living facility., RC-2 

Approved 11-18-
2021 

C. Jennings
Harbor Retirement
Development

SP 66-12-2021 19-351-012 38400 Ten Mile Rd.
Convert existing fast-food 
building to Car Wash, B-3 

On 2-17-2022 PC 
agenda 

Mustafa Gardi 
Chad Greentech 
Engineering 

SP 67-12-2021 (also 
see SP 58-3-2021) 

23-351-036 31140 West Ten Mile
New Commercial, Building 
Supply, B-3 

1-20-2022
Postponed by
applicant

Nikolin Nokaj 

SP 68-12-2021 21-376-020 34700 Grand River Ave.
New Commercial Building, LI-
1 

Not on agenda 12-
16, 2021, 
postponed by 
applicant for a 
future meeting 

Billy Gongora 
Jing-Jin 

ITEM SECTION DESCRIPTION PETITIONER PC APPROVAL DATE 
Cluster Site 
Plan 60-10-
2020 

30-300-019 38500 Nine Mile 
Rd., RA-2, 28-30 
Single Family homes 

Pulte Homes of 
Michigan, LLC 
Paul Schuck 

PC Recommended to City 
Council 2-18-2021 

Cluster Site Plans 2021 



Lot Splits 2021 

 

 

LOT SPLIT # SECTION DESCRIPTION PETITIONER PC APPROVAL 
DATE 

Lot Split 1, 2021 
final   
(PUD 5, 1993) 

17-201-013 
(now 014 & 015) 
 

S. side of Twelve Mile, 
W. of Drake Rd.    Split 
parent parcel into two 
lots OS-4, (JST) 

Perimo USA 
Corporation 
Farmington Hills 
Corp Investors 

Approved 3 18, 
2021 

Lot Split 2, 2021 
final 

03-226-026 30825 Orchard Lake Rd.  
Split parent parcel into 
two lots in 
 B-2, (Hunters Sq) 

PPT Realty, LP, 
Timothy Collier 

Approved 4 22, 
2021 

Lot Split 3, 2021 
Final 

32-301-034 21120 Halsted Rd. Split 
parent parcel into 4, in 
RA-1 

Terry Sever Approved 5-20-
2021 

Lot Split 4, 2021 
Rec’d 5-12-2021 

33-226-018 33777 Nine Mile,  
Split parent parcel into 
4, in RA-4 
 

Terry Sever Approved 6-17-
2021 

Lot Split 5, 2021 
Rec’d 8-18-21 

23-376-085 20893 Gill Rd. 
Split parent parcel into 
2, RA-3 

Mohammad 
Usman 

Approved 9-23-
2021 

Administrative 
Lot Split 6, 2021 
Rec’d 10/28/2021 

Part of 13-351-
005 
PUD 

29000 Eleven Mile, 
Sisters of Mercy, 
Edward Rose, assisted 
senior living, per 
previous plans approved 

Mark Perkoski Approved 11-30-
2021 

Lot Split 7, 2021 
Rec’d 12-17-21 

34-404-018 31770 Junction St.  One 
parcel into 3 

Carol Kujala Approved 1-20-
2022 



Rezoning Requests 2021 

REQUEST LOCATION SIDWELL# FROM / TO PROPONENT 
ZR 1-2-2021 
(3-18-21 set for PH) 
(4-22-2021, Postponed 
by applicant) 
6-17-2021 recommend 
denial to CC,  

23700 Orchard 
Lake, Westhill 
Woods 

26-151-025 OS-2 to RC-3 Jefrey Fishman 
 
Did not go to CC 

ZR 2-3-2021 
(4-22-2021 set of PH) 
6-17-2021 
recommend approval 
to CC 
 

Parcel south of 
34700 Grand 
River Ave., B-3 to 
LI-1 

21-376-021 B-3 to LI-1 Jing-Jin Electric 
 
CC approved rezoning  

     
 
 

 

 

Zoning Text Amendments 2021 

Z.T.A. # RESULTS PROPOSED AMENDMENT 
ZTA 1, 2021 PC PH March 25, 

2021 
Amended April 
22, 2021 
recommended 
approval to City 
Council  

Zoning Text Amendment 1, 2021  
Reconsideration of locational requirements for medical   marijuana 
caregivers in proximity to schools, nursery schools, day nurseries, day care 
centers, and state-licensed day care homes contained in a proposed 
amendment to the Zoning Ordinance to add a new definition of 
“Cannabis”; amend the definitions of “Medical Marihuana”, “Primary 
Caregiver”, and “Medical Use”; and to amend use standards and location 
requirements related to the cultivation of medical marihuana by primary 
caregivers 
 

ZTA 2, 2021 
 
 

PC regular 
meeting October 
21, 2021, set for 
PC PH  

Zoning Text Amendment 2 2021 
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 
 

  •  



 

P.U.D. PLAN# SECTION  DESCRIPTION ZONING APPROVED / DENIED PROPONENT 
Amendment to 
PUD Plan 1-2014 

15-101-038 33103 Hamilton Ct. 
Amend PUD to allow 
conversion of hotel to 
senior living center 

OS-4 Set for PH 2-18-2021,  
Postponed by applicant 
3-18-202 
 

Sean Koza 

PUD Plan 1, 2021 
(SP 54-2-2021) 

15-201-270 31525 Twelve Mile, 
Manor Senior Living,  
Convert hotel into 
senior living.  

ES Recommend to CC 
5-27-2021 

Manor Senior 
Living, LLC 

PUD Plan 2, 2021 12-476-008 27400 Twelve Mile Rd. 
(Sara Fisher), Skilled 
Nursing Facility and 
Multi-Family 
Apartments  

RA-1B Set for PH 4-22-2021 
Recommended to CC  
 

Optalis 
Healthcare 

Amendment to 
PUD Plan 3, 2017 
(See PUD 3, 2021) 

02-126-130 Stonefield of FH, 14 
Mile & NW Hwy. Luxury 
Apartments Amend 
existing PUD to include 
a 5 story, 202-unit 
multiple family 
apartment 

B-2, B-3 (Set for PH 4-22-2021) 
7-15-2021 Postponed 

NWH 
Holdings LLC, 
Robert Asmar 

PUD 3, 2021 
(Not amending 
old from 2017,  

02-126-130 Stonefield of FH, 14 
Mile & NW Hwy. Luxury 
Apartments 
Amend existing PUD to 
include a 5 story, 202-
unit multiple family 
apartment 

B-2, B-3 7-15-2021 
PC PH postponed 
8-19-2021 PC Tabled 

NWH 
Holdings LLC, 
Robert Asmar 

Amendment to 
PUD 5, 1993 
(SP 65-10-2021) 

17-201-013 S. side of 12 Mile Rd., 
W. of Drake Rd. 
Amend PUD to permit 
retail & restaurant 

OS-4 Recommend to CC 12-16-
2021 

Farmington 
Hills Corp, LLC 

PUD 4, 2021 23-02-106-001, 
002, 003, 005, 
006, 007, 012, 
013, 015, 016; 
23-02-104-001, 
004, 005; 23-02-
102-002, 003, 
004, 005, 013 

South side of 
Northwestern Hwy, 
between Greening and 
Highview 
One 4-story, 250-unit 
apartment building and 
one 3-story 66-unit 
walk-up multiple family 
building 

B-3, RA-
4, OS-1 
& P-1 

11-18-2021 set for PH 
12-16-2021 Recommend 
to CC 

Farmington 
Hills Lofts LLC 
Matt 
Shiffman                                                                                                                                                                                                                                                                                                  

   

P.U.D. Plans 2021 



 

P.U.D. OPTION 
# 

SECTION  DESCRIPTION ZONING APPROVED / 
DENIED 

PROPONENT 

PUD Qual 1, 
2021 
Rec’d Jan 19, 
2021 

02-126-130 32680 Northwestern 
Highway, Five story, 
200-unit multiple family 
apartment development  

B-2, B-3 Qualified 
2-18-2021 

Robert Asmar, NWH 
Holdings, LLC 

PUD Qual 2, 
2021 
Rec’d 5-12-2021 

02-106-012, 013; 
02-106-001, 002; 
02-106-003, 016; 
02-106-015, 005, 
006, 007; 02-104-
005, 001, 004; 02-
102-005, 013; 02-
102-002, 003 & 
004 

Upscale residential 
development fronting 
NW with access to 
Greening. 316 rental 
loft units in 2 buildings; 
250-unit, 4 story bldg., 4 
story garage; 66-unit, 3 
story loft 

B-3, RA-
4, OS-1 & 
P-1 

Qualified 
6-17-2021 
 

Farmington Hills 
Lofts, LLC, Matt 
Shiffman 

      

P.U.D. Qualifications 2021 





   DRAFT 

 
MINUTES 

CITY OF FARMINGTON HILLS 
PLANNING COMMISSION PUBLIC HEARING 

31555 W ELEVEN MILE ROAD 
FARMINGTON HILLS, MICHIGAN 

JANUARY 20, 2022, 7:30 P.M. 
 
 
CALL MEETING TO ORDER 
The Planning Commission Regular Meeting was called to order by Chair Stimson at 7:37 p.m. 
 
ROLL CALL 
  
Commissioners Present:  Countegan, Mantey, Schwartz, Stimson, Trafelet, Turner, Varga 
   
Commissioners Absent:   Brickner 
     (one vacancy) 
 
Others Present: Staff Planner Perdonik, City Attorney Schultz, Planning Consultant 
   Tangari, Economic Development Director Brockway, Staff Engineer  
  Dawkins 
  
APPROVAL OF AGENDA 
 
MOTION by Countegan, support by Turner, to amend and approve the agenda as follows: 

• Remove Item B. Site Plan 67-12-2021, because the application is not complete, and the applicant 
has been so notified. 

 
MOTION carried unanimously by voice vote. 
 
REGULAR MEETING 
 
A. LOT SPLIT 7, 2021 (Final)  

LOCATION:   31770 Junction St. 
PARCEL I.D.:   23-34-404-018 
PROPOSAL:   Split parent parcel into two parcels in RA-3, One-Family Residential  

District 
ACTION REQUESTED:  Lot Split approval 
APPLICANT:  Carol Kujala 
OWNER:    Arthur H. Ryan (estate) 

 
Referencing his January 10, 2022 review letter, Planning Consultant Tangari gave the background and 
review for the request to split a parent parcel at 31770 Junction Street into two additional parcels (3 
parcels total), in the RA-3 One-Family Residential District.  
 
The property had one house and two sheds. The house was on proposed parcel C and oriented toward 
Junction Street. One of the sheds was on this lot, and the other was on proposed Parcel B. Both sheds 
were proposed to be removed; this should occur prior to finalization of the split to avoid the creation of 
nonconformities. 
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The proposed parcels would meet the dimensional standards of the zoning ordinance. One existing 
nonconformity – that the existing house has the street side setback to Robinson – would not be affected 
by the split. 
 
The two new parcels would have frontage on Fendt, and the parcel width and general size of all three 
parcels matched the abutting parcels that front on the other side of the block (Osmus St), as well as the 
lots directly across Robinson. The configuration and size of the proposed parcels were consistent with the 
surrounding neighborhood, and met the criteria in 27-110(2)(e)c., regarding compatibility with existing 
parcels. 
 
Planning Consultant Tangari completed his review. 
 
Commissioner Schwartz noted for the record that parcels A and B lined up with the parcels to the east and 
west of this site, and that the motion should require the removal of the sheds before the lot splits were 
recorded.  
 
Commissioner Mantey pointed out that the sheds appeared to be in different locations as shown on the 
aerial vs. the certified survey. In any event, the sheds were to be removed. 
 
Chair Stimson invited the applicant to speak. 
 
Carol Kujala was present on behalf of this application for a lot split at 31770 Junction Street. She 
explained that the shed on Parcel C had already been removed and the shed on Parcel B would be 
removed in the next few days.  
 
MOTION by Schwartz, support by Trafelet, that Final Lot Split 7, 2021, submitted by Carol Kujala, be 
approved because it appears to meet applicable provisions of Chapter 34 “Zoning” and of Chapter 27, 
“Subdivision of Land” of the City Code and will result in land parcels which are generally compatible 
with surrounding lots in the area; and that the City Assessor be so notified, with the following condition: 
 

• The two existing sheds shown on the survey submitted by the applicant be demolished prior to 
recording of the lot split.  

 
Motion carried unanimously by voice vote. 
 
B. SITE PLAN 67-12-2021 

LOCATION:   31140 Ten Mile Rd. 
PARCEL I.D.:   23-23-351-036 
PROPOSAL:   New building on vacant parcel for Building Supply Company in B-3, 
     General Business District 
ACTION REQUESTED:  Site Plan Approval by Planning Commission 
APPLICANT:  Nikolin Nokaj 
OWNER:    Nikolin Nokaj 

 
This item was removed from the agenda, as noted above. 
 
C. Grand River Corridor Plan Update 
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Economic Development Director Brockway introduced herself and provided a brief overview of the 
update of the Grand River Corridor Master Plan, and solicited feedback on the Draft Plan from the 
Commission.  
 
Commissioner Schwartz offered the following comments: 

• The Grand River Corridor Master Plan as presented would not result in the Corridor looking 
different 10 years from now than it did today. While well intentioned, the Master Plan update 
lacked context, and did not address the core problems of the area. 

• The original concept of the Grand River Corridor Authority was that it would be similar to a 
DDA,  with the ability to use a special tax capture such as a tax increment financing authority 
(TIFA). This had not borne fruit so far, as for the first few years of the Grand River Corridor 
Authority property values did not rise,  new regulations did not result in new development, and 
there was no tax capture to put back into the area.   

• ARPA (American Rescue Plan Act) funds should be considered for use in the Grand River 
Corridor area.  

• Ultimately, redevelopment of the area would need public seed money from both the City of 
Farmington and Farmington Hills, such as a revolving loan fund. Again, perhaps this could be 
funded by ARPA. 

 
Economic Development Director Brockway thanked Commissioner Schwartz for his comments, and 
Chair Stimson closed discussion on this item. 
 
APPROVAL OF MINUTES November 18, 2021 
      
MOTION by Countegan, support by Mantey, to approve the November 18, 2021 Planning 
Commission meeting minutes with the following correction: 

• Under ROLL CALL, Commissioners Present: remove Commissioner Trafelet and add 
Commissioner Mantey.  
 

 Motion carried unanimously by voice vote. 
 
PUBLIC COMMENT   
 
None. 
 
COMMISSIONERS’ COMMENTS  
 
Noting that the next meeting will be Commissioner Turner’s last, Commissioners thanked Commissioner 
Turner for his service, his insightful comments, and the depth of experience he had brought to the 
Commission. 
 
Planning Commission CIP (Capital Improvements Plan) meeting will be January 27 in the Community 
Room, with dinner served at 6:00 and meeting to start at 6:30 pm. 
 
February meeting is scheduled for February 17; Commissioners should let the Planning Office know if 
they plan to be there, in order to ensure a quorum. 
 
ADJOURNMENT 
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MOTION by Trafelet, support by Turner, to adjourn the meeting at 8:00 p.m. 
 
MOTION carried unanimously by voice vote. 
 
 
Respectfully Submitted, 
John Trafelet 
Planning Commission Secretary 
 
/cem 
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MINUTES 
CITY OF FARMINGTON HILLS 

PLANNING COMMISSION REGULAR MEETING 
31555 W ELEVEN MILE ROAD 

FARMINGTON HILLS, MICHIGAN 
JANUARY 27, 2022, 6:30 P.M. 

 
CALL MEETING TO ORDER 
Chair Stimson called the meeting to order at 6:30 p.m.  
 
ROLL CALL 
 
Commissioners Present:  Countegan, Mantey, Schwartz, Stimson, Trafelet, Turner 
   
Commissioners Absent:   Brickner, Varga 
     (one vacancy) 
 
Others Present: Staff Planner Perdonik;  Central Services Director Monico; Police Chief 

  King; Fire Chief Unruh, Deputy Fire Chief Olszewski and Fire Marshal 
Baloga; Special Services Director Schnackel; Public Services Director 
Mondora and DPW Superintendent McCarthy; Planning Department 
Secretary LaBelle 

 
APPROVAL OF AGENDA 
 

 MOTION by Countegan, support by Trafelet, to approve the agenda as submitted. 
 
 Motion carried unanimously by voice vote. 

 
REGULAR MEETING: 
 
A. CAPITAL IMPROVEMENTS PLAN 2022 – 2023 THROUGH 2027 – 2028 
 
The Capital Improvements Plan is a strategic planning tool for the City’s capital needs over a 5 year period. It 
is not a budget, but rather is a comprehensive document that includes the major programs and projects the 
various departments would like to accomplish over the next five years. The CIP is updated annually and is 
provided to City Council to use as a guide during the budget process.   
 
TECHNOLOGY/CENTRAL SERVICES 
Director of Central Services Director Monico was present on behalf of the Central Services Department. 
 
2021/2022 Accomplishments included: 
• Miscellaneous PC and notebook replacements 
• Continued roll-out of Virtual Desktop Interface (VDI) devices 
• Improved and secured connectivity building to building with new fiber between City Hall and the 

Police Department 
• Upgraded security of network and performed cyber security testing and scanning 
• Completed an IT Disaster Recovery Plan 
• Installing new network storage and computing hardware 
• Installing LTE back up for internet connectivity 
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• Updated City web and intranet to improve communication to residents and staff 
• Ongoing updates to audio, video and streaming capabilities in City Hall 
• Added video surveillance equipment 
 
2022/2023 Capital Requests 
Technology Fund and Unified Communications Fund 
• Implement Cloud based disaster recovery solution 
• Implement Windows 11 Upgrade 
• Implement encryption software and hardware for data encryption and FIPS (Federal Information 

Processing Standard) compliance 
• Implement various Smart Cities projects 
• Continue to transition from PC’s to VDI and VPN (Virtual Private Network) tech and device 

replacement 
• Continue to expand GIS (Geographic Information System) access to City Staff and general public 
• Continue to upgrade video surveillance equipment 
• Enterprise Resource Planning (ERP) System/Financial Software – future enhancement 

 
Planning Commission Discussion: 
• Page 22, Video Surveillance Equipment, line 5: As there is no set completion time for the video 

surveillance equipment because the technology is always changing, and the City is continually adding 
to this security platform, the sentence that begins “When complete” should be reframed. 

• Cameras will be installed over cash acceptance areas, and potentially there will be enhanced camera 
use (and long-term storage) around ballot drop off boxes and voting locations,  depending upon future 
legislative requirements. 

 
POLICE DEPARTMENT 
Police Chief King was present on behalf of the Police Department. 
 
2022/2023 – Requests: 
• Replacement Body Armor: $30,000 for additional 30 pieces of body armor. 
• New Mobile Command Post Vehicle: $300,000.00. Current vehicle is functionally obsolete. New 

vehicle will be used by Fire Department as well as Police Department. 
• Replace fitness equipment: $35,000 for three new treadmills and a Stairmaster machine. 
• Forensic Investigation of Mobile Devices Program and Equipment: $55,000 for training investigative 

staff and obtain computers, hardware and software which will allow for the retrieval of important 
information. 

• Patrol Motorcycles: $50,000 to replace two police motorcycles originally purchased in 2012. 
• Vantage Robot: $30,000 to purchase tactical robot, enhancing the Department’s ability to respond to 

emergency situations. 
 
Planning Commission Discussion: 
• Police Chief King and the Commission discussed when and how forfeiture funds could be used for 

capital improvement purchases. 
• West parking lot security is now integrated with the Public Service’s underground fuel tank project 

(p. 14). 
 
FIRE DEPARTMENT 
Fire Chief Unruh, Deputy Fire Chief Olszewski, and Fire Marshal Baloga were present on behalf of the 
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Fire Department. 
 
Accomplishments of the 2021-2022 fiscal year: 
• Ladder truck (109’ tall ladder) being built for late May/early June delivery. 
• Installation of two power load stretchers 
• Took delivery of fire engine as listed on previous CIP 

 
2022/2023 – Requests: 
• Purchase replacement for Squad #5: $275,000 
• Purchase replacement for Medic #3: $275,000 
• Purchase turnout gear for end of service life personal protective equipment: $440,000 
• Purchase three power stretchers with power load units: $175,000 
• Purchase one utility vehicle to replace fleet vehicle: $50,000 

 
Planning Commission Discussion: 
• Three projects underway in cooperation with Public Services to address the need for fire hydrants in 

“dry” areas; this was a City priority. 
• Commissioner Schwartz strongly emphasized that hydrant coverage in dry areas would be appropriate 

use of ARPA (American Rescue Plan Act) funds. 
• ARPA funds should be integrated into the current Capital Improvements Plan. 
• The City had improved from a protection class 4 rating to a class 2 rating, which means this is an area 

with superior fire protection. This status can result in improved home insurance rates for residents. 
 

PARKS AND RECREATION 
Special Services Director Schnackel was present on behalf of the Parks and Recreation division. 
 
Accomplishments of the 2021-2022 year included: 
• Completed and opened the new Farmington Hills Community Center, The HAWK (June ‘21) 
• Replaced Stadium Turf & Track (Spring ‘22) 
• Completed a comprehensive facilities condition assessment at The Hawk. 
• Replaced River Bridge at Heritage Park 
• Purchased new Zamboni for Ice Arena (in build process) 
• Increased accessibility to the new Pickleball Courts 
• Purchased driving range mats, bunker rake, and fairway aerifier for Farmington Hills Golf Course 
• Added/replaced signage at parks and facilities 
• Trail improvements, including resurfacing near Nature Center 
• Purchased ¾ ton pickup truck and Kubota utility cart 
• Replaced fire alarm panel, wiring, pull stations and strobe lights at Ice Arena 
• Completed repairs at Spicer House and replaced roof (Spring ‘22) 
• Opened the Hills 275 Bike Trailhead 
 
Requests for 2022-2023: 
Vehicles and Equipment 
• ¾ Ton 4 x 4 pickup with plow 
• Mowers 
• Utility Tractor 
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Golf requests 
• Utility Mower 
• Triplexes (2) 
• Utility Cart 
• Sprayer 
 
Department 
• Trail work and wayfinding signs 
• Park facility safety modifications 
• Spicer House renovations 
• Longacre House wall repair 
• Playground equipment (adaptive) 
• Roof replacements – Pioneer, Founders, & Heritage Parks 
• Concrete replacement around shelters and concession stands 
• Complete Recreation Master Plan per Department of Natural Resources  
 
Hawk Items 
• Sound system/management for Harrison Hall 
• Shade system for Administration Suite windows 
• Sound system for Blackbox Theatre 
• Gym divider curtains 
• Replace practice field turf/add dome 
 
Of Note 
The City commissioned facilities experts, Accruent, to complete a study of all City buildings. The study 
indicated that major repairs are needed at the Costick Center and The Hawk. 
 
5 Year Outlook  Total/Priority 
Costick   $20M needed/$9M prioritized 
The Hawk  $16M needed/$3M prioritized 
   $7M for 3rd Floor Renovation (100,000 sf) 
 
The City is currently in the process of hiring a consultant to evaluate the situation and make 
recommendations for a sustainable future including operations and programming, facility utilization and 
optimization, facility repairs/replacement and financing. 
 
Planning Commission Discussion: 
• Directional signage to the elevator at the Hawk should be improved; its location is not obvious. 
• The CIP document is confusing when certain capital improvements, such as security cameras, are 

listed by different departments. Was this a combined expense or a separate expense for each 
department? 

• Golf course paths need maintenance. 
• Add footnotes to describe funding sources, such as PM (Parks Millage) 
• While acknowledging the planning nature of the CIP, there was concern regarding prioritizing large 

sums for improving the Hawk and Costick Center, when there were significant infrastructure needs 
throughout the City. Perhaps the amounts could be reduced in the 1st year for the CIP, with the needed 
remainder spread out over later years. 

• Special Services Director Schnackel noted that all maintenance work being done at the Costick 
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Center was scheduled on a crisis basis.  
 
PUBLIC SERVICES 
Public Services Director Mondora and DPW Superintendent McCarthy were present on behalf of the 
Public Services Department. 
 
Accomplishments of the 2021-2022 year included: 
• $1 million budget for city wide facilities improvements 

o sidewalk, security system CCTV cameras, interior lighting fixture replacement, fire alarm system 
replacement 

• DPW interior garage painting 
• DPW fuel panel monitoring upgrade 
• Reconstruction/rehabilitation of south parking lot of City Hall campus 

 
Water Main – Currently Ongoing ($4.7 Million) 
• Quaker Valley Subdivision extension($1.53 M) 
• Normandy Hills extension ($2.26 M) 
• Salvador Street watermain ($160,000) 
• 2 pressure reducing valves ($720,000) 
• Pasadena Park fire hydrant extensions (CDBG) 

 
Sanitary Sewer ($150,000) 
• Salvador Street 

 
Sidewalks 
• 14 Mile south side, Pear Ridge to Clubhouse (currently ongoing) 
• 11 Mile south side, Lyncroft to Inkster Rd. 
• Major road sidewalk replacement program, $150,000 
• Local neighborhood sidewalk SAD program, $150,000 

 
2021 Major Roads ($3.6M) 
• 11 Mile: Middlebelt to Inkster 

 
2022 Major Roads ($10.5M) 
• 14 Mile: Farmington to Orchard Lake Road 
• Shiawassee (Hawthorn to 9 Mile)  
• Commerce Court 
• Interchange Drive 

 
2021 Local Roads ($12 Million) 
• Stone Creek and Westlake Estates (Phase 2) 
• Heritage Hills/Wedgwood Commons (Phase 1) 
• Parkhill Blvd gravel road conversion 
• Local road resurfacing program 

 
2022 Local Roads ($12 Million) 
• Heritage Hills/Wedgwood Commons (Phase 2) 
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• Whitlock St gravel road conversion 
• Local road resurfacing program 

 
2022/2023 Public Facilities 
• $1 Million budget for City wide facilities improvements 

o Sidewalk, security system CCTV cameras, interior lighting fixture replacement, fire alarm system 
replacement 

• City Hall / Police Department underground fuel tank replacement 
• Reconstruction/rehabilitation of west parking lot of City Hall Campus 

 
2022/2023 DPW Equipment Purchases 
• Rubber tire front loader ($255,000) 
• Forestry truck ($270,000) 
• 2 forestry chippers ($190,000) 
• 2 riding landscape mowers and trailer ($65,000) 
• Tool-Cat utility vehicle ($100,000) 
 
2022/2023 Drainage Projects 
• Quaker Valley Road culvert replacement 
• Woodcreek Hills Subdivision drainage 
• Farmington Freeway Industrial Park storm sewer 
• Commerce Drive storm sewer 
 
2022/2023 Watermain Projects 
• Kimberley Subdivision replacement 
• Kendallwood Subdivision No. 1 replacement 
• Fire protection lines in dry areas 

o Pasadena Park fire hydrant extensions (CDBG) 
 
2022/2023 Sidewalk Projects 
• Sidewalk replacement along major roads, including brick paver repair/replace, $150K 
• Neighborhood sidewalk replacement program SAD, $60K 
• 9 Mile south side, across 38505 frontage 
• Inkster Road west side, Scottsdale North to 150’ North  
• Inkster Road, 11 Mile to Hystone Dr. 
 
PASER Update (Pavement Surface Evaluation and Rating) 
• Overall PASER score  

o 2014: 4.2 
o 2017: 4.7 
o 2019: 5.1 
o 2021: 5.2 

• PASER is used to drive the CIP schedule 
• 38 Miles of local roads reconstructed since the adoption of the 2018 millage. $12M is budgeted every 

year. 
 
2022/2023 Local Road Reconstruction Projects (summer 2023) 
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• Candidate projects 

o Heritage Hills/Wedgewood Commons, Phase 3 
o Supervisor’s Plat #12 & Fendt Farms (Rhonswood, Fendt St.)  
o Hull Road gravel road conversion  
o Local road resurfacing program 

 
2022/2023 Major Road Projects (summer 2023) 
• 14 Mile: Drake to Farmington Road 

o $3.8 Million, $1.2 Million in Federal Funding 
• Farmington Rd: 12 Mile to 13 Mile 

o $5 Million, $1.54 Million Federal Funds 
 
Planning Commission Discussion: 
• In response to questions, Department of Public Works Mondora gave the following information: 

o The new fire hydrants would address 3 of the 10 prioritized areas where  fire suppression was an 
issue. To complete all the areas would take approximately 10 years. 

o Fuel tank replacement – if fuel tanks are replaced, “something smaller” will be installed. Right 
now existing fuel tank capacity at City Hall west lot is 20,000 gallons; this was installed in 1986.  

o Citygate signage (#8, p. 15) represented an opportunity, in conjunction with MDOT, to install 
gateway signage on the Orchard Lake Road bridge. Total cost in the CIP: $1M 

o Culverts in the ROW are cleaned by the City.  
o The detention basin at 13 Mile and Farmington Road did fill up during last summer’s storms.  
o Due to the Michigan climate, City Hall’s solar panels had no return on investment, and solar 

panels were not being considered for The Hawk.  
• Regarding the $36,000 in the CIP for charging stations (#7, page 15), Commissioner Schwartz noted 

that some other municipalities used a local company to install and maintain charging stations, at no 
cost to the municipality. The EV user is charged and the fees are split between the company and the 
municipality. A similar arrangement has been used to install new LED lighting, where the installer  
receives a portion of the realized savings in future years. In any case, the CIP narrative should 
indicate that funding is being sought for these improvements, and that the EV charging stations will 
be for public use.  

• Public Works Director Mondora agreed, saying that currently grant funding was being pursued with 
the City of Farmington for ChargePoint EV stations. The $36,000 was a placeholder amount for 
design costs. 

• Commissioner Mantey noted that during recent meetings with City Council, Mayor Barnett instructed 
the Commission regarding two goals: 1) help make the City more appealing to millennials and Gen Z, 
and 2) lower the City’s carbon footprint. Commissioner Mantey gave two examples of people in the 
stated demographic who bicycled to work in the coldest weather, thus showing their lack of 
automobile dependence and their participation in lowering the carbon footprint. Yet the City 
discouraged this when it did not clean snow from the sidewalks. Because the CIP was a planning 
document, it should include the cost of at least one piece of snow removal equipment for sidewalks. 

• Discussion followed. DPW Superintendent McCarthy noted that the City had close to 750,000 lineal 
feet of sidewalk. The City did contract out sidewalk clearing of the non-commercial properties on the 
north side of 12 Mile Road from Orchard Lake Road to Haggerty.  

• Commissioners Mantey and Schwartz suggested prioritizing 12 Mile and Grand River Avenue for 
snow clearing, especially highlighting bus stop areas. The Grand River Corridor Authority also had a 
goal of making Grand River more pedestrian friendly; clearing the sidewalks conformed to that goal.  

• Commissioner Countegan suggested including a summary sheet after the CIP public hearing, listing 
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the Commission’s priorities, and perhaps including sidewalk clearing in the motion that would 
ultimately approve the CIP. 

• Commissioner Mantey pointed that page 63 of the CIP said: The following Bike Path System Map 
identifies all existing sidewalk infrastructure and includes a proposed bike path system for the City. 
However, as in past years there was no proposed bike path system map. Either the sentence should be 
deleted or the sidewalk path system map added.  

• In response to further questions, Staff Planner Perdonik said that the planned non-motorized Master 
Plan was being combined with the Master Plan Update anticipated to begin this year. 
 
MOTION by Trafelet, support by Countegan, to set the Capital Improvements Plan 2022/2023 
through 2027/2028 for Public Hearing on March 17, 2022.  

 
MOTION carried unanimously by voice vote. 

 
PUBLIC COMMENT:   None 
 
COMMISSIONER’S COMMENTS: 
 
As this was Commissioner Turner’s last meeting, Commissioners thanked Bob Turner for his excellent 
service and commitment to the Planning Commission. 
 
Commissioner Schwartz said that as discussed at the October 21, 2021 Planning Commission meeting, 
following the second joint meeting with City Council he had developed a PowerPoint presentation to 
share with City Council regarding past Planning Commission initiatives. The Commission had supported 
this effort and by motion had requested another joint meeting with City Council to present the PowerPoint 
document. However, if another joint meeting with Council was not scheduled, as discussed in October 
perhaps the PowerPoint could be presented as a regular agenda item at an upcoming Council meeting, 
with several Commissioners (but not a quorum) present.  
 
The Commission thanked Planning Department Secretary Jeri Labelle for tonight’s pre-meeting dinner. 
 
The next meeting will be February 17, 2022. 
 
ADJOURNMENT: 
 

MOTION by Turner, support by Mantey, to adjourn the meeting at 9:06 pm    
 

 Motion carried unanimously by voice vote. 
 
Respectfully submitted,  
John Trafelet 
Planning Commission Secretary 
 
/cem 
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