
 Regular City Council Meeting 

7:00 PM, MONDAY, OCTOBER 20, 2014 

Maxfield Education Center 

32789 Ten Mile Rd 

Farmington, MI  48336 

 

 

REGULAR MEETING AGENDA 
 

City of Farmington Page 1 Updated 10/17/2014 4:11 PM  

1. CALL TO ORDER 

 Roll Call 

2. PLEDGE OF ALLEGIANCE 

3. PUBLIC COMMENT 

4. APPROVAL OF ITEMS ON CONSENT AGENDA 

A.   Minutes of the City Council - Special - Sep 15, 2014 6:00 PM 

B.   Minutes of the City Council - Regular - Sep 15, 2014 7:00 PM 

C.   Minutes of the City Council - Special - Sep 29, 2014 6:00 PM 

D.  Farmington Monthly Payments Report, September 2014 

E.  Public Safety Monthly Report, September 2014 

F.  Consideration to Accept Resignations of James McGlincy from the 

Farmington Area Arts Commission and Erica Reaves from the Children, 
Youth and Families Commission 

G.  Consideration to Approve Increase in the Hours for Civic Theater 
Assistant 

H.  Consideration to Schedule Program Year 2015 Community Development 

Block Grant Application Public Hearing 

I.  Consideration to Approve Payment to Pipeline Management Co. for 

Sewer Video and Cleaning Services 

5. APPROVAL OF REGULAR AGENDA 

6. PRESENTATION/PUBLIC HEARINGS 

A.  Public Hearing - Farmington Grand River Corridor Improvement 

Authority's Development and Tax Increment Financing Plan 



Agenda Farmington City Council October 20, 2014 

City of Farmington Page 2 Updated 10/17/2014 4:11 PM  

B.  Presentation - Greater Farmington Area Chamber of Commerce, Holly 
Days 

7. UNFINISHED BUSINESS 

A.  Consideration to Approve Detroit Water and Sewer Department (DWSD) 
Master Sewer Contract 

8. NEW BUSINESS 

A.  Consideration to Adopt Resolution Approving 2015 City Council Meeting 

Dates 

B.  Consideration to Approve Planned Unit Development (PUD) Concept 
Plan and Agreement with Grand River Project LLC for Redevelopment of 

K-Mart Site 

C.  Consideration to Approve Theater License Agreement with TUGG, Inc. 

D.  Consideration to Approve Purchase of New Street Sweeper for Public 
Works Department 

E.  Consideration to Make Appointments to the Farmington/Farmington 
Hills Emergency Preparedness Commission 

9. DEPARTMENT HEAD COMMENTS 

10. COUNCIL COMMENT 

11. ADJOURNMENT 



 Special City Council Meeting
6:00 PM, MONDAY, SEPTEMBER 15, 2014

Maxfield Education Center
32789 Ten Mile Rd

Farmington, MI  48336

DRAFT

SPECIAL MEETING MINUTES

City of Farmington Page 1 Updated 10/15/2014 2:49 PM 

A Special meeting of the Farmington City Council was held on September 15, 2014, 
in Maxfield Education Center, 32789 Ten Mile Rd, Farmington, MI. Notice of the 
meeting was posted in compliance with Public Act 267-1976. 

The meeting was called to order at 6:00 PM by Mayor William Galvin.

1. ROLL CALL
Attendee Name Title Status Arrived
Greg Cowley Councilmember Present
William Galvin Mayor Present
JoAnne McShane Councilmember Present
Steve Schneemann Mayor Pro Tem Present
Jeff Scott Councilmember Present

City Administration Present
Superintendent Eudy
Director Christiansen
City Clerk Halberstadt
Attorney Saarela
Treasurer Weber

2. APPROVAL OF  AGENDA

RESULT: APPROVED [UNANIMOUS]
MOVER: Greg Cowley, Councilmember
SECONDER: Steve Schneemann, Mayor Pro Tem
AYES: Cowley, Galvin, McShane, Schneemann, Scott

3. PUBLIC COMMENT
No public comment was heard.

4. REVIEW OF MASTER SEWER CONTRACT WITH DWSD

A. Review of Detroit Water and Sewer Department (DWSD) Master Sewer 
Contract
Attorney Saarela discussed a 30-year Detroit Water and Sewer contract that ties 
the City into a 7.9 cubic feet per second (CFS) maximum flow limit.  She stated 
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this limit was based on historical volume calculated over the past ten-year 
period. She advised it is a standard contract where there is nothing unusual that 
the City Attorney would advise against.

Saarela briefly discussed a proposed Regional Water Authority.  She stated it 
should not change the terms of the sewer contract, but will change how the 
rates are applied.

Eudy discussed the City's desire to turn 850' of sewer line back to DWSD which 
would make anything east of the flow meter Detroit's responsibility.  He stated 
the City is looking at the cost to line that portion of the sewer.

Cowley questioned how future redevelopment might impact the agreement and 
the maximum flow limit.

Saarela advised the DWSD will review usage every three years and make 
adjustments accordingly.  She further advised mid-contract adjustments could 
be considered if major redevelopment projects make it necessary.

Responding to a question from Cowley, Eudy stated the city considered the 
increased usage resulting from planned redevelopment projects and determined 
the flow would still not reach the maximum limit.  He noted the City's maximum 
peak flow of 5.7 CFS is well under the 7.9 allowed.

Saarela discussed standards that would need to be met in a review of usage due 
to redevelopment.

Responding to a question from Schneemann, Eudy stated DWSD has expressed 
a willingness to take over the 850' line if it can be cleaned and lined.

Schneemann questioned whether there would be any harm in waiting to approve 
the contract.

Saarela responded that based on the work that has been done to develop the 
contract there is little opportunity to change it; much of the contract is set in 
stone by the court.

Cowley stated there is no reason to delay approval of the contract.
 
Responding to a question from McShane, Saarela pointed out most cities 
contract with Oakland County for water and sewer.   

McShane expressed concern regarding Detroit’s pension obligation and possible 
impact on DWSD costs.

Saarela stated the new authority may do a one-time bond sale of $300 million to 
cover DWSD’s pension obligation.

McShane expressed concern regarding how much the city is supporting the 
delinquencies of other cities and the possible cost of improvements to DWSD’s 
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infrastructure. 

Saarela pointed out the contract assigns the right to pursue those delinquencies 
to the customers.  

Saarela advised some of the annual $50 million lease payment must be applied 
to DWSD infrastructure improvements.

McShane asked if there is any risk to the city by waiting to approve the contract 
until there is more information available on the new regional authority.

Saarela did not see a huge downside to waiting. 

Scott also expressed concern regarding the delinquency exposure and 
questioned how the simplified cost pools would work.

Saarela responded the DWSD intends to allocate $4.5 million to provide 
assistance to indigent customers.  She stated no detail has been provided in 
how this will be administered.  With regard to delinquencies, she noted a large 
scale collection of delinquencies could force first tier communities into 
bankruptcy.  She stated the city’s exposure is other suburban first tier 
customers.

Discussion followed regarding the advantages or disadvantages to delaying 
approval of the contract.

Cowley stated it would be a good idea to contact Oakland County for more 
information on this issue.

Council concurred to wait a couple of weeks to approve the contract.

5. CITY COUNCIL CHAMBER UPDATE

A. City Council Chamber Update
City Clerk Halberstadt, Treasurer Weber, and Council members, Schneemann 
and McShane provided an update on the City Council Chamber renovations.

6. OTHER BUSINESS
No other business was heard.

7. COUNCIL COMMENT
No council comment was heard.

8. ADJOURNMENT

1. Motion to adjourn the meeting.
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RESULT: APPROVED [UNANIMOUS]
MOVER: Greg Cowley, Councilmember
SECONDER: JoAnne McShane, Councilmember
AYES: Cowley, Galvin, McShane, Schneemann, Scott

The meeting adjourned at 6:51 p.m.

William E. Galvin, Mayor

Susan K. Halberstadt, City Clerk

Approval Date: ______________________
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 Regular City Council Meeting
7:00 PM, MONDAY, SEPTEMBER 15, 2014

Maxfield Education Center
32789 Ten Mile Rd

Farmington, MI  48336

DRAFT

REGULAR MEETING MINUTES

City of Farmington Page 1 Updated 9/24/2014 3:16 PM 

A Regular meeting of the Farmington City Council was held on September 15, 2014, 
in Maxfield Education Center, 32789 Ten Mile Rd, Farmington, MI. Notice of the 
meeting was posted in compliance with Public Act 267-1976. 

The meeting was called to order at 7:00 PM by Mayor William Galvin.

1. CALL TO ORDER
Attendee Name Title Status Arrived
Greg Cowley Councilmember Present
William Galvin Mayor Present
JoAnne McShane Councilmember Present
Steve Schneemann Mayor Pro Tem Present
Jeff Scott Councilmember Present

City Administration Present
Superintendent Eudy
Director Christiansen
City Clerk Halberstadt
Attorney Saarela
Director Schulz
Treasurer Weber

2. PLEDGE OF ALLEGIANCE
The pledge of allegiance was led by Director Schulz.

3. PUBLIC COMMENT
Sal Palland, 33314 Grand River, was present to discuss holding another food truck 
rally in Riley Park similar to the one held last year.  She noted last year's event was 
a tremendous success with over 300 people in attendance.  She stated they would 
like to expand to six food trucks and provide local entertainment.

Vera Lucksted, 33995 Glenview Ct., noted Benny Edwards, local business owner 
and musician, will perform at the truck rally as a kick-off for the Flamingo Incident 
Concert to benefit the Botsford Cancer Center.

Palland advised local food trucks will also be included along with an area for five 
non-profit local agencies.  She noted the DDA has been made aware of their plans.
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Florence Holzknecht, 24172 Elizabeth Ct., expressed her appreciation for the 
willingness on the part of the city and Balfour to respond to the concerns expressed 
by neighbors adjacent to the proposed senior living facility. She believes Balfour will 
be a good neighbor.  

4. APPROVAL OF ITEMS ON CONSENT AGENDA

RESULT: APPROVED [UNANIMOUS]
MOVER: JoAnne McShane, Councilmember
SECONDER: Greg Cowley, Councilmember
AYES: Cowley, Galvin, McShane, Schneemann, Scott

A.  Minutes of the City Council - Special Study Session - Jul 21, 2014 6:00 
PM

B.  Minutes of the City Council - Joint City Council and Planning - Aug 18, 
2014 7:30 PM

C.  Minutes of the City Council - Regular - Aug 18, 2014 7:00 PM

D. Public Safety Monthly Report

E. Farmington Monthly Payments Report July and August 2014

F. Consideration to Accept John Mayer's Resignation from the 
Beautification Committee

G. Consideration to Adopt Resolution Designating Oakland County 
Emergency Management Coordinator as the Municipal Emergency 
Coordinator for Farmington and Designating City Liaison

5. APPROVAL OF REGULAR AGENDA

RESULT: APPROVED [UNANIMOUS]
MOVER: Jeff Scott, Councilmember
SECONDER: Steve Schneemann, Mayor Pro Tem
AYES: Cowley, Galvin, McShane, Schneemann, Scott

6. PRESENTATION/PUBLIC HEARINGS
No presentations or public hearings were heard.

7. UNFINISHED BUSINESS

A. Consideration to Approve Planned Unit Development (PUD) Concept 
Plan and Agreement with Balfour Farmington LLC for Development of 
Old Courthouse Site.
Present:  Sherrin Hood, Senior Planner, LSL Planning
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              Michael Schonbrun, Balfour CEO & President
              Victor Saroki, Architect for the Balfour project
             
Christiansen briefly discussed the Planned Unit Development (PUD) concept plan 
and agreement with Balfour Farmington LLC.

Sherrin Hood discussed the recognizable benefits for the proposed senior living 
facility that are necessary to qualify for PUD approval. She further discussed 
modifications that were made to the plans in order to appease the concerns of 
the neighbors to the west.  

Hood briefly spoke about the conditions suggested by LSL for final site plan 
approval required by the Planning Commission. 

Discussion followed regarding the inclusion of adult daycare in the agreement 
and the impact on parking.

Victor Saroki discussed a number of changes made to the site plan in response 
to concerns expressed by neighbors to the west of the property.  He noted 
changes to landscaping and changing the road to the west to a grass paver 
system.  He advised all traffic would enter the property from the east.

Responding to a concern expressed by McShane, Michael Shonbrun indicated 
they unsure whether daycare will be offered.  He stated if it is offered, there will 
be no more than 3-4 seniors at one time.  He noted some people see the 
daycare as a trial balloon to see if their loved one can be happy in the facility.  
He stated at best it is a very small segment of the program.

Responding to a question from McShane, Schonbrun stated the 2-bedroom units 
are for a small number of residents who want a roommate.

Responding to a further question from McShane, Schonbrun stated all Balfour 
buildings are non-smoking, however, there may be a small outside area 
designated for that purpose.

Responding to an additional question from McShane, Schonbrun stated the 
facility's alarm system is less intrusive than those of other senior living 
communities.

McShane was pleased with the proposed landscaping. She found the entire site 
plan acceptable and recognized its benefit to the community. She was pleased 
that Balfour worked with neighbors to achieve a solution in addressing their 
concerns.

Scott expressed appreciation for the changes Balfour made to the west side of 
the property.  He noted, however, that no detail was provided on the grass 
paver system and whether or not it could support public safety vehicles. 

Saroki responded Balfour will select the best and most appropriate grass paver 
system that will support public safety vehicles. 
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City of Farmington Page 4 Updated 9/24/2014 3:16 PM 

Discussion followed regarding whether there will be a need for a storm system 
on the west side of the property.

Scott pointed out there are only 52 parking spaces and according to the 
operational agreement there will be 41 employees on site at 3pm. He expressed 
concern regarding the adequacy of the parking and asked about opportunities 
for additional parking.

Schonbrun noted that not all employees will be driving solo based on their 
experience at other facilities.  He is aware that additional parking will be needed 
during holidays and other peak times. 

Saroki pointed out there may be opportunity for additional parking at the school 
administration building.  He stated they will try to reach an agreement with the 
school administration towards that end.  He noted there is also opportunity for 
additional parking in the front eastern most entrance where landscaping could 
be removed to provide another 15 spaces.

Discussion followed regarding the options for the location of the sanitary sewer 
lines.

Cowley expressed concern regarding staffing levels that includes only 1 nurse 
for 88 residents and also the ratio of professionals versus laymen.

Schonbrun responded planned staffing levels are consistent with state 
requirements.

Cowley expressed concern regarding the number of public safety runs to the 
facility that may be required.

Schulz stated he checked with the Public Safety Department in the City where 
the Colorado Balfour facility is located and found no indication they are 
overburdened by the facility.

Cowley stated taxpayers need some assurance that Public Safety runs will not 
increase as a result of the Balfour facility.  He stated this should be part of the 
PUD agreement.

At the request of Mayor Galvin, Christiansen identified the next steps in the 
approval process.

Galvin expressed appreciation to Balfour for bringing this high quality project to 
Farmington.

Galvin pointed out this development is a great opportunity to take city-owned 
property and make it revenue producing.

Motion to approve Planned Unit Development Concept Plan And 
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Agreement with Balfour Farmington LLC for development of a senior 
living facility on the Old Courthouse site, 32795 West Ten Mile Road, 
because the proposed project meets the eligibility requirements of a 
planned unit development for its high quality architectural design, 
extensive landscaping, its transition between non-residential and 
residential uses, and it is a redevelopment of a greyfield site.  Approval 
is subject to the following conditions:

1. Finalizing sale of the property with the City of Farmington 
pursuant to the parties' purchase agreement;

2. Balfour Farmington LLC vacating the existing cross-access 
easement agreement between the City and the Farmington Public 
Schools relating to the adjacent property, by or before final site 
plan approval and before any improvement approvals or permits 
are issued; 

3. Final site plan approval by the Farmington Planning Commission 
that incorporates recommendations contained in the September 8, 
2014 correspondence submitted by LSL Planning as part of their 
site analysis; and 

4. All conditions and requirements set forth in the PUD Agreement, 
including any non-substantive changes to the Agreement 
authorized by both the city manager and city attorney. [SEE 
ATTACHED AGREEMENT]

The votes were taken in the following order: Galvin, McShane, Schneemann, 
Scott, Cowley.

RESULT: APPROVED [4 TO 1]
MOVER: Jeff Scott, Councilmember
SECONDER: JoAnne McShane, Councilmember
AYES: William Galvin, JoAnne McShane, Steve Schneemann, Jeff 

Scott
NAYS: Greg Cowley

8. NEW BUSINESS

A. Consideration to Adopt Resolution Approving Participation in the 
Michigan Economic Development Corporation (MEDC) Redevelopment 
Ready Communities Program Along with Memorandum of Understanding
Christiansen discussed the City's pursuit of a Redevelopment Ready (RRC) 
designation from the MEDC.  This designation is important to inform the 
development community that Farmington has a community development vision 
and that any proposed economic development project will be reviewed in a 
systematic and timely manner.

Motion to adopt a resolution approving participation in the MEDC 
Redevelopment Ready Communities program and authorize the Mayor 
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to sign the Memorandum of Understanding on behalf of the City. SEE 
ATTACHED RESOLUTION NO. 09-14-024.

The votes were taken in the following order: McShane, Schneemann, Scott, 
Cowley, Galvin. 

RESULT: APPROVED [UNANIMOUS]
MOVER: JoAnne McShane, Councilmember
SECONDER: Jeff Scott, Councilmember
AYES: Cowley, Galvin, McShane, Schneemann, Scott

B. Consideration to Renew Farmington Road Maintenance Agreement with 
the Road Commission of Oakland County
City Administration recommended the City Council renew the Farmington Road 
Maintenance Agreement with the Road Commission for Oakland County.

Scott questioned whether the funds provided by Oakland County are sufficient to 
maintain Farmington Road.

Weber responded the amount the City spends on Farmington Road varies from a 
low of $23K to a high of $40K depending on the amount of snow.  He confirmed 
the amount received from the county is always short of what the City spends.

Scott suggested the City request more funds from the county given the 
continued shortfall every year.

Weber responded the City could follow-up with the county, but pointed out their 
budget is also tight for road maintenance.

Motion to renew an agreement with the Road Commission for Oakland 
County in the amount of $20,319.52 for the maintenance of Farmington 
Road, between Eight Mile and Grand River, for a one-year period 
beginning October 1, 2014. SEE ATTACHED AGREEMENT
 
The votes were taken in the following order: Schneemann, Scott, Cowley, 
Galvin, McShane.

RESULT: APPROVED [4 TO 1]
MOVER: JoAnne McShane, Councilmember
SECONDER: Steve Schneemann, Mayor Pro Tem
AYES: Greg Cowley, William Galvin, JoAnne McShane, Steve 

Schneemann
NAYS: Jeff Scott

9. DEPARTMENT HEAD COMMENTS
Schulz thanked City Council for their support and participation in the dedication of 
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the 9/11 Memorial monument.  He noted the dedication of this monument was one 
of his last major acts for the City.  He noted, pending approval of the Board, he has 
accepted a position with Buena Vista Township, effective October 6, 2014. He 
stated it has been a pleasure to serve the City over the past 27 years. He is sad to 
leave a City where so many great things will are taking place.  He thanked Council 
for their support during his tenure with the City.

10.COUNCIL COMMENT
Scott commended the Design Committee for the 9/11 Memorial monument.  He 
noted Councilmember Schneemann and Director Schulz did a great job.  He stated 
the memorial is something of which the City can be proud.

Galvin advised with the impending departure of Director Schulz and the City 
Manager's recent application to the City of Novi, there have been questions from 
the media and public regarding operations of the City going forward. He stated 
there are processes and procedures already in place that will keep the City running 
smoothly. He stated the City Manager will keep the Council up-to-date on any 
impending changes.

Cowley stated he voted no on the Balfour Project because of his concern the facility 
would not provide adequate services.  He was hoping through the PUD process the 
City would be able to require more services.  He expressed concern the new facility 
would place an undue burden on Public Safety.  

11.ADJOURNMENT

1. Motion to adjourn the meeting

RESULT: APPROVED [UNANIMOUS]
MOVER: JoAnne McShane, Councilmember
SECONDER: Greg Cowley, Councilmember
AYES: Cowley, Galvin, McShane, Schneemann, Scott

The meeting adjourned at 8:18 p.m.

William E. Galvin, Mayor

Susan K. Halberstadt, City Clerk

Approval Date: ______________________
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 Special City Council Meeting
6:00 PM, MONDAY, SEPTEMBER 29, 2014

Maxfield Education Center
32789 Ten Mile Rd

Farmington, MI  48336

DRAFT

SPECIAL MEETING MINUTES

City of Farmington Page 1 Updated 10/15/2014 12:08 PM 

A Special meeting of the Farmington City Council was held on September 29, 2014, 
in Maxfield Education Center, 32789 Ten Mile Rd, Farmington, MI. Notice of the 
meeting was posted in compliance with Public Act 267-1976. 

The meeting was called to order at 6:00 PM by Mayor William Galvin.

1. ROLL CALL
Attendee Name Title Status Arrived
Greg Cowley Councilmember Present
William Galvin Mayor Present
JoAnne McShane Councilmember Present
Steve Schneemann Mayor Pro Tem Present
Jeff Scott Councilmember Present

City Administration Present
Director Christiansen
City Clerk Halberstadt
City Manager Pastue
Attorney Schultz

2. APPROVAL OF  AGENDA
Motion to approve the agenda as amended, adding "City Manager Report 
Regarding Status of Director of Public Safety" as Item No. 4.

RESULT: APPROVED AS AMENDED [UNANIMOUS]
MOVER: JoAnne McShane, Councilmember
SECONDER: Greg Cowley, Councilmember
AYES: Cowley, Galvin, McShane, Schneemann, Scott

3. PUBLIC COMMENT
No public comment was heard.

4. CITY MANAGER REPORT ON STATUS OF POLICE CHIEF
Pastue discussed the qualifications and appointment of Frank Demers as the interim 
Director of Public Safety effective October 1, 2014.
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Council expressed support for Demer's appointment.

McShane requested Demers meet with Council to discuss the direction and goals of 
the city.

5. ENERGY REDUCTION COALITION LIGHTING CONVERSION PROGRAM

A. Review of Energy Reduction Coalition Lighting Conversion Program 
Agreement
Present:  Mike McClear - VP Business Development, Energy Reduction 
          Coalition (ERC); Mike Jones, Manufacturer's Rep, DG Energy

Pastue advised that he and City Attorney Schultz have been meeting with 
representatives of ERC to discuss an agreement that would convert pedestrian 
lights in the Downtown to energy efficient LED.  He expressed support for this 
public-private endeavor that provides an opportunity to reduce energy and 
maintenance costs without the significant front-end investment.  It also reduces 
labor time dedicated toward maintenance of downtown lights.

Mr. McClear and Mr. Jones were present to discuss a proposed agreement with 
Farmington. Mr. McClear spoke about a plan to study the conversion of 
downtown pedestrian lights to LED, identify the savings that this would 
represent in the form of reduced energy cost and maintenance, and the 
implementation plan. 

Discussion followed regarding ongoing lighting maintenance and associated 
costs. It was clarified this program would be for downtown lights only.  Pastue 
advised that if the program is successful in the downtown then consideration 
would be given to expanding it to other areas of the city.

Responding to a question from McShane, Pastue responded the ERC program is 
cutting edge and he is unaware of any major competitors.

Cowley questioned whether the city should be undertaking this program at this 
time given the city’s limited funds.  He questioned the $10K fee for the 
assessment. He asked how the city can be assured that ERC will be around in 10 
years. 

Schultz pointed out that if ERC closes up shop, the city will simply keep the 
lights.

Responding to a question from McShane, McClear stated they are not now 
allowed to assign their contract.

Responding to a question from Scott, Pastue pointed out if down the road ERC 
does not hold up their end of the contract, the city's risk is minimal because no 
investment has been made.

Discussion followed regarding the cost and maintenance of the lighting and who 
would be responsible.
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Cowley stated he finds it difficult to invest in a $10K assessment for 300 lights 
when he doesn't know if a 3-year old company will be around in 20 years.

Pastue pointed out municipalities do not have a good handle on street lighting.  
He stated ERC would provide the inventory that is needed.  

McClear provided detail of what is involved with the assessment. He noted that 
it would essentially be free if the city signed an agreement with ERC.  He stated 
ERC can guarantee the city will save at least 20% with new lighting.

Discussion followed regarding the color temperature of the LED lighting and the 
steps ERC will take to match what is currently in use.

Responding to a question from Schneemann, McClear stated there are two arms 
of the company, one is non-profit and the other is for profit.  They have a total 
of 20 staff members. 

Discussion followed regarding the timing of this project with the Georgetown 
University Energy project.  Discussion continued regarding the MDEC energy 
efficient grant program.

Responding to a question from McShane, McClear stated the review period is 
one year and the notice period is one year.

6. PROPOSED KIMCO PLANNED UNIT DEVELOPMENT AGREEMENT

A. Review of Proposed Kimco Planned Unit Development Agreement and 
Site Plan
Pastue advised the purpose of this agenda item is to discuss a planned unit 
development agreement for the Fresh Thyme store proposed on the Kimco 
property.  He noted the project does not meet the DDA's vision and master plan.  
However, he believes the project is a good use for the site.  He stated the first 
question Council has to answer is whether consideration should be given to this 
project.  If so, then a number of other related issues need to be addressed.

Scott expressed his disappointment that the project does not even come close to 
the vision plan developed for the downtown.  He stated it is a re-purposing of a 
50-year old strip center.  He pointed out that all other Fresh Thyme locations are 
in strip centers and none in a downtown.  He commented that if what the city 
wants is status quo, then why re-do Farmington Road and the streetscape. 

Scott expressed concern that Kimco wants control beyond the boundary of their 
property.  He pointed out they have the truck well and trash compactor into the 
right-of-way.  They will be taking over and reconfiguring DDA property to the 
south to allow for their trucks to maneuver.  He noted they want control over 
what the city will build to the north.  He questioned how the city will benefit in 
return for all of these demands. He ventured that Fresh Thyme would bring the 
center close to full capacity and as a result Kimco would have no incentive going 
forward to make any other improvements. 
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Schneemann pointed out residents have indicated time and time again that they 
want access to a grocery in the downtown and he includes himself in that group. 
Unfortunately, he does not believe the Fresh Thyme project is the right solution. 
It goes against what the city has been working towards as far as the master 
plan for the downtown. He agreed completely with Scott’s comments regarding 
the project. He stated the project is out of scale and would change the dynamic 
of the downtown in a negative way.

Cowley confirmed with Pastue that negotiations are still ongoing.  He is at “yes” 
for the project right now.  He stated the city needs a market in the downtown, a 
name that will attract other people and retailers.  With regard to the master 
plan, he does not believe Kimco would consider changing the strip center to a 
multi-story development.  He pointed out this is the most dialogue the city has 
had with Kimco in the past 16 years.  He does believe the cut-through is 
important to connect to the parking lot behind the center.  

Cowley doesn't believe the center can be changed without a willing partner in 
Kimco.  He stated if council chooses to pass on this project they are doing a 
great disservice to the downtown.  This project would go a long way toward 
building an argument to push parking to the top of the list. He is a strong “yes” 
for the project with emphasis on a cut-through.

McShane pointed out that at a recent Planning Commission meeting, Kimco 
indicated if they were forced to do a cut-through or if a deal was not reached by 
the end of the year, they would walk away from the project.  She stated the 
three items that should be negotiated include: cut-through, control of events, 
and contributed parking. She pointed out the city has had so many resident and 
business volunteers that have worked and contributed financially to make an 
awesome downtown.  She noted, however, Kimco has given nothing toward the 
improvement of the downtown.  

McShane stressed the importance of connecting the neighborhoods to the 
downtown which would be facilitated by a cut-through.  She noted there are 88 
parking spaces behind the Kimco Center and additional ones could be added by 
using the park for that purpose. She expressed concern regarding placement of 
the dumpsters, plans for the rear south of the property, and the impact on the 
future development of the property next to The Orchards.  She would like to see 
Fresh Thyme in Farmington, but does not want to be held hostage by the 
inability to create a downtown that the community is working so hard to achieve 
through the visioning process. She would have difficulty supporting the project if 
the three items identified were not addressed. 

Galvin took exception to Kimco's comment that if an agreement was not reached 
by the end of the year the project would be at risk.  He stated it does not benefit 
the community for Kimco or any other developer to make threats or imply that 
the delays have been caused by council and city administration. Nothing could 
be further from the truth.  He pointed out Kimco has maintained a vacant 
property for the past 8 years.  He stated during this time Kimco continued to 
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collect rent from various tenants while our local economy and property values 
suffered.  During that same time, city administration, city council and our 
citizens, publicly expressed a desire to work with Kimco and find ways to 
redevelop that property in that portion of downtown Farmington.

Galvin noted that on April 7th of this year, almost six months ago, Kimco finally 
made a redevelopment presentation to council.  Since that time council has 
heard nothing from them.  He stated that it is wrong to imply that somehow the 
city is dragging its feet on re-development.  He referred to the April 7th meeting 
minutes that confirmed council has been consistent in their comments and 
concerns regarding the Fresh Thyme project.  Council is giving Kimco a road 
map through its comments, the vision plan, and the master plan, as well as 
information provided by the city attorney and city administration, but they 
appear not to be listening.

Galvin stated it appears Kimco is developing a vacancy around a specific client 
without regard to the remainder of the center.  He believes their suburban strip 
mall approach is a great business plan and would work in certain areas of 
Farmington, but not the downtown.  They should be encouraged to look at the 
Mooney Street property.  He spoke about the community's desire for a walkable, 
place-making city in which to live.  He noted a number of recognitions 
Farmington has received from Main Street Oakland County and the Michigan 
Municipal League for place-making, walkability, redevelopment projects.  It is 
not consistent with the suburban, drive-by strip mall, promoted by Kimco.  He 
stated this is not about Fresh Thyme or maybe even Kimco, but rather it is 
about a misfit relationship.  It was a great relationship more than 50 years ago, 
but Farmington has evolved since then.

Responding to a question from Galvin, Pastue stated the city has not seen the 
agreement between Kimco and Fresh Thyme.  He stated typically the city does 
not get involved in the tenant/property owner relationship. 

Galvin suggested that if Fresh Thyme was given the opportunity to see the 
vision plan they may buy into it.

Discussion followed regarding the taxable value of the property.

Galvin stated Fresh Thyme is a doable project, but not in the form presented by 
Kimco.  He discussed three words: cooperation, creativity, and adaptation.  He 
noted the city experienced a great deal of cooperation from the developer of the 
senior living center.  They listened to everyone in the community and made the 
necessary modifications.  He pointed out the creativity of the developer of the 
Flanders property.  They came up with five different site plans in response to 
issues related to the property.  He spoke about the adaptation by the developers 
for the K-Mart property in trying to make the site work.

Galvin expressed disappointment in Kimco's lack of response to what the city is 
trying to communicate.  He asked if it was worthwhile to provide Kimco with 
Council comments that were already given to them in April.
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Scott advised that if the plan is approved as presented nothing will happen to 
the Fitness 19 building.  Fitness 19 will be the prominent tenant on Farmington 
Road even after the city puts $1.5 million into Farmington Road streetscape. The 
seal will be maintained to the south, continuing the center as a barrier to the 
adjoining neighborhoods and any future developments.  He understands the tax 
implications of not moving forward with this project, but he is looking 20-30 
years down the road at the same old strip center that is not working now.  A 
Center the city must live with because it was developed in the 1950's.  He 
stated the council needs to keep an eye on the big picture of what Farmington 
can become.  He noted that council was elected to have a vision and ensure its 
implementation.

Cowley stated this is the number one requested project from the DDA during the 
nine years he served on the board. He pointed out there is very little opportunity 
to change the center as long as it is owned by Kimco.  He stated the city needs 
an anchor in the downtown to support more volume to bring in more business.  
He believes the businesses in the downtown will be hurt if this project does not 
go forward. He stated Fresh Thyme would be a destination which is what the city 
and DDA have been trying to do.  He understands Kimco does not show any 
support or concern for the development of the downtown. He stressed the city 
needs this project and he is amazed council would even consider not approving 
it.  He believes the city should negotiate with Kimco and reach an agreement.

Scott noted a recent study indicated there is a market for businesses in the 
downtown.  If there is a market entrepreneurs will come.

Cowley responded the city needs name, destination businesses with a proven 
product.

Schneemann recommended council give city administration a list of "must 
haves" for the project.

Schultz stated tonight's meeting is about identifying council's expectations for 
the project that can be brought back to Kimco as part of the negotiation 
process.  He pointed out Kimco could put a grocery store in the center without 
council approval if they did not need any kind of relief from the city.

Galvin questioned why the city doesn't find a third-party entity that can take the 
property over from Kimco. 

Discussion followed regarding the proposed parking configuration, 
accommodation for the truck well, and modifications to the south parking.

Scott stated he can get to "yes" if the following changes are made to the center:  
multiple stories of mixed use, except for Fitness 19 building, with retail on the 
first floor with residential above, and a cut-through.

Cowley again pointed out this is the first opportunity to do a deal with Kimco in 
over 15 years.  He noted Kimco does not care about the city's downtown or 
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master plan.  He stated like it or not Kimco owns the center, so unless either the 
city buys them out or finds someone to buy them out, the city is not doing 
anything with that piece of property.

Galvin advised there is more to consider with this project than just Fresh Thyme 
in that they could be gone in 10 years and the city would be stuck with the 
redesign.

Galvin stated that if the project goes forward the city needs to get a message 
out to its citizens that we are going to dash the master plan and forget their 
vision for the downtown.

Cowley pointed out that other than the multiple stories of mixed use, the project 
fits the master plan better than most people think.  Kimco is a company that 
does not build multiple story developments.

McShane commented that no one is nixing the project.  She believes there is 
room to negotiate and compromise.   

Schultz believes the comments from council have given city administration what 
it needs to go back to Kimco for further negotiations.

Pastue stated the fundamental question is whether council is willing to do the 
project if it does not fit within the master plan.  There are certain details of the 
project where an agreement could be reached, but the question is regarding 
non-negotiable issues.  He expressed concern with the circulation on Orchard 
Street.  He could live with the reconfiguration of the north parking lot.  

Schneemann concurred with Cowley that Kimco is not a multi-story developer.  
He stated with Kimco as the landowner this project is about as good as the city 
will see unless they break the center up in much smaller rental spaces.

Christiansen advised that since the April council meeting the city has had 
multiple meetings with Kimco and as a result have established a good 
relationship.   He discussed Kimco's original plan for the space and how it has 
evolved into their current plan. He stated the project has four areas of change: 
1) tear down and rebuild a new building with a truck well; 2) re-purpose the 
south lots which they don’t own; 3) reconfigure the north parking at their 
expense; and 4) building facade and the signage. 

Galvin pointed out all five councilmembers have stated they want the cut-
through to be part of the project.

Cowley asked if Kimco would approve the cut-through if paid for by the city.  
Christiansen responded that proposal would have to be brought back to Kimco. 

Discussion followed regarding how the cut-through could be accommodated in 
the center.

Galvin asked each councilmember to summarize their must-haves for the 

4.C

Packet Pg. 20

M
in

u
te

s 
A

cc
ep

ta
n

ce
: 

M
in

u
te

s 
o

f 
S

ep
 2

9,
 2

01
4 

6:
00

 P
M

  (
A

P
P

R
O

V
A

L
 O

F
 IT

E
M

S
 O

N
 C

O
N

S
E

N
T

 A
G

E
N

D
A

)



Minutes Farmington City Council September 29, 2014

City of Farmington Page 8 Updated 10/15/2014 12:08 PM 

project.

Scott referred to his earlier comments regarding getting to “yes” on the project.

Schneemann asked about Kimco's earlier request to control downtown events.  
Christiansen responded Kimco is comfortable with the events as they currently 
function.

Schneemann stated he would like to see: 1) more openness to the façade, open 
up to the back, more of an urban look 2) cut-through at Yoder Drive, and 3) 
more thought put into the south lot and how it impacts adjoining neighborhood.

Cowley pointed out the Kimco Center has been the number one eyesore in the 
downtown.  He stated putting a destination market there is huge.  He is willing 
to forego the master plan because Kimco is not the right player to adhere to its 
vision.  He spoke about the value of the project to the city in terms of tax 
revenue and employment.  He would be willing to put some money into the cut-
through. He stated whatever the city wants should be done now because it is 
unlikely it will be done in the future.

McShane commented Kimco can say there is a parking problem, but by not 
putting in the cut-through they create more of a problem.  It makes no sense to 
build the project without doing the cut-through which would connect 88 spaces 
in the back.  She stated the cut-through connects the community and the 
neighborhood.  She would like them to contribute to the revised parking if that 
is what they want.  She would like to see this project move forward.  

Galvin would like to see a drive-able, cut-through as first choice and pedestrian 
as the second choice.  He asked regarding placing the main entrance at the cut-
through, facing east.  Christiansen pointed out the Coney Island is between what 
would be the cut-through and Fresh Thyme.

Discussion followed regarding the challenges of placing the main entrance at the 
cut-through.

Galvin stated the city must have control of parking and city events.  He would 
like a second level somewhere in the center which would help grow the TIF.  

Pastue stated the Fresh Thyme project is a very good use of the site, especially 
as it is combined with other businesses moving into the downtown.  

Schultz stated they will take council's comments to Kimco and will try to get 
everything aligned on a path as quick as possible.

Christiansen pointed out Kimco was given the opportunity to review the master 
and vision plans.  They have been made aware of the city's long term 
comprehensive goals.

Council recessed at 8:15 p.m. and reconvened at 8:23 p.m.
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7. PROPOSED KMART PLANNED UNIT DEVELOPMENT AGREEMENT

A. 1680 : Review of Proposed KMart Planned Unit Development Agreement 
and Site Plan
Pastue advised the purpose of this agenda item is to discuss a planned unit 
development agreement for redevelopment of the K-Mart Center.  He stated the 
two major issues include:  the Suburban Collection use regarding the staging 
and prepping of vehicles on the south 8 acres of the property; and the 3-story 
mixed use building on Grand River.   He pointed out the agreement is structured 
to ensure the front building is constructed within a specific time frame of the 
total project.

Schultz stated the draft agreement is a depiction of what will be built reflecting 
the detailed site plan.  He noted the city is in total support of the project, but 
pointed out the only remaining item for discussion is tying the vehicle storage 
development to developing the building on Grand River.  He stated the penalty 
included in the agreement for not developing the Grand River building would be 
vacation of the vehicle storage.

Schneemann stated the only way the vehicle storage makes sense is if it is out 
of sight which it would be if there is a building along Grand River. He questioned 
the replacement of a masonry screen wall with the same type of wall. 

Christiansen responded the existing panel wall is in bad shape.  He stated the 
developer will restore it and landscape the entire perimeter.

Schneemann expressed concern regarding whether there will be compliance with 
the PUD requirement that the Grand River building be constructed within a 
specified time frame.  He stated if the facility is that valuable to Suburban 
Collection they will agree to the Grand River building, but if it is not constructed 
within the time frame he doubts they will vacate the property.

Schneemann further expressed concern regarding the banal look of the 
proposed building which is unfortunate because of its location as the gateway to 
Farmington.

Cowley confirmed with the City Attorney that the potential two owners of the 
property will both be required to comply with the requirements of the PUD.  He 
further confirmed that if things “unraveled” both owners would be held 
responsible.  He pointed out the developer has exhausted all other avenues in 
trying to develop this property.

Cowley questioned if Suburban Collection’s business model fails, would the 
development of that property preclude any future development.

Schneemann responded no, the property could still be developed for other uses 
including residential.

Christiansen discussed the specifics of the project including the timeline, 
ownership of the properties, and repurposing the site.  He stated the Tile Shop 
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and the Suburban Collection would be done first. 

Responding to a question from Cowley, Christiansen confirmed that if the gas 
station is acquired as part of this development the PUD would have to be 
amended.

Cowley expressed support for the project, but would like to lock down the PUD.

McShane requested that the agreement prohibit trucks from loading and 
unloading after 10:00 p.m. She noted the east side of the development property 
abuts Jamestown Apartments with 100’s of residents.  She further noted to the 
south there are a number of Chatham Hills homes that abut the property.  She 
advised it is important to keep these residents in mind when developing 
standards for trucks, lighting, etc. 

McShane concurred with Schneemann regarding the banal façade of the Grand 
River building.  She liked the proposed redo of the Tile Shop.  She believes there 
needs to be a time limit on the development of the Grand River building.  She 
does not think that the court would force Suburban Collection out if the building 
is not constructed within the time frame.

Schultz stated if the Grand River building is important to Council the developer 
has to find a way to give assurances that it will be built.

Pastue advised the PUD was drafted to state the Grand River building is critical 
for the screening of the Suburban Collection structure.

McShane stated a PUD should be reserved for a higher quality development that 
could otherwise not be achieved under existing zoning.  She commented this 
development could be a good solution for the K-Mart property if the Grand River 
building is constructed.  She stated without that building all that is created is a 
parking lot with cars.

Schultz advised if there really is an objection to the architecture of the building 
it should be resolved up front through the PUD.

Christiansen pointed out the façade proposal is very preliminary.

Scott would like to ensure that within the PUD the Suburban Collection handles 
only new cars, no damaged or used cars, no tractor trailer storage, no parking 
to spill out on the other lots. He expressed concern regarding the potential 
noise, but believes it is addressed through the city’s noise ordinance.  He stated 
the one thing he did not see is cross access for the Tile Shop and Office Building 
along the stretch on the north side of lot 4.  He noted if the Tile Shop has 3-4 
semi-trucks they have no way to get out.  He suggested the site plan should be 
modified.

Scott stated the landscape screening should be installed on the south side of lot 
2 prior to development. He suggested installing a filter for the storm system.  
He noted there is a lot of parking without any trees.  He would not be voting for 
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this project if not for the Grand River building.

Schneemann questioned what the property would look like if the Grand River 
building was not built in the first 3 years. 

Christiansen responded the owner would hold the development of that site until 
the market warrants moving forward.  However, the perimeter landscaping and 
site improvements would be completed because they would have to serve as 
cross access easement for the Tile Shop and for the entire property to function. 

Schneemann stated his support for the development as long as it is all done 
simultaneously.  McShane concurred with Schneemann.

Discussion followed regarding designating a specific timeline to the entire 
development.

Galvin would like the wall to the far south of the property that abuts the 
Chatham Hills property replaced with an 8’ high wall.  He noted the wall that 
abuts Jamestown is 8 feet high. He questioned whether the traffic patterns of 
trucks need to be limited, or weight limits on other roads need to be reviewed, in 
order to prohibit trucks from using residential streets. He expressed support for 
allowing 12 months for the development of the Grand River building. 

Discussion followed regarding the likely traffic patterns of the trucks.

Galvin suggested councilmembers provide Attorney Schultz with their ideas on 
the façade for the Grand River building.

Pastue stated that since this building is a gateway to the city there may be a 
reason to include final council approval in the PUD agreement.  He will 
recommend a 3-year freeze on taxes through the Commercial Rehabilitation 
District. Galvin concurred with this recommendation.

McShane reiterated she would like to see the Grand River building developed the 
same time as the Suburban Collection property.  She questioned why give the 
developer 12 months if he is ready to do it now.

Galvin believed starting the Grand River building project within 12 months is 
reasonable. 

Schultz recommended using a step plan in terms of timeframes for submitting 
permits, site plans, etc. 

Schneemann expressed concern regarding the development of the Grand River 
building if during the 12-month period the vehicle storage is in place, but the 
economy turns south or something else adversely affects the project.  He 
questioned how much money the city is willing to spend to force development of 
the building versus Suburban’s defense of their right to keep the cars.

Schultz advised the city could require development of the Grand River building 
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Minutes Farmington City Council September 29, 2014

City of Farmington Page 12 Updated 10/15/2014 12:08 PM 

first before the development of the Suburban Collection property.

Christiansen stated he believes Suburban will do what is necessary to ensure 
their vehicle storage moves forward.  He suggested that Suburban may occupy 
some of the Grand River building. 

Schneemann recommended allowing Suburban to bring their cars on site after 
construction on the Grand River building has begun.

Galvin noted people would like to see the K-Mart building gone and would rather 
see a sea of parking for twelve months.  

Scott stated he would like to see a time limit for completion of the Grand River 
building.

Schultz stated he will need to add to the agreement a timeline for final site plan 
approval.

Pastue stated he would like to see the PUD agreement on the October 20th 
agenda.

8. PROPOSED FLANDERS RESIDENTIAL PLANNED UNIT DEVELOPEMENT 
AGREEMENT

1. Review of Proposed Flanders Residential Planned Unit Development 
Agreement and Site Plan
Christiansen briefly reviewed the proposed site plan for the Flanders property 
which included the following changes: park went from 1.68 to a 2.26 acres, no 
double-loaded horseshoe road, number of lots from 34 to 33, and reduced size 
per lot. He advised the entire site needs to be de-watered.  He noted the price 
point is approximately $240k.  He stated improvements to the park is still an 
open issue. 

Council expressed their support for the project.

Pastue advised the city will keep negotiating the park improvements.  He 
expressed support for limestone or something other than asphalt for the park 
trail.

9. PURCHASE OF A 2015 FORD F250 SUPER CAB

1. Consideration to Authorize the Purchase of a 2015 Ford F250 Super Cab 
for the Department of Public Services
Pastue reviewed a request from the Department of Public Services to purchase 
of new mower.

Motion to approve purchase of a new mower for the Public Works 
Department from Weingartz of Farmington Hills in the amount of 
$13,397.
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The votes were taken in the following order: Galvin, McShane, Schneemann, 
Scott, Cowley.

RESULT: APPROVED [UNANIMOUS]
MOVER: Greg Cowley, Councilmember
SECONDER: Steve Schneemann, Mayor Pro Tem
AYES: Cowley, Galvin, McShane, Schneemann, Scott

10.CLOSED SESSION

1. Motion enter closed session to discuss City Attorney's correspondence 
regarding litigation.

RESULT: APPROVED [UNANIMOUS]
MOVER: Greg Cowley, Councilmember
SECONDER: JoAnne McShane, Councilmember
AYES: Cowley, Galvin, McShane, Schneemann, Scott

The votes were taken in the following order: McShane, Schneemann, Scott, 
Cowley, Galvin. 

Council entered closed session at 9:26 p.m.

2. Motion to exit closed session.

RESULT: APPROVED [UNANIMOUS]
MOVER: JoAnne McShane, Councilmember
SECONDER: Steve Schneemann, Mayor Pro Tem
AYES: Cowley, Galvin, McShane, Schneemann, Scott

Council exited closed session at 9:41 p.m.

11.COUNCIL COMMENT
Responding to a question from Cowley, Pastue provided an update on the status of 
the redevelopment of Maxfield Training Center. 

Schneemann commented he recently attended a ribbon cutting at Waste 
Management.  He stated they have a whole fleet of natural gas vehicles.  He was 
very impressed with what they are doing.

Galvin noted he recently had lunch with the new Farmington Public Schools 
Superintendent, George Heitsch.  He stated the superintendent expressed interest 
in working with the city and understood the importance of redeveloping the 
Maxfield Training Center property. 

12.ADJOURNMENT
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Minutes Farmington City Council September 29, 2014

City of Farmington Page 14 Updated 10/15/2014 12:08 PM 

1. Motion to adjourn the meeting.

RESULT: APPROVED [UNANIMOUS]
MOVER: JoAnne McShane, Councilmember
SECONDER: Jeff Scott, Councilmember
AYES: Cowley, Galvin, McShane, Schneemann, Scott

The meeting adjourned at 9:46 p.m.

William E. Galvin, Mayor

Susan K. Halberstadt, City Clerk

Approval Date: ______________________
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Farmington City Council 
Staff Report 
 

 
Council Meeting Date:  
October 20, 2014 

 
Reference 
Number 

(ID # 1695) 

 
 

Submitted by:  Vincent Pastue, City Manager 
 

Description:  Farmington Monthly Payments Report, September 2014 
 

Requested Action:   
Approve Farmington Monthly Payments Report  

 
Background:   
See attachment 

 
Agenda Review 

Review: 
Vincent Pastue Pending  
City Manager Pending  
City Council Pending 10/20/2014 7:00 PM 
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Farmington City Council 
Staff Report 
 

 
Council Meeting Date:  
October 20, 2014 

 
Reference 
Number 

(ID # 1696) 

 
 

Submitted by:  Vincent Pastue, City Manager 
 

Description:  Public Safety Monthly Report, September 2014 
 

Requested Action:   
Approve Farmington Public Safety Monthly  

 
Background:   
See attachment 

 
Agenda Review 

Review: 
Vincent Pastue Pending  
City Manager Pending  
City Council Pending 10/20/2014 7:00 PM 
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Farmington City Council 
Staff Report 
 

 
Council Meeting Date:  
October 20, 2014 

 
Reference 
Number 

(ID # 1697) 

 
 

Submitted by:  Vincent Pastue, City Manager 
 

Description:  Consideration to Accept Resignations of James McGlincy from the Farmington Area 
Arts Commission and Erica Reaves from the Children, Youth and Families Commission 

 
Requested Action:   
Move to accept the resignation of James McGlincy and Erica Reaves from respective commissions 

 
Background:   
City Administration received a letter from Mr. James McGlincy resigning from the Farmington Area 
Arts Commission due to progressive health issues.  For the past eight years Mr. McGlincy served on 
the Commission and greatly supported the study and presentation of performing and creative arts.  
His term of office expires June 30, 2015.  The city truly appreciates his volunteer participation and 
valuable time expended on our behalf. 
 
In addition, City Administration received a letter from Ms. Eric Reaves resigning from the Commission 
on Children, Youth & Families due to other commitments.  Though Ms. Reaves tenure was brief she 
contributed greatly to the commission serving on several committees and even hosting and 
interviewing guests on spotlight shows with SWOCC.  Her term of office expires December 31, 2017.   
 
The city truly appreciates the volunteer participation and valuable time expended by Mr. McGlincy 
and Ms. Reaves. 

 
Agenda Review 

Review: 
Vincent Pastue Pending  
City Manager Pending  
City Council Pending 10/20/2014 7:00 PM 
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September 1, 2014 

Erica G. Reaves                                                                                                                                                                        
P. O. Box 848                                                                                                                                                         
Farmington, MI. 48332 

Mayor William E. Galvin                                                                                                                                                      
The City of Farmington                                                                                                                                                 
23600 Liberty Street                                                                                                                                               
Farmington, MI 48335 

 

Dear Mr. Mayor: 

Upon speaking with you and per your request, I am following up with you in writing regarding my 
current appointed position as a Commissioner for the Children, Youth and Families Board for the City of 
Farmington, MI. 

As I shared with you, it is with much regret that I will be taking a short-term assignment out of the City 
of Farmington/Farmington Hills territory- and with that you informed me that although it is short-term, I 
must still step down from my position as a City Commissioner.  This will be effective on effective 
September 5, 2014.  I appreciate the fact you mentioned that there is hope to be reinstated to my post 
upon my return, and I thank you for that. 

Although the length of my service time was short, I worked hard and found my contributions to the 
Board to be very productive.  Overall, my time of service was very rewarding- And it was very intriguing 
to serve on the Issues Committee, where most of the events are planned, developed and executed out.   
I learned a lot from the wonderful minds that take time out of their early mornings to meet and plan 
each venue.   It was joy to have the opportunity to submit my thoughts and ideas to the team and then 
see the fruit of our labor manifest at each event.      

Upon my departure, I was working with the Bully Committee to develop an informative venue to 
educate families on the dangers of Cyber-Bullying and more.  I had also completed two CYF Spotlight 
Shows with SWOCC Studios, hosting two fantastic guests, one being an interview with the new 
Superintendent of Farmington Public Schools, Dr. George C. Heitsch. 

Again, it is very possible that I will be returning soon, and hopefully even reinstated.  Furthermore, I still 
have aspirations of running for City Council again in the future; so I will not close the door on the great 
City of Farmington just yet.   

Again, I thank you so very much for appointing and entrusting me with this most important position of 
serving alongside of some of the most amazing community leaders and volunteers; all working together 
to produce excellent  venues that will enrich the lives of our most precious gems in the community…our 
Children, Youth and Families. 

Sincerely, 

 

Erica G. Reaves 
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Farmington City Council 
Staff Report 
 

 
Council Meeting Date:  
October 20, 2014 

 
Reference 
Number 

(ID # 1698) 

 
 

Submitted by:  Vincent Pastue, City Manager 
 

Description:  Consideration to Approve Increase in the Hours for Civic Theater Assistant 
 

Requested Action:   
Move to authorize the Civic Theater Assistant Manager to work up to 40 hours per week. 

 
Background:   
City Administration is recommending that the Civic Theater allow the Assistant Manager to work up to 
40 hours per week.  Heretofore, the City has managed the number of hours part-time employees can 
work to less than 30 per week.  The rationale is that under Affordable Health Care this would trigger 
eligibility for employer funded medical insurance.   
 
Earlier this year during a budget study session, we discussed the fact the General Manager Scott 
Freeman desired to have his Assistant Manager work more than 30 hours per week but was limited 
because of the City’s policy.  From his standpoint, and the employee’s, the health insurance was not 
the issue.  After meeting with Mr. Freeman, I am comfortable recommending that we allow the 
Assistant Manager to work up 40 hours per week.  The individual would be eligible for single-person 
coverage but would be required to pay the payroll deductions for such coverage.  We are not looking 
to increase the hourly rate of pay and think the incumbent employee would likely decline this benefit.  
The operating profit from the Civic Theater has increased over each of the last three years.  In a 
worst case scenario, the Civic Theater would still be profitable and continue its re-investment of 
profits toward facility and operational improvements. 

 
Agenda Review 

Review: 
Vincent Pastue Pending  
City Manager Pending  
City Council Pending 10/20/2014 7:00 PM 
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Farmington City Council 
Staff Report 
 

 
Council Meeting Date:  
October 20, 2014 

 
Reference 
Number 

(ID # 1699) 

 
 

Submitted by:  Amy Norgard, Controller 
 

Description:  Consideration to Schedule Program Year 2015 Community Development Block Grant 
Application Public Hearing 

 
Requested Action:   
Move to schedule a public hearing on November 17, 2014 for public comment on the proposed 
Program Year 2015 Community Development Block Grant application. 

 
Background:   
The city's Community Development Block Grant (CDBG) funding for 2015 is projected by Oakland 
County to be $25,708.   As part of the application process, the city must hold a public hearing.  Our 
completed application, accompanied by a resolution of Council approval, must be submitted to 
Oakland County by January 16, 2015.   
 
As Council knows, CDBG funding eligibility is restricted to projects or programs that meet specific 
objectives determined by the federal Department of Housing and Urban Development (HUD).  Of 
these objectives, Farmington is limited to CDBG funding for projects where "the primary beneficiaries 
are low or moderate income people."   

 
Council may recall from previous years' CDBG applications that senior programs/projects receive 
special eligibility consideration.  The administration’s preliminary recommendation, outlined below, 
proposes a CDBG program that is not administratively burdensome, and continues current city 
funding level for the senior center and senior services.   
 
CDBG funds are federal funds administered by the Department of Housing and Urban Development.    
  
The administration's preliminary recommendation is that Council considers establishing the following 
development objectives:  (1) senior center and (2) public services (senior services).  The 
administration proposes allocating $17,996 for senior center and $7,712 for public services (senior 
services). 

 
Agenda Review 

Review: 
Amy Norgard Pending  
City Manager Pending  
City Council Pending 10/20/2014 7:00 PM 
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CITY OF FARMINGTON 

NOTICE OF PUBLIC HEARING 
COMMUNITY DEVELOPMENT BLOCK GRANT FUNDS 

 
 

NOTICE IS HEREBY GIVEN that the City of Farmington will hold a public hearing on 
the use of Community Development Block Grant Funds.  The Hearing will be held on 
Monday, November 17, 2014 at 7:00 p.m. EDT in the Council Chambers, Farmington 
City Hall, 23600 Liberty Street, Farmington, Michigan for the purpose of hearing public 
comments on the Community Development Block Grant (CDBG) Program Year 2015 
application in the approximate amount of $25,708 to fund eligible projects.  All 
interested citizens are requested to attend the Hearing.  Comments will also be 
received in writing or in person at the City Clerk’s Office, Farmington City Hall, 
until 4:30 p.m. on Monday, November 17, 2014.  Arrangements to reasonably 
accommodate special needs, including handicap accessibility or interpreter, will be 
made upon receiving 72-hour advance notice.  Contact Vincent Pastue, City Manager at 
248-474-5500, x 2222 or by e-mail at vpastue@ci.farmington.mi.us for special services. 
 
Susan K. Halberstadt  
City Clerk 

 
 
Publish:  Farmington Observer, Thursday, November 7, 2014 
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Farmington City Council 
Staff Report 
 

 
Council Meeting Date:  
October 20, 2014 

 
Reference 
Number 

(ID # 1709) 

 
 

Submitted by:  Vincent Pastue, City Manager 
 

Description:  Consideration to Approve Payment to Pipeline Management Co. for Sewer Video and 
Cleaning Services 

 
Requested Action:   
Move to approve payment to Pipeline Management Co. in the amount of $19,247.00 for sewer video 
and cleaning services. 

 
Background:   
City Administration is requesting that City Council authorize payment to Pipeline Management Co. for 
video and cleaning of the sewer main in Farmington Road in the streetscape project area.  The City’s 
consulting engineers Orchard Hiltz and McCliment solicited proposals on behalf of the City from 
vendors that perform this work and recommended Pipeline Management Co. for this relatively small 
project.  The project is necessary as part of the Farmington Road Streetscape Project to determine if 
any sewer main work is necessary before proceeding with surface improvements.  The amount of 
work exceeds the City Manager’s $10,000 purchase authority and prior approval was not requested 
which is why this item is presented for approval.  This work will be paid out of the Water and Sewer 
Fund.  

 
Agenda Review 

Review: 
Vincent Pastue Pending  
City Manager Pending  
City Council Pending 10/20/2014 7:00 PM 
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Farmington City Council 
Staff Report 
 

 
Council Meeting Date:  
October 20, 2014 

 
Reference 
Number 

(ID # 1700) 

 
 

Submitted by:  Vincent Pastue, City Manager 
 

Description:  Public Hearing - Farmington Grand River Corridor Improvement Authority's 
Development and Tax Increment Financing Plan 

 
Requested Action:   
Open public hearing and close.   

 
Background:   
The Corridor Improvement Authority retained LSL Planning to facilitate and assist in the preparation 
of the development and tax increment financing plans.  The Farmington Corridor Improvement 
Authority ultimately adopted the two plans and recommended approval to the City Council.  At the 
City Council’s August 18 meeting the City Council scheduled a public hearing for October 20, 2014.  
Notice of the public hearing was provided in accordance with statutory requirements.   
 
City Administration recommends that the City Council not take action at the October 20 meeting to 
adopt the two plans.  We are statutorily required to send the public notice by certified mail to all 
taxing entities subject to tax increment capture.  We have received notice from Huron Metro Parks 
that they will not participate in the tax capture.  We received notice that Oakland County will not 
participate but will negotiate a separate agreement to permit their tax capture.  Both cities and 
Oakland County are optimistic this agreement will be in place by the end of the calendar year.  
However, our recommendation is to wait until we have an agreement with Oakland County before 
adopting the development and tax increment financing plans.  We have not received any formal 
correspondence from the Farmington Public Library, Oakland County Public Transit (SMART), 
Oakland County Parks, or Oakland Community College.   

 
Agenda Review 

Review: 
Vincent Pastue Pending  
City Manager Pending  
City Council Pending 10/20/2014 7:00 PM 
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Draft: 2/5/14 
 

 
i  │  Grand River Corridor Improvement Authority Development and TIF Plan   

ACKNOWLEDGEMENTS 
 
The Grand River Corridor Improvement 
Authority was established in 2013, pursuant 
to the Corridor Improvement Authority Act 
(Act 280 of 2005). The purpose of the 
Authority is to develop a strategy for 
revitalization of the Grand River Avenue 
Corridor in the City of Farmington.   
 
For their vision and development of this 
plan, the following community leaders are 
recognized: 
 
City of Farmington CIA Board: 
Tony Anthony  
Tom Buck  
Dr. David Carron  
Paul King, Chair  
Jeff Scott  
Patrick Thomas  
Jim Smith  
City of Farmington Staff: 
Vincent Pastue, City Manager 
Kevin Christiansen, Community and 
Economic Development Director 
 

This plan was prepared with assistance 
from LSL Planning, Inc. 
 

 
 
The projects in this plan are based on the 
findings and recommendations from the 
Grand River Corridor Vision Plan.  For their 
leadership in developing that document, 
the City of Farmington wishes to 
acknowledge OHM Engineering Advisors: 
 

 

The Grand River Corridor Vision Plan was a 
joint effort between the Cities of 
Farmington and Farmington Hills.  To 
recognize their collaboration and 
involvement in this project from its 
inception, the following partners from the 
City of Farmington Hills are recognized: 
 
City of Farmington Hills CIA Board: 
Teresa Brazzle  
Barry Brickner 
Spencer Brown, Chair 
Michael Gendjar 
Susan Haight  
Jasdeep Mann 
City of Farmington Hills Staff: 
Steve Brock, City Manager 
Nate Geinzer, Assistant to the City Manager 
Marc Stec, City Planner 
 

 
 
 
 
 
ADOPTED BY CORRIDOR IMPROVEMENT AUTHORITY BOARD: _____________________________ 
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   Introduction │  2 

INTRODUCTION TO THE GRAND 
RIVER CORRIDOR 
In 2009, the Cities of Farmington and 
Farmington Hills identified a need to work 
collaboratively to re-energize the Grand 
River Corridor from 8 Mile Road in 
Farmington Hills to Mayfield Road in 
Farmington.  After completing their 
respective master plans, both communities 
identified a need for further planning along 
the Corridor.  
 
Since adopting their Master Plans, each City 
has established a Corridor Improvement 
Authority (CIA) to address their respective 
segments of the corridor.  While statutorily, 
both Authority Boards must work 
independently, to achieve the best results, 
both communities agreed that they need to 
work cooperatively to create a consistent 
vision for the Corridor and establish a 
shared plan to implement that vision.  
 
PURPOSE OF THIS PLAN 
The Grand River Corridor Vision Plan was 
adopted in September 2013, and provides a 
guide for future growth and development, 
including capital improvements.  The 
purpose of this Development and Tax 
Increment Financing Plan is to implement 
the recommendations presented for the 
portion of the Corridor located in the City of 
Farmington.  
 

In that regard, this Plan sets forth the 
various tools the City may use to 
accomplish the identified projects.  
   
FARMINGTON’S APPROACH 
Ordinarily, Tax Increment Financing Plans 
are developed to provide the primary or 
sole source of financing for improvements 
in the district. 

The City of Farmington is 
committed to diversifying the 

list of tools used to achieve 
success, so that not all projects 

will require public / TIF 
financing. 

However, development of a CIA is necessary 
to achieve successful redevelopment of the 
Grand River Corridor, in part because of 
legislative restrictions that limits the 
municipality’s ability to broker land deals 
and facilitate partnerships with private 
businesses and property owners.   
 
The City and the CIA will work together to 
leverage TIF financing by using any number 
of the following tools, either individually or 
in combination: 
 
SPECIAL ASSESSMENT DISTRICTS 
The City can establish a district within 
which improvements can be made at the 
City’s expense, with a repayment schedule 

that will be paid as part of each 
beneficiary’s tax bill. 
 
GRANTS 
The City actively pursues grants for street 
improvements (MDOT), brownfield 
redevelopment (MEDC), historic 
preservation (MSHPO), parks and recreation 
(MDNR) and other improvements 
throughout the City.  Where possible, these 
resources will be used to fund relevant 
improvements within the corridor. 
 
COMMERCIAL REHABILITATION DISTRICTS 
The City is enabled by State legislation to 
approve a CR District where the property 
value is frozen at the value on the date the 
district is created, and will not increase until 
a date specified by the City. 
 
CITY STAFF ASSISTANCE 
The City is staffed with a variety of experts 
eager to assist with redevelopment 
projects.  The City, with the help of the 
Corridor Improvement Authority, can 
organize meetings between property 
owners, help to assemble or acquire land, 
perform technical studies and market 
analyses, or provide financing assistance on 
a variety of projects.   
 
REDEVELOPMENT READINESS 
The City of Farmington maintains a positive 
attitude toward redevelopment.  
Redevelopment and change are necessary 
to a revitalization of the corridor; therefore, 
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City officials understand that increased 
density, alternative development concepts 
or unique, creative alternatives to the status 
quo may be necessary to implement the 
vision for the district.  To that end, the City 
has streamlined its development review 
process, often working with applicants to 
ensure a smooth approval process.  It has 
also incorporated many modern concepts 
in the ordinance, such as a PUD option that 
provides incentives for projects that 
achieve the City’s vision; and 
more business-friendly non-
conforming and re-use policies. 
 

EXPEDITED REVIEW 
In many ways, the City already expedites 
redevelopment projects – allowing for pre-
application meetings, administrative 
approval and sketch plan reviews.  
Additional ways to expedite redevelopment 
in the district are being explored and will 
likely be implemented as part of the priority 
projects recommended in this Plan. 
 

DESIGNATION OF BOUNDARIES 
The overall Grand River Corridor includes 
460 acres of land, and three miles of Grand 
River Avenue.  The portion in Farmington 
represents 99.3 acres and 1.08 miles of 
Grand River Avenue.  The boundaries of the 
entire Grand River Corridor and the limits of 
the Farmington Corridor Improvement 
Authority is shown to the right. 
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   Introduction │  4 

NEED FOR A CORRIDOR 
IMPROVEMENT AUTHORITY  
The Grand River Avenue Corridor is a 
historically significant corridor that 
traverses southern Oakland County.  In its 
heyday, it provided an array of commercial 
and service uses to residents within the 
region.  However, as highway systems have 
evolved, modern shopping centers 
developed, and transportation patterns 
shifting, the corridor has been plagued by a 
general decline in property values.  These 
are due in part to a number of challenges, 
including parcel sizes and configurations, 
transportation routes, aging structures, and 
generally a lack of cohesion and identity.   
 
During development of the Grand River 
Corridor Vision Plan, members of the 
business community and the public were 
invited to provide their observations of the 
corridor.  Through that process, and 
through numerous meetings with a CIA 
Task Force and each local Planning 
Commission, the following more specific 
needs arose:  
 Define and promote economic 

development  
 Improve the streetscape  
 Strengthen surrounding 

neighborhoods  

 Enhance connections within the 
Corridor, and connect to areas adjacent 
to the Corridor  

 Improve the image/character  
 Improve access for walking and biking  
 Utilize existing assets  
 Create places for 

gathering/entertainment 
 
POWERS OF THE AUTHORITY 
According to the Act, the CIA Board has the 
authority to do any of the following: 
 Economic analyses. 
 Growth impact studies and analysis. 
 Plan for and construct, renovate, repair, 

remodel, rehabilitate, restore, preserve, 
or reconstruct a public facility, an 
existing building, or a multiple-family 
dwelling unit. 

 Improve public facilities within the 
development area to comply with 
barrier free design requirements.  

 Develop long-range plans, in 
cooperation with the agency that is 
chiefly responsible for planning in the 
municipality. 

 Develop or redevelop property. 
 Make and enter into contracts. 
 Acquire, own, convey, or otherwise 

dispose of, or lease as lessor or lessee, 
land and other property, real or 

personal, or rights or interests in the 
property. 

 Improve land and construct, 
reconstruct, rehabilitate, restore and 
preserve, equip, improve, maintain, 
repair, and operate any building, 
including multiple-family dwellings. 

 Fix, charge, and collect fees, rents, and 
charges for the use of any facility, 
building, or property under its control. 

 Lease, in whole or in part, any facility, 
building, or property under its control. 

 Accept grants and donations of 
property, labor, or other things of value 
from a public or private source. 

 Conduct public relations campaigns, 
develop, coordinate, and conduct retail 
and institutional promotions, and 
sponsor special events and related 
activities. 

 Contract for broadband service and 
wireless technology service. 

 Perform site improvements. 
 Incur expenses and expend funds to 

pay or reimburse a public or private 
person for costs associated with any of 
the improvements. 

 Make and enter into financing 
arrangements with a public or private 
person. 
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PHYSICAL CORRIDOR CONDITIONS 
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EXISTING LAND USE 
A land use analysis of the study area was 
conducted and focused on housing, retail, 
office, and institutional uses. The goal of 
this task was to establish baseline data of 
current land uses against anticipated 
market trends in the study area.  
 
The existing land use conditions in the 
Corridor were largely a result of Grand River 
Avenue’s historical roots as a primary 
arterial roadway radiating from Detroit.  As 
a result, over time, the Corridor has been 
home to a variety of land uses including 
industrial, housing, and commercial and 
neighborhood services.  
 
Today the Corridor can be characterized as 
commercial with hubs of institutional, 
housing, and office uses.   The existing land 
uses within the development area are 
shown on the Existing Land Use Map. 
 
 

 

EXISTING ZONING 
Zoning along Grand River Avenue include a 
variety of residential, commercial and 
industrial districts scattered along the 
corridor.  Existing zoning is shown on the 
Zoning Map. 
 C2, Community Commercial 
 C3, General Commercial 
 R4, Multiple-Family Residential (1 

bedroom) 
 R3, Multiple-Family Residential 
 R1P, Single-Family Parking 
 OS, Office Service 
 
One of the goals of this plan is to revise the 
zoning ordinance to encourage 
development consistent with the Grand 
River Corridor Vision Plan and do 
encourage redevelopment using a 
streamlined review approach.   
 

LAND USE 
KEY FINDINGS 
 Large areas of the Corridor are 

retail or vacant land creating 
opportunities for redevelopment 
and integration of a variety of 
land uses.  

 There is a large volume of 
commercial/ retail related uses in 
the Corridor and the region that 
limits the competition for 
commercial space and in turn 
drives down rents and values.  

 Lot sizes vary from short shallow 
lots to larger commercial super 
centers. The small shallow lots 
present some challenges from a 
redevelopment perspective 
because they do not easily 
accommodate a variety of 
building types and sizes.  

 There is currently no class A 
office space that creates an 
opportunity for new office 
product, specifically along M-5.  

 Quality public spaces do not exist 
in any significance along the 
Corridor.  

 There are a number of 
entertainment-type land uses in 
the Corridor that are aging but 
are valued by the community.  

6.A.a

Packet Pg. 66

A
tt

ac
h

m
en

t:
 G

ra
n

d
 R

iv
er

 C
IA

 -
 D

ra
ft

 D
ev

el
o

p
m

en
t 

an
d

 T
IF

P
la

n
[2

](
4)

  (
17

00
 :

 P
u

b
lic

 H
ea

ri
n

g
  -

 F
ar

m
in

g
to

n



6.A.a

Packet Pg. 67

A
tt

ac
h

m
en

t:
 G

ra
n

d
 R

iv
er

 C
IA

 -
 D

ra
ft

 D
ev

el
o

p
m

en
t 

an
d

 T
IF

P
la

n
[2

](
4)

  (
17

00
 :



6.A.a

Packet Pg. 68

A
tt

ac
h

m
en

t:
 G

ra
n

d
 R

iv
er

 C
IA

 -
 D

ra
ft

 D
ev

el
o

p
m

en
t 

an
d

 T
IF

P
la

n
[2

](
4)

  (
17

00
 :



Draft: 2/5/14 
 

 
9  │  Grand River Corridor Improvement Authority Development and TIF Plan   

PHYSICAL CONDITIONS 
KEY FINDINGS 
 Dominated and segregated by 

existing roadway design  
 Retail dominated district  
 Real and perceived vacancies  
 Northwest area of interchange 

largely underutilized  
 Multiple gateways  
 Access management and traffic 

flow issues  
 Large expanse of area between 

current pedestrian crossings (one 
mile)  

 Limited public transit 
opportunities  

 Fragmented corridor character 

PHYSICAL CONDITIONS 
NATURAL AMENITIES  
The Rouge River offers an excellent 
opportunity for development along the 
Corridor, creating a dense tree canopy that 
extends from Downtown Farmington 
through the length of the study area and 
past Eight Mile Road. Because areas 
adjacent to waterways are often highly 
desirable for residential and light 
commercial land uses, these properties 
should leverage the river and tree canopy 
as a unique amenity. The addition of 
walking or biking trails along the river 
corridor would be a great opportunity to 
provide recreation for the community, as 
well as establishing a safe, walkable 
connection to properties throughout the 
Corridor.  
 
PEDESTRIAN CONNECTIVITY  
The three-mile stretch of Grand River 
Avenue study area contains a total of just 
five pedestrian crossings that connect the 
north and south sides of the street. 
Pedestrian crossings spaced at such large 
distances make it very difficult for people to 
access many of the businesses and 
properties along the Corridor. Pedestrians 
in some areas of the Corridor could walk up 
to one half mile just to reach a street 
crossing. In addition, the width of the street 
(four lanes per direction of travel) and 
volume of traffic to the south of the 

interchange make crossing the street in this 
area both difficult and unsafe.  
 

GATEWAYS  
Gateways are an effective way to signal the 
entry into an area or district and reinforce 
the brand/ image of a place. Three primary 
gateways are present within the Corridor, 
with a large majority of the traffic along 
Grand River Avenue entering and exiting 
through one of these areas. These gateways 
are the first areas residents and visitors 
experience when entering the Corridor and 
provide an opportunity to make a positive 
impression and experience.   Several 

secondary gateways are evident 
throughout the Corridor, including the 
intersections of Grand River Avenue at 
Orchard Lake Road, Nine Mile Road and 
Middlebelt Road. These secondary 
gateways should convey the entry into the 
commercial corridor from the surrounding 
residential districts. 
 
CHARACTER  
Development along the Corridor has 
occurred throughout the past several 
decades in an uneven and inconsistent 
pattern. The Corridor currently supports a 
mixture of land uses and buildings of 
various architectural styles, quality, sizes 
and ages. While portions of the Corridor 
have received substantial investment 
throughout the years, effort should be 
made to address blighted properties and 
increase the overall quality and aesthetics 
within the district.  
 
PARKING  
The Grand River Avenue Corridor 
developed around the automobile and thus 
parking is a necessary consequence. 
Segregated land uses that provide enough 
parking for peak demand create large areas 
of parking that may be fully utilized only 
several days out of the year, if ever. Shared 
parking and access agreements, reductions 
in minimum parking requirements, and 
arrangements of complementary land uses 
are all recognized ways to reduce the 
burden of parking on landowners. 
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TRANSPORTATION NETWORK 
The system of roads within the district 
generally functions around Grand River 
Avenue.  Key intersecting roads include 
Power Road, Orchard Lake Road North, 
Orchard Lake Road South, and Tuck Road.  
To the immediate east and south of the 
study area is the M-5 Freeway.   
 
Grand River Avenue carries the greatest 
volume of traffic than any other surface 
road in the City.  The portion of Grand River 
in Farmington is situated between two 
interchanges with the M-5 freeway.  The 
study area for this plan generally addresses 
the eastern half of the corridor.  
 
Historically, Grand River Avenue was 
planned to be a part of the I-96 highway 
route.  In the late-1940s and1950s, Grand 
River Avenue was identified by the 
Michigan State Highway Department as M-
16, and was later petitioned to be renamed 
as the I-96 Business Loop.   
 
As with many historic arterial corridors, 
Grand River Avenue now serves a different 
function than it did when the City originally 
developed.  Much traffic has shifted to the 
M-5 freeway during peak travel hours, 
which has resulted in a wide, 5-lane corridor 
throughout the study area.  While this size 
was necessary to carry the once high 
volumes within the City, and enhancements 
to other transportation corridors, has 
lowered traffic volumes.  Today, vehicular 

traffic within the corridor operates well and 
experiences very little congestion.  Non-
motorized facilities are present, but not as 
inviting as they could be.  Sidewalks run the 
length of the corridor, but are generally 
only five feet in width, and in some 
locations, are located adjacent to the 
vehicular portion of the street.    
 
An assessment of vehicular traffic 
conditions based on available data and 
observations was conducted as part of the 
Grand River Corridor Vision Plan. The 
purpose was to identify issues involving 
circulation/network, safety, connectivity, or 
access management, and to what degree 
they may influence future development in 
the Corridor.  
 
The results of the assessment showed the 
existing level of service in the study area 
was typically rated at an A or B level, 
primarily allowing for free flowing traffic 
with little to no delays.  
 
The traffic assessment was also performed 
to understand the current levels of service 
along Grand River Avenue and explore the 
potential for  a future road diet.  A road diet 
is a concept that reconfigures multiple-lane 
roads into fewer travel lanes.  Road diets are 
most often implemented on four-lane 
“prime connector” and “arterial corridors” 
with traffic volumes low enough (generally 
18,000 – 20,000 vehicles per day or less) and 
where the conversion is expected to 

maintain acceptable levels of service, both 
along the street, and at key intersections.   
 
Often, road diets are used to narrow roads 
with extra vehicle carrying capacity by 
converting vehicular travel lanes into bike 
lanes, on-street parking, landscaping, 
and/or sidewalks.   
 
The road diet analysis conducted for Grand 
River showed that, aside from one location, 
traffic along the corridor would continue to 
operate at acceptable Levels of Service 
(LOS).  The LOS between the two traffic 
signals at the Orchard Lake Road split 
dropped to a LOS D and LOS E, which are 
considered to be very unstable flow.  A road 
diet could be considered for the majority of 
the corridor, but some additional study and 
analysis would be required.  In addition, 
alternatives such as maintaining the current 
road configuration or use of intersection 
redesigns at the Orchard Lake Road 
intersections should be explored. 
 
OPEN SPACE AND UNDEVELOPED AREAS 
There are very few vacant sites along the 
corridor that are not constrained by natural 
features.  Therefore, there are no specific 
parcels identified to remain as open space.  
A goal of this plan is to encourage inclusion 
of public plazas and open spaces within the 
larger redevelopment projects.  The City or 
CIA may purchase land for such purposes in 
the future, but presently, no dedicated 
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11  │  Grand River Corridor Improvement Authority Development and TIF Plan   

parks or open spaces exist within the 
development area.  
 
The image to the 
right,  from the 
Grand River 
Corridor Vision 
Plan, summarizes 
the physical form 
observed in the 
development 
area. 
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PUBLIC INVOLVEMENT  
Public outreach and engagement was a 
critical step in the planning process. A 
realistic and implementable plan must be 
guided by the goals and aspirations of the 
community. The public engagement 
process for the Grand River Corridor Vision 
Plan used a multifaceted approach that 
included public meetings, focus groups, 
and an online survey.  
 
The overall public engagement approach 
was widely advertised to the community 
through a comprehensive outreach 
campaign. Community members from 
Farmington and Farmington Hills had a 
variety of opportunities to have their 
thoughts and opinions heard regarding the 
future of the Grand River Corridor. 
 
PUBLIC MEETINGS 
 COMMUNITY SUMMIT  

A Community Summit was hosted for 
the general public to contribute to the 
planning process. The meeting took 
place on January 23, 2013 at the William 
M. Costick Activities Center. The 
consulting team gave participants an 
overview of the project including the 
goals, planning process, study area, and 
key findings from the existing 
conditions analysis. Small groups were 
formed and organizers led participants 
through an idea gathering exercise as 
well as a PET mapping exercise. (See 

stakeholder meeting section for a 
description of these exercises).   Forty-
six residents and business owners 
contributed more than 150 ideas and 
recommendations for shaping the 
future of the Corridor.  
The facilitator from each group shared a 
summary of the results of the Ideas for 
the Future exercise and gave an 
overview of the PET map. Many of the 
groups had similar ideas and concerns 
and several themes emerged.  

 COMMUNITY OPEN HOUSE  
On March 13, 2013 a public open house 
was held to present draft elements of 
the vision Plan and the general public’s 
input on the Plan elements.   Attendees 
had an opportunity to comment on the 
vision for the Plan, development 
principles, focus area plans, and 
transportation options. In general, the 
public responded positively to the draft 
elements presented, and gave some 
recommendations to amend elements 
of the focus area plan and development 
principles.  Approximately 60 members 
of the public attended the meeting and 
completed 16 worksheets, providing 
feedback on the vision, principles, 
objectives, and focus area plans. 

 
FOCUS GROUP MEETINGS 
The planning team held a series of 
meetings with stakeholders and staff on 
November 19, 2012. A total of four 
meetings were held that included members 

of the business community, developers, 
government officials, chamber of 
commerce members, community 
organizers and millennials, staff members 
from Farmington and Farmington Hills and 
18 community stakeholders participated in 
the meetings. 
 
ONLINE SURVEY 
A web survey was created on December 12, 
2012 to collect feedback from the general 
public. A number of newspaper articles and 
websites advertised the survey, asking for 
the public’s participation. The survey 
included four questions:  
1. What can we do to improve the 

Corridor to make it the best that it can 
be in the future?  

2. What do you think the biggest 
challenge is facing the Corridor?  

3. If the boulevard between the 
interchange and Eight Mile Road was 
utilized or improved, what would you 
like to see incorporated into the overall 
design?  

4. If the Corridor Improvement Authority 
were to use special funding 
mechanisms to conduct capital 
improvements in the Corridor without 
raising taxes, what would you see as the 
highest priority for investment?  

 
In general, many of the responses 
expressed concern over the Corridor’s 
character, mobility, economic viability and 
building vacancy issues.  
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DEVELOPMENT PLAN 
 
 
  

6.A.a

Packet Pg. 73

A
tt

ac
h

m
en

t:
 G

ra
n

d
 R

iv
er

 C
IA

 -
 D

ra
ft

 D
ev

el
o

p
m

en
t 

an
d

 T
IF

P
la

n
[2

](
4)

  (
17

00
 :

 P
u

b
lic

 H
ea

ri
n

g
  -

 F
ar

m
in

g
to

n



Draft: 2/5/14 
 

 
   Development Plan │  14 

DEVELOPMENT PLAN 
OVERVIEW 
In 2005 the State of Michigan enacted the 
Corridor Improvement Authority Act (Act 
280 of 2005) to provide for the 
establishment of a Corridor Improvement 
Authority (CIA) with the goal to correct and 
prevent deterioration in business districts, 
allow for the creation and implementation 
of development plans, promote the 
economic growth of the districts, and 
authorize the use of tax increment and 
other financing to achieve such goals. 
 
The City of Farmington plans to use the 
Grand River Corridor CIA to revitalize the 
existing business district and create an 
inviting place for residents, visitors and 
shoppers in the area. The CIA has 
established the district and developed a 
Vision Plan that identifies public and private 
improvements necessary to prevent or 
correct deterioration in the corridor and 
encourage new private investment.   
 
The CIA can capture new tax increment in 
the district (TIF) and use it to pay for 
improvements that otherwise could not be 
afforded by either local businesses or 
township government.  Moreover, creation 
of a TIF district does not take away current 
tax revenue; it just captures any new 
increment that results from improvements 
to property or an increase in value.  The 
efforts of this plan will eventually lead to 

improved economic viability and increased 
property values throughout the district.  
This increase in value, and associated tax 
revenues, will eventually benefit all taxing 
agencies, including those for which tax 
increment revenues are planned to be 
captured through the duration of the TIF 
Plan.  However, it should be noted that, 
without the CIA and tax capture, the 
corridor is likely to continue to suffer from 
economic and property value decline, 
which can lead to diminishing revenues.  
The efforts of the CIA is therefore intended 
to reverse this trend and work toward a 
more stable long-term tax base for all 
agencies. 
 
GOALS AND OBJECTIVES 
1. COMMUNITY IMAGE AND CHARACTER  

High-quality architecture and urban 
design elements/treatments will create 
a signature environment along the 
corridor 

2. MOBILITY  The corridor will allow for a 
safe and enjoyable environment for 
walking and biking, public transit, and 
automobiles for people of all ages and 
abilities with minimal conflicts among 
users 

3. CONNECTIONS  The corridor will be 
well connected with surrounding areas, 
providing choices for people to move 
throughout the corridor, adjoining 
neighborhoods, centers of commerce, 
and public spaces 

4. REDEVELOPMENT  The economic 
success of the corridor will be enhanced 
by supporting a balance of retail, office, 
institutional, and housing in a vibrant 
and integrated development pattern 

5. NEIGHBORHOODS AND HOUSING  A 
variety of housing options will be 
promoted 

6. NATURAL ENVIRONMENT  Future 
growth and development will respect, 
enhance, complement and integrate 
the river corridor 

7. PUBLIC SPACE  Design of new public 
spaces will encourage community 
gathering and outdoor activity 

8. SUSTAINABILITY  Future growth and 
development in the corridor will follow 
best management practices in 
environmentally planning and 
construction 

 

EMERGING IDEAS 
 Enhance north gateway  
 Create linkage to existing 

park/greenspace network  
 Focus revitalization effort around 

large commercial center  
 Manage traffic flow on Grand 

River Avenue between Orchard 
Lake Road intersections through 
signage, and roadway 
enhancements  

 Consider road diet, especially 
north of the Orchard Lake 
intersection 
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PROPOSED IMPROVEMENTS 
During development of the Grand River 
Corridor Vision Plan, a variety of strategies 
was developed to encapsulate the 
necessary changes and initiatives that need 
to be made in order to see the Plan to 
fruition.  While the following list does not 
include every project that may be needed 
to achieve success, it summarizes the key 
aspects under review at the time this Plan 
was developed.  From the following list, the 
prioritized project list, included in the next 
section, was created: 
 Redesign the Grand River split to M-5 
 Develop a nature trail or multi-use 

pathway along the river 
 Build on existing sites like the winery 

site or those with river views 
 Explore Grand River Road Diet 
 Improve pedestrian road crossings at 

key locations  
 Allow mixed use buildings  
 Create a green development incentive 

program 
 Develop a detailed transportation plan  
 Ensure adequate public amenities, 

recreational facilities and parks  
 Develop public gathering areas 
 Encourage green design principles  
 Create a streetscape design  
 Improve the environment for transit  
 Develop incentives package 

 Develop a logo and brand theme  
 Bury utility lines  
 Plant gardens and landscaping to 

enhance gateways 
 
PROJECT LIST 
As noted, the list of projects in this Plan was 
based on the work completed during the 
Grand River Corridor Vision Plan 
development.  It is expected that this list 
will evolve as experience of the CIA grows, 
conditions change within the development 
area, and additional opportunities arise.   
 
The estimated costs listed are not based on 
actual cost proposals, rather are provided to 
give a general estimate of the costs that 
may be incurred.  Actual costs will be 
determined by a number of factors 
including formal consultant proposals, 
detailed engineering studies, and 
additional project planning that is part of 
the list of initial projects.  For example, the 
cost of the Streetscape Plan will depend on 
the results of the Logo and Branding 
campaign and Transportation Study results.  
However, a basic estimate of cost is 
provided so the CIA can effectively budget 
for these projects in the future.  
 
A detailed description of the projects is 
provided on the next page. 
 

 
 
  

PROJECT LIST ESTIMATED 
COST 

Zoning Update $3,500 

Logo and Branding 
( Base Marketing Materials) $12,000 

Catalytic projects  
(land acquisition, partnerships, 
marketing) 

TBD 

Transportation Study $100,000 

Streetscape Plan $30,000 

Pedestrian Crossings 
(Power and Orchard Lake) 

TBD 

Park Assessment Plan 
(Orchard Lake Focus Area Open 
Space) 

$29,500 

Gateway Enhancement $40,000 

Nature Trail TBD 

Total Cost of All Projects: $215,000 + 
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ZONING UPDATE   
The City plans to amend the zoning 
ordinance to allow for the additional 
density, mixed use, building heights and 
building form that are envisioned for the 
corridor.  While the current PUD ordinance 
could be used to facilitate redevelopment, a 
dedicated overlay district for the 
development area will help better define 
the expectations and incentives that are 
unique to the Grand River corridor.  It is 
expected this ordinance, and the additional 
certainty and streamlined review process 
that will be included, will help attract 
reinvestment along the corridor.  The City 
has a draft ordinance that was prepared 
with the Grand River Corridor Vision Plan.  
The expected cost of this project will be to 
address refinement of the draft and 
facilitation through the approval and 
adoption process. 
 
LOGO AND BRANDING 
(Base Marketing Materials) 
The cities of Farmington and Farmington 
Hills are working jointly to develop a 
cohesive brand theme for the corridor.  As 
part of this project, it is expected that base 
marketing materials will be developed that 
incorporate a unifying logo and layout.  
Also important will be design of corridor 
signage and gateway identification 
enhancements.  The costs associated with 

this project include the cost to hire a 
consultant to assist with development of 
the logo, signs and supporting print 
materials, but not actual creation of these 
items.  Those costs will depend on the final 
recommendations of the marketing 
consultant as well as other projects 
discussed below, including the 
Transportation Study and Streetscape Plan. 
 
CATALYTIC PROJECTS  
(Land acquisition, partnerships, marketing) 
As part of its ongoing economic 
development efforts, the City is actively 
involved in facilitating redevelopment.  
Using the tools identified in the 
Introduction of this Plan, the City has 
worked successfully to improve private 
property, and plans to continue these 
efforts within the Grand River CIA 
development area.  These projects are 
expected to help “kick start” 
implementation of the Grand River Corridor 
Vision Plan, attract initial reinvestment that 
will improve the overall tax base, and build 
community support.  While specific details 
of these projects were not known at the 
time this Plan was developed, the City 
expects that it will continue to use Special 
Assessment Districts, Commercial 
Rehabilitation Districts, public-private 
partnerships and other avenues to create 
redevelopment momentum.  The City 

expects to incur costs associated with real 
estate broker services, legal assistance, 
planning and zoning support, and other 
soft costs needed to implement catalytic 
projects.  Other hard costs for land 
acquisition and development may also be 
incurred, but as noted, the City plans to use 
capital financing resources only as needed. 
 
TRANSPORTATION STUDY 
One of the barriers to reversing economic 
decline along some portions of the corridor 
is the existing transportation system.  Grand 
River Avenue carries traffic from the City of 
Detroit through Farmington and on to cities 
to its northwest.  In the 1950s, as part of the 
I-96 freeway system, the M-5 bypass was 
constructed that diverted traffic at the City’s 
east end onto the freeway that extends 
northwest and connects with I-96/I-275 and 
the M-5/Haggerty Connector near the City 
of Novi.  This construction caused a 
reduction in traffic volumes along the local 
portion of Grand River Avenue, which also 
led to reduced economic viability for some 
businesses.  The complicated and 
sometimes confusing routes created by the 
new freeway construction compounded the 
issue.  At the same time, the reduced traffic 
volumes have resulted in a physical road 
profile that exceeds Grand River Avenue’s 
functional needs.  This presents an 
opportunity to reclaim unnecessary traffic 
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lanes for use by other modes of traffic like 
non-motorized to transit, or for other public 
purposes.  The City plans to further study 
the dynamics of transportation throughout 
the district to determine which will best 
serve businesses and residents in the area.  
The Grand River Corridor Vision Plan 
revealed the need to study a potential road 
diet for all or portions of Grand River 
Avenue, improve southeast bound access 
to the median portions of Grand River in the 
City of Farmington Hills, and evaluate 
potential intersection and other 
improvements at both Orchard Lake Road 
intersections, including possible 
roundabouts or road realignments. 
 
STREETSCAPE PLAN 
Once expected transportation changes are 
known, and after branding materials 
developed, the City will combine the ideas 
presented into a plan for streets that will 
help associate them to the corridor.  The 
streetscape plan may include concepts and 
designs for roads planned to be re-aligned, 
re-located or redesigned. 
 
PEDESTRIAN CROSSINGS 
(Power and Orchard Lake) 
It is expected that changes will be needed 
to various intersections along the corridor.  
In particular, the intersections at Orchard 
Lake Road create potential pedestrian 

barriers, especially given the traffic volumes 
and narrow road-right-of-way in this area of 
the corridor.  Some improvements will be 
needed to enhance safety and comfort for 
non-motorized traffic.  The extent of these 
changes will depend on the results of the 
Transportation Study; therefore, the final 
costs of this project are not currently 
known.  The purpose of this project is to 
implement the recommended intersection 
improvements that may be needed to 
facilitate non-motorized movements along 
the corridor.  Additional prioritization of 
sub-projects will likely be needed, but the 
first priority will be to ensure safety at the 
key intersections at Power Road and 
Orchard Lake Road. 
 
PARK ASSESSMENT PLAN 
(Orchard Lake Focus Area Open Space) 
The Grand River Corridor Vision Plan 
revealed various open space and public 
area opportunities within the development 
area.  Most of these opportunities were 
associated with potential redevelopment 
projects, but there may be additional 
opportunity to provide public parks within 
the development area.  Comparing existing 
recreational facilities to current and 
expected demand will reveal if and where 
additional parkland and public areas may 
be needed.  One specifically designated in 
the Vision Plan included a community open 

space as part of the Orchard Lake Road 
Focus Area.  This project will require 
public/private partnerships since the land is 
privately-owned.  However, it is expected 
that the various implementation tools 
described earlier in this plan can be used to 
accomplish viable redevelopment and 
inclusion of public open spaces.  The City 
expects that it may be involved in initial 
development of the public plaza, 
management of events and maintenance in 
the future.  The costs associated with this 
project will include development of a park 
plan for the district, which is expected to 
include a detailed plan for the Orchard Lake 
Road Focus Area open space.  
 
GATEWAY ENHANCEMENTS 
As part of the Grand River Corridor Vision 
Plan, gateways are envisioned at the entry 
points to the corridor and the City.  They 
serve to welcome visitors, workers, and 
residents, and orients visitors to the 
corridor.  They provide opportunities to 
frame perceptions of the community, and 
can reinforce a larger marketing efforts 
aimed at creating a “brand” for the corridor.  
Gateways can also be effective at calming 
traffic and improving safety.  Gateway 
designs will be developed jointly with the 
City of Farmington Hills’ CIA Board, and will 
likely relate to the initial Logo and Branding 
concepts that are developed in earlier 
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projects.  The cost assigned to this project 
represents an estimate to generally 
improve entry points into the City and 
corridor using signage and landscaping. 
 
NATURE TRAIL 
A somewhat unknown resource within the 
development area is the Rouge River.  The 
River presents development opportunities 
that have not yet been utilized.  The City 
envisions that future development will 
embrace the river corridor, and eventually 
the river will be improved with a passive 
trail system that will provide residents with 
access to the river.  
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IMPLEMENTATION 
FUTURE LAND USE 
The Future Land Use Map outlines the 
preferred uses throughout the Corridor and 
is a product of the existing conditions 

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

broad outline of where certain uses would 
be best utilized.   The following is a 
description of the uses shown on the Future 
Land Use Map: 

 

FUTURE LAND USE CATEGORIES PREFERRED LAND USES 

 
Development Intent 

Max. 
Height 

(Stories) 

MF 
Multi-
family 

OFF 
Office 

CIV 
Civic 

RTL 
Retail 

 

HTL 
Hotel 

 
Medium-
Density 
Residential 

This area is planned for medium density residential10-20 u/a. Residential 
development in this area should be supported by public and green spaces 
within or adjacent to the development. Residential developments should 
include sidewalks, street trees, and connections within and outside of the 
development. 

3-5 P 
 

O 
 

 

Residential 
Mixed Use 

This area is planned for a mix of commercial and medium density residential1 
0-20 u/a. Uses may be vertically or horizontally integrated. The overall mix of 
commercial to residential should have a residential focus with approximately 
60 percent of the area being used for residential. Development in this area 
should be supported by public and green spaces within or adjacent to the 
development. 

3-5 P P O P O 

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

3-5 P P P P P 

Notes: Uses (P=Preferred, O=Optional) 
The information presented in this table is a recommendation. Design flexibility should be granted as deemed appropriate by the City. The 
building blocks and preferred uses may vary slightly depending on market and site conditions.  

 
  

6.A.a

Packet Pg. 79

A
tt

ac
h

m
en

t:
 G

ra
n

d
 R

iv
er

 C
IA

 -
 D

ra
ft

 D
ev

el
o

p
m

en
t 

an
d

 T
IF

P
la

n
[2

](
4)

  (
17

00
 :

 P
u

b
lic

 H
ea

ri
n

g
  -

 F
ar

m
in

g
to

n



Draft: 2/5/14 
 

 
   Development Plan │  20 

ORCHARD LAKE ROAD FOCUS AREA 
The overall goal for the Orchard Lake Focus 
Area is to create a pedestrian-friendly 
experience that offers significant public 
space, a mixture of uses and celebrates the 
historic winery. The mixture of 
complementary land uses will allow each 
use to leverage the other, creating value 
from increased convenience and proximity.  
 
Commercial buildings are organized around 
a triangular greenspace with a centralized 
roundabout as the focal point and smaller 
plazas and terraces filling in between 
buildings.  
 
Greenspace allows for pedestrian activity 
within the area and also increases the 
visibility and competitiveness of adjacent 
businesses. This greenspace continues 
across Grand River Avenue where it 
becomes a terrace and yard for the historic 
winery.  
 
Pedestrian activity near the roundabout is 
reinforced by placing office buildings at the 
perimeter that act as a transitional zone 
between higher intensity commercial and 
lower intensity residential to the north. 
Residential buildings are placed closer to 
the street with parking located behind to 
further define the pedestrian character.   
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ZONING CHANGES 
The majority of the Grand River Avenue 
frontage is zoned Community Commercial 
(C2) and General Commercial (C3). Other 
zoning Includes Office Service (OS), Single 
Family Parking (R1P), Multiple Family 
Residential (R3, R4).  The Farmington zoning 
ordinance contains a planned unit 
development provision (Article 10), that 
promotes many of the development 
principles as outlined in the Plan. 
 
While redevelopment can occur under the 
City’s current zoning, using the Planned 
Unit Development mechanisms, there are 
ways that the regulatory environment can 
not just remove barriers, but also facilitate 
development.  In fact, as part of its mission, 
the CIA is charged with streamlining 
development reviews as a way to attract 
redevelopment.   The following suggestions 
are offered as ways to more specifically 
enumerate the style, form and quality of 
development desired and attract additional 
development interest: 

• Overlay Zoning.  An overlay zoning 
district was developed that provides a 
set of regulations that will better 
achieve the desired redevelopment and 
building form envisioned.  The overlay 
allows sites to maintain their underlying 
zoning, and allows minor additions 
pursuant to the existing zoning.  Larger 
expansion or redevelopment must 

adhere to the new regulations.   The 
overlay includes the following: 
 Modified permitted uses to 

encourage more mixed use 
 Basic building and parking 

placement requirements 
 Access requirements for both 

vehicles and pedestrians 
 Realistic applicability triggers that 

respect local businesses 
 Streamlined reviews 
 Quality standards upon which 

flexibility may be granted 
 Requirement for Development 

Agreement to specify flexibility, 
modifications and incentives 
agreed upon during the approval 
process 

• Streamlining approvals.  The overlay 
zoning district is structured as a 
planned unit development ordinance 
that requires a two step approval 
process.  The Farmington Planning 

Commission is encouraged to adopt the 
Orchard Lake Focus Area plan as the 
approved Preliminary Site Plan for the 
site, thus eliminating one step in the 
process and allowing the applicant to 
proceed directly to Final Site Plan 
review.   

• Incentives.  Streamlined approvals can 
help attract redevelopment, but there 
are more ways to encourage activity.  A 
more aggressive approach to attracting 
developers is to establish an incentive 
program.  The following table shows 
the type of incentives (listed along the 
top) that could potentially be offered, if 
the recognized benefits (listed along 
the left) are provided.  The idea is to 
match the recognized benefit to an 
appropriate incentive.  The table below 
shows the types of matches that are 
most effective: 

 
 

Incentives  Lot 
Coverage 

Setback 
Relief 

Bldg. 
Height 

Reduced 
Parking 

Storm-
water/ 
Utility  

TIF 
Funding 

Use of 
Municipal 

Parking Recognized Benefit  
Open Space x x   x  x 
LID x x   x x  
Mixed-Use   x x   x 
Higher Quality 
Architecture 

     x  

LEED/Green Building x  x  x x  
Additional Buffer  x   x x x 
Pedestrian Facilities x x  x  x x 
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CORRIDOR DESIGN GUIDELINES  
The following should be incorporated into 
development along the corridor: 
• Streetscaping 

 Front yards should maintain 
visibility of entrances and present 
high quality building fronts  

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

 Establish a street tree policy that is 
unique for the corridor 

 Consider uniform street lights 
• Lot size and coverage  

 Match residential areas to current 
residential districts 

 No minimum or maximum for 
Commercial/Mixed Use 

• Setbacks  
 Match residential areas to current 

residential districts 
 No minimum front setback for 

Commercial/Mixed Use 
 Consider a build-to requirement or 

a build-to “zone”  

• Transitions  
 Require rear 

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

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

• Parking 
 Refer to each city’s current parking 

standards, but consider flexibility 
for other available shared, 
structured or municipal parking  

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

• Building Design 
 Regulate quality, not architecture 
 Require a minimum storefront 

height and minimum window area 
for first floor 

 Allow colors that are consistent 
with the established Grand River 
theme 

 Establish lighting standards that 
consider modern and sustainable 
lighting options 

• Signs 
 Maintain visibility for commercial 

signage 
 Match sign size and height to speed 

limit on Grand River 
 Consider visibility across median 
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TAX INCREMENT FINANCING PLAN 
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FIGURE 1 
ESTIMATED REVENUE CAPTURE 

 
 

EXPLANATION OF THE TAX 
INCREMENT PROCEDURE 
EXPLANATION OF TAX INCREMENT 
FINANCING 
Tax Increment Financing (TIF financing) is a 
method of funding public investments in an 
area slated for (re)development by 
capturing, for a time, all or a portion of the 
increased tax revenue that may result from 
increases in property values, either as a 
result of (re)development or general market 
inflation.  
 
Once the TIF expires (potentially in 20 
years), the CIA will cease its 
revenue capture and 100% of 
taxes collected from future 
property values will be 
distributed to the 
appropriate taxing agencies 
in place at that time.   
 
To utilize TIF financing, the 
CIA must prepare a 
Development Plan and a TIF 
Plan. Both plans are 
submitted to the City 
Council, who must approve 
the plans.  
 
TIF REVENUE 
TIF Revenue represents the 
value of new taxes that may 
be received as a result of new 
property value increases.  

Figure 1 illustrates how existing taxes 
collected from property within the district 
will continue to go to the agencies who 
currently receive them.  Future increases in 
tax revenue will be split as follows: 
 To Agencies Not Captured.  100%l of 

new taxes collected for School 
agencies, the Detroit Zoo and Detroit 
Institute of Arts will continue to go to 
those authorities. 

 To Other Agencies.  50% of new taxes 
collected for all other agencies will be 
distributed to those agencies.  

 To CIA.  50% of new taxes collected will 
be captured by the Corridor 

Improvement Authority for 
reinvestment within the district. 

 
The Base Value for this plan is 
the taxable value of all real 
and personal property in the 
development area as 
determined on December 31, 
2013 and finally equalized by 
the state in May, 2014.  The 
Base Value of the district is 
$15,936,450.  
 
WHAT TIF CAN BE USED FOR 
TIF financing can be used to 
fund public utility and 
infrastructure improvements, 
market businesses within the 
district, plan for property 
within the district, acquire 
land, improve sites, construct 
buildings, and administer the 
Development Plan.  Because 
TIF financing involves capture 

TIF TERMS 
 Base Value:  The taxable value of 

property in the TIF district at the 
date the TIF is established 

 Current Value: The taxable value 
of property in the district as of the 
current year 

 Revenue Capture:  The difference 
between tax revenue collected from 
the Current Value and the Base 
Value 
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of tax revenue for certain parcels, TIF dollars 
must be used for improvements that will 
generally benefit those same parcels.   
 
PROPOSED 50% CAPTURE 
The Grand River Corridor CIA understands 
that TIF capture by the authority will reduce 
increases in tax revenue for other taxing 
agencies, which the City recognizes are 
under increasing budget constraints 
already.  However, the purpose for TIF 
financing is to utilize local tax dollars to 
catalyze reinvestment within the district, 
with the expectation that it will result in 
increases in property values that would not 
otherwise occur without such public 
investment.  Figure 1 shows the existing 
revenue that is collected from property in 
the TIF district.   
 
BENEFIT OF TIF FOR ALL TAXING AGENCIES 
It has been determined that property values 
in the district are in decline and are not 
likely to rebound without some sort of 
catalyst.  Therefore, it is reasonable to 
assume that taxing agencies will not likely 
see an increase in tax revenue anyway.  
Therefore, in the long run, temporary 
reductions in tax revenue will result in tax 
revenues for all taxing agencies that they 
may not receive in the future, if the efforts 
of this Plan are not implemented. 
 
TIF REVENUE ASSUMPTIONS 
The purpose of the Tax Increment 
Financing Plan is to evaluate potential 

revenues from tax increment capture and 
ensure it will be sufficient to cover 
anticipated costs.  Therefore, some 
assumptions are involved in the 
calculations in order to project property 
values into the future and determine 
anticipated revenues.  The figures in the TIF 
Plan are estimates of revenue that apply the 
best available data and most reasonable 
assumptions.  This TIF Plan is based on 2013 
assessment and millage data provided by 
Oakland County, and the following 
assumptions:   
1. A limit to the amount of TIF capture was 

included.  The CIA plans to capture only 
50% of the Captured Value 

2. A modest increase in property values 
was assumed.   A conservative growth 
rate of 3.0% was used in the projections 
for future TIF revenue.  In reality, values 
should increase more rapidly as 
redevelopment occurs within the 
district. 

3. Various millage levies 
have been excluded 
from capture, as 
discussed below.  Table 1 
shows the expected 
millage levies for this TIF 
Plan.   

Millage rates were provided by the City 
Treasurer’s office.  This list includes all 
millages except for the following: 

 Farmington Schools Supplemental 
 Farmington Schools Operating 
 Farmington Schools Debt 
 State Education 
 Intermediate Schools 
 Zoo 
 DIA 
 
PROJECTED TIF REVENUE 
Table 2 on the following page shows the 
projected revenues expected for the 
district.  It represents the amount the CIA 
can anticipate in TIF Revenue, based on the 
assumptions given above.  The increases in 
property values are based on a modest 
inflation rate.  In reality, property values, 
and resulting TIF capture will exceed these 
figures as redevelopment increases 
property values at a more rapid rate.  

TABLE 1 
MILLAGE LEVIES 

 Taxing Agency Summer 
Levy 

Winter 
Levy 

City Operating 14.0000  
City Streets 1.0000  

County Operating 4.1900  
Parks and Recreation  0.2415 

Huron-Clinton Metropark Authority  0.2416 
Community College 1.5844  

Library 1.0000 0.5856 
County Public Transit  0.5900 

Total Captured 21.7744 1.6587 
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DURATION OF THE 
DEVELOPMENT PROGRAM 
The duration of the tax increment financing 
plan is twenty (20) years, commencing 
upon approval by the City Council in 2014 
and will cease with tax collections due in 
December 2034, unless this plan is 
amended to extend or shorten its duration. 
 
PLAN FOR THE EXPENDITURE 
OF CAPTURED VALUE BY THE 
AUTHORITY 
Any additional tax increment revenues 
beyond those projected in this plan will: 
a.  be used to expedite any debt service, 
b.  further the implementation of the 

public improvement program, or 
c. be returned, pro-rata, to the taxing 

units. 
 

Should the tax increment revenues be less 
than projected, the CIA may choose to: 
 Collect and hold the captured 

revenues until a sufficient amount is 
available to implement specific public 
improvements, 

 Consider implementing public 
improvement projects based upon the 
ability to match existing funds with 
expenditures while seeking out 
additional funding sources, 

 Amend the development plan and/or 
tax increment financing plan to allow 
for alternative projects and funding.  

 
 

TABLE 2 
ESTIMATE OF TIF REVENUE 
 

Fiscal 
Year Base Value 

% Value   
Increase 

Estimated 
Value Capture  

(50%) 

Estimated 
Annual TIF 

Revenue 
Compounded  

TIF Revenue 
Base Year: 2014 $15,936,450 3.0%    
 2015 $15,936,450 3.0% $485,265 $11,085  $11,085  
 2016 $15,936,450 3.0% $738,870 $16,878  $27,963  
 2017 $15,936,450 3.0% $1,000,082 $22,845  $50,808  
 2018 $15,936,450 3.0% $1,269,132 $28,991  $79,799  
 2019 $15,936,450 3.0% $1,546,252 $35,321  $115,120  
 2020 $15,936,450 3.0% $1,831,687 $41,841  $156,962  
 2021 $15,936,450 3.0% $2,125,684 $48,557  $205,519  
 2022 $15,936,450 3.0% $2,428,501 $55,474  $260,993  
 2023 $15,936,450 3.0% $2,740,403 $62,599  $323,593  
 2024 $15,936,450 3.0% $3,061,662 $69,938  $393,530  
 2025 $15,936,450 3.0% $3,392,559 $77,497  $471,027  
 2026 $15,936,450 3.0% $3,733,382 $85,282  $556,309  
 2027 $15,936,450 3.0% $4,084,430 $93,301  $649,610  
 2028 $15,936,450 3.0% $4,446,010 $101,561  $751,171  
 2029 $15,936,450 3.0% $4,818,437 $110,068  $861,239  
 2030 $15,936,450 3.0% $5,202,037 $118,831  $980,069  
 2031 $15,936,450 3.0% $5,597,145 $127,856  $1,107,925  
 2032 $15,936,450 3.0% $6,004,106 $137,152  $1,245,078  
 2033 $15,936,450 3.0% $6,423,276 $146,728  $1,391,805  
 2034 $15,936,450 3.0% $6,855,021 $156,590  $1,548,395  

TIF SUMMARY 
 
Base Value (2013) $15,936,450 
Millage Captured 23.4331 
Millage Not Captured 40.684 
2014 CIA Revenue $11,085  
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ESTIMATED IMPACT OF TAX 
INCREMENT FINANCING ON 
TAXING JURISDICTIONS 
The CIA is eligible to capture tax increment 
revenues from the State, local school 
district, and intermediate school district to 
the extent necessary to pay the debt service 

on the outstanding bonds that represent 
“eligible obligations.”  

 
The most important impact on the affected 
taxing jurisdictions is that the amount of 
revenue they currently receive from 
property within the district will not increase 
during the life of the Plan.  Once the base 

value of the district is set, the CIA will 
capture the revenue from any increase in 
property value.  The base amount would 
still flow to the appropriate taxing 
jurisdictions.  In other words, the revenue to 
each taxing jurisdiction would effectively 
be frozen at the base value for the entire 
term of the CIA Plan. 

TABLE 3 
ESTIMATED TAX INCREMENT CAPTURE BY TAXING JURISDICTION 
Millage Rates 4.1900 14.0000 1.0000 0.2415 0.2416 1.5856 1.5844 0.5900 

Fiscal Year 
Capture 
Amount 

Oakland 
County 

Operating 
City 

Operating City Streets 
County 
Parks HCMA Library 

Community 
College SMART 

2014 $485,265  $2,033  $6,794  $485  $117  $117  $769  $769  $286  
2015 $738,870  $3,096  $10,344  $739  $178  $179  $1,172  $1,171  $436  
2016 $1,000,082  $4,190  $14,001  $1,000  $242  $242  $1,586  $1,585  $590  
2017 $1,269,132  $5,318  $17,768  $1,269  $306  $307  $2,012  $2,011  $749  
2018 $1,546,252  $6,479  $21,648  $1,546  $373  $374  $2,452  $2,450  $912  
2019 $1,831,687  $7,675  $25,644  $1,832  $442  $443  $2,904  $2,902  $1,081  
2020 $2,125,684  $8,907  $29,760  $2,126  $513  $514  $3,370  $3,368  $1,254  
2021 $2,428,501  $10,175  $33,999  $2,429  $586  $587  $3,851  $3,848  $1,433  
2022 $2,740,403  $11,482  $38,366  $2,740  $662  $662  $4,345  $4,342  $1,617  
2023 $3,061,662  $12,828  $42,863  $3,062  $739  $740  $4,855  $4,851  $1,806  
2024 $3,392,559  $14,215  $47,496  $3,393  $819  $820  $5,379  $5,375  $2,002  
2025 $3,733,382  $15,643  $52,267  $3,733  $902  $902  $5,920  $5,915  $2,203  
2026 $4,084,430  $17,114  $57,182  $4,084  $986  $987  $6,476  $6,471  $2,410  
2027 $4,446,010  $18,629  $62,244  $4,446  $1,074  $1,074  $7,050  $7,044  $2,623  
2028 $4,818,437  $20,189  $67,458  $4,818  $1,164  $1,164  $7,640  $7,634  $2,843  
2029 $5,202,037  $21,797  $72,829  $5,202  $1,256  $1,257  $8,248  $8,242  $3,069  
2030 $5,597,145  $23,452  $78,360  $5,597  $1,352  $1,352  $8,875  $8,868  $3,302  
2031 $6,004,106  $25,157  $84,057  $6,004  $1,450  $1,451  $9,520  $9,513  $3,542  
2032 $6,423,276  $26,914  $89,926  $6,423  $1,551  $1,552  $10,185  $10,177  $3,790  
2033 $6,855,021  $28,723  $95,970  $6,855  $1,655  $1,656  $10,869  $10,861  $4,044  
2034 $7,299,718  $30,586  $102,196  $7,300  $1,763  $1,764  $11,574  $11,566  $4,307  

  $284,015 $948,975 $67,784 $16,370 $16,377 $107,478 $107,397 $39,993 
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MAXIMUM AMOUNT OF 
BONDED INDEBTEDNESS TO BE 
INCURRED 
The Corridor Improvement Authority may 
explore the possibility of bonding against 
future revenues to supply the funds 

required to accomplish larger public 
improvement projects. The extent of the 
indebtedness and the timing of the debt 
retirement will be determined by the extent 
of the tax increment revenues.  The 
maximum indebtedness, as stated in PA 
197 of 1975, cannot exceed the ability to 
service the debt from tax increments.  Only 
80% of projected revenues are available as 

debt service funds.  The CIA was just 
established, so no bond debt has been 
accrued to date.  Future plan updates will 
consider potential debt as it plans for 
continued investment in the district.  
 
 

 
 
 

  

6.A.a

Packet Pg. 90

A
tt

ac
h

m
en

t:
 G

ra
n

d
 R

iv
er

 C
IA

 -
 D

ra
ft

 D
ev

el
o

p
m

en
t 

an
d

 T
IF

P
la

n
[2

](
4)

  (
17

00
 :

 P
u

b
lic

 H
ea

ri
n

g
  -

 F
ar

m
in

g
to

n



Draft: 2/5/14 
 

 
31  │  Grand River Corridor Improvement Authority Development and TIF Plan   

 
STATUTORY REQUIREMENTS 
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LEGAL BASIS OF THE PLAN 
The Development Plan and Tax Increment 
Financing Plan are prepared pursuant to 
the requirements of Sections 18 and 21 of 
the Corridor Improvement Authority Act 
(Act 280 of 2005), as amended.  More 
specifically, Section 21 of the Act states that 
“if a board decides to finance a project in a 
development area by the use of revenue 
bonds as authorized in section 16 or tax 
increment financing as authorized in 
sections 18, 19, and 20, it shall prepare a 
development plan.   
 
ELIGIBILITY CRITERIA FOR 
ESTABLISHING A CIA 
This CIA meets all of the eligibility criteria 
established by Section 5 of the Act, as 
shown in Table 4: 

 

  

TABLE 4 
ELIGIBILITY CRITERIA FROM P.A. 280 OF 2005, AS AMENDED 
The District is adjacent to a road classified as an arterial or collector according to the federal highway 
administration.   
 Grand River Avenue is considered a Principal Arterial Road according to the FHWA.   

The District contains at least 10 contiguous parcels or at least 5 contiguous acres.  
 The district is approximately 100 acres in size. 

More than 50%of existing ground floor area in the District is classified as commercial real property.  
 The district contains approximately 100 acres of land, with at least 53% of land containing a 

variety of commercial land uses.   
Residential, commercial or industrial use has been allowed and conducted for the past 30 years.   
 Historic land uses are much the same as those that exist today.  The main purpose of this plan 

is to promote redevelopment and marketing of the corridor given its long development 
history and need to modernize.  A review of the uses in the District indicates that the above 
uses have been allowed for more than 30 years. 

The District is presently served by municipal water or sewer.  
 The entire district is served by municipal water and sewer utility service. 

Property in the District Is zoned to allow for mixed use that includes high-density residential use.   
 The Farmington zoning ordinance contains a planned unit development provision (Article 10), 

that promotes many of the development principles as outlined in the Plan.  However, as part 
of the Grand River Corridor Vision Plan, an overlay zoning district was recommended and is 
likely to be adopted to further fulfill this requirement. 

The City of Farmington CIA has agreed to expedite the local permitting and inspection process in the 
development area and modify its master plan to provide for walkable non-motorized interconnections, 
including sidewalks and streetscapes throughout the development area.  
 The City of Farmington agrees to these terms.  In fact, the City is already exploring ways to 

expedite the review process, and has non-motorized elements already planned in the Master 
Plan.  The City is scheduled to update the Master Plan in 2014, at which time the specific 
details and recommendations of the Grand River Corridor Vision Plan will be incorporated. 
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STATUTORY 
DEVELOPMENT 
PLAN 
REQUIREMENTS 
The Act also requires 
the development plan 
contain a variety of 
information.  This plan 
includes all of the 
required information, 
as shown in Table 5, 
which provides an 
explanation or cross-
reference to show how 
each of the criteria 
have been met.  
  

TABLE 5 
STATUTORY DEVELOPMENT PLAN REQUIREMENTS 

Designation of development area boundaries. DESIGNATION OF BOUNDARIES 

Legal description, location and extent of existing streets, 
public facilities, land uses, character. 

PHYSICAL CORRIDOR CONDITIONS 

Description of planned improvements.   No such improvements are planned at this time 
Location, extent, character, estimated cost and timeframe 
of the improvements contemplated.   

While no construction projects are planned, a focus area 
plan was developed for the orchard lake area 

ORCHARD LAKE ROAD FOCUS AREA 
Planned phases for construction and estimated time of 
completion of each. 

Since there is no construction planned, there are no 
timeframes to provide 

Description of planned open space.  There are no planned open spaces within the development 
area. 

OPEN SPACE AND UNDEVELOPED AREAS 
Description of areas the authority desires to sell, donate, 
exchange, or lease to or from the municipality.  

No land conveyances are currently expected as part of this 
plan. 

Desired changes in zoning, streets, street levels, 
intersections, traffic flow modifications, or utilities.   

ZONING CHANGES 
TRANSPORTATION STUDY 

Estimates of development costs, proposed financing 
methods, and the authority’s financing ability.  

PROJECT LIST 
FARMINGTON’S APPROACH 

Designation parties to whom areas are planned to be 
conveyed in any manner and who will benefit (if available). 

No land conveyances are currently expected as part of this 
plan. 

Procedures for conveying in any manner of all or a portion 
areas that will be conveyed. 

No land conveyances are currently expected as part of this 
plan. 

Estimated number of persons residing in the development 
area and the number of families and individuals to be 
displaced. 

No relocation of families or individuals is expected.  Should 
said displacement be planned during implementation of the 

plan, appropriate  information will be gathered. 
Plan for establishing priority for expected displaced 
persons.  

No relocation of families or individuals is expected. 

Provision for the costs of relocating expected displaced 
persons.  

No relocation of families or individuals is expected. 

A plan for compliance with 1972 PA 227, MCL 213.321 to 
213.332.  

No relocation of families or individuals is expected. 

Requirement that amendments to an approved 
development plan or tax increment plan must be 
submitted to the governing body for approval or rejection.  

Any amendments to the plan will be approved by the 
Farmington City Council per the Corridor Improvement Act. 

A schedule to periodically evaluate the effectiveness of the 
development plan. 

The Farmington CIA Board plans to review the 
Development Plan on an annual basis to develop specific 

work plans for each fiscal year. 
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APPENDIX A: DEVELOPMENT AREA BOUNDARY  
 
Downtown Development District and Downtown Development Area Boundary: 
 

[INSERT LEGAL DESCRIPTION HERE] 
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APPENDIX B: BASE PARCEL DATA 
 
The following pages include the base 
information for all real property parcels 
located in the CIA Development Area.  
Information reported for the 2013 Fiscal 
Year are based upon the assessments 
recorded on December 31, 2012 as 
modified by the Board of Review and are 

subject to any judgments issued by the 
State Tax Tribunal. The final 2014 TEV, as 
adjusted by these bodies, is adopted by 
reference and is considered to be the Initial 
Assessed Valuation and may be revised 
without amendment of these plans. 
 

Properties outlined are those Real 
Properties whose value was reduced by 
decision of the 2013 Michigan Tax Tribunal, 
or those whose value was reduced via 
Consent Judgment  
 
 

 
TABLE 6 
BASE DATA FOR ALL PARCELS IN THE CIA DISTRICT 
Parcel Owner Property Address  Base Value  
20-23-26-351-001 ASGHAR, NASRIN 22882 ORCHARD LAKE RD 106,460  
20-23-26-351-002 REED, DAVID 22856 ORCHARD LAKE RD 83,580  
20-23-26-351-005 YONO PROPERTY INVESTMENTS, LLC 22804 ORCHARD LAKE RD 152,480  
20-23-26-351-006 LULGJURAJ, MARKO 22784 ORCHARD LAKE RD 51,880  
20-23-26-351-007 LULGJURAJ, MARKO 22772 ORCHARD LAKE RD 33,810  
20-23-26-351-008 BEALE, PAUL W 22770 ORCHARD LAKE RD 32,680  
20-23-26-351-009 LEROUX, MARY A 22748 ORCHARD LAKE RD 52,850  
20-23-26-351-024 HERITAGE 2000 LLC 22840 ORCHARD LAKE RD 130,470  
20-23-26-351-025 MCKEE, L.L.C. 22730 ORCHARD LAKE RD 151,220  
20-23-26-355-001 GRIPPO, DANIEL 22512 ORCHARD LAKE RD 97,080  
20-23-26-355-002 22500 HOLDINGS LLC 22500 ORCHARD LAKE RD 148,780  
20-23-26-355-005 MCPHAIL, DANIEL 22424 ORCHARD LAKE RD 67,770  
20-23-26-355-020 KAJY AND ASSOCIATES, INC. 31200 GRAND RIVER AVE 34,030  
20-23-26-355-022 THE KUGHN REAL PROPERTIES CO 22456 ORCHARD LAKE RD 254,910  
20-23-26-355-023 MCPHAIL, DANIEL 22434 VIOLET ST 10,470  
20-23-26-355-025 FLAGSTAR BANK FSB 31230 GRAND RIVER AVE 308,410  
20-23-26-356-002 DELTA INVESTMENT COMPANY 31235 GRAND RIVER AVE 72,490  
20-23-26-356-003 DELTA INVESTMENT COMPANY 31233 GRAND RIVER AVE 102,660  
20-23-26-357-010 CITY OF FARMINGTON 22402 VIOLET ST -    
20-23-26-357-023 EMMITT, DANIEL L 31036 GRAND RIVER AVE 43,330  
20-23-26-357-029 LILAC PROPERTIES, L.L.C. 31030 GRAND RIVER AVE 50,440  
20-23-26-358-013 SMS PROPERTY DEVELOPMENT, LLC 22400 LILAC ST 16,310  
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20-23-27-326-004 HBW PROPERTIES, LLC 32686 GRAND RIVER AVE 131,500  
20-23-27-326-005 MEYERS, JOSEPHINE 32620 GRAND RIVER AVE 65,170  
20-23-27-326-006 EDMONDS, ANNE H 32604 GRAND RIVER AVE 87,370  
20-23-27-326-009 CORNWELL, DAVID 23107 POWER RD 5,070  
20-23-27-326-010 SHELT, WILLIAM R 32500 GRAND RIVER AVE STE 203 79,200  
20-23-27-326-013 TAGHAVI, NASSER 32434 GRAND RIVER AVE 103,060  
20-23-27-326-014 CAMPBELL, BRUCE 23105 POWER RD 36,610  
20-23-27-326-015 GRAND RIVER RENTAL AND DEV, LLC 32410 GRAND RIVER AVE 136,650  
20-23-27-326-017 HADDAD, C G 32580 GRAND RIVER AVE 130,070  
20-23-27-326-018 FARMINGTON PARKVIEW APARTMENTS LLC 32450 GRAND RIVER AVE 112,780  
20-23-27-326-019 32440 GRAND RIVER LLC 32440 GRAND RIVER AVE 62,060  
20-23-27-329-020 FOSTER, DUANE E 32617 GRAND RIVER AVE 161,860  
20-23-27-329-046 LAWLEY HOLDINGS, LLC 32663 GRAND RIVER AVE 192,060  
20-23-27-329-047 OAKLAND ONE, LLC 32715 GRAND RIVER AVE 23,780  
20-23-27-330-001 FOXWORTHY, G BRUCE 32595 GRAND RIVER AVE 104,240  
20-23-27-330-002 LAPHAM JR, HARRY L 32523 GRAND RIVER AVE 112,200  
20-23-27-330-058 YONO ENTERPRISES, LLC 32411 GRAND RIVER AVE 213,030  
20-23-27-330-059 DOMPIERRE LAND COMPANY, LLC 32423 GRAND RIVER AVE 102,070  
20-23-27-330-062 RAMSAY, KIRK J 32435 GRAND RIVER AVE 217,320  
20-23-27-330-063 KOSUTIC, ROBERT S 32425 GRAND RIVER AVE 84,390  
20-23-27-403-030 BOWMAN, JOHN V 22801 LAKE WAY ST 75,760  
20-23-27-403-040 CITY OF FARMINGTON 31801 GRAND RIVER AVE -    
20-23-27-403-046 WILKIE, MARIE E 32000 GRAND RIVER AVE APT 1 17,390  
20-23-27-403-135 F.S.G.Y., L.L.C. 31822 GRAND RIVER AVE 137,620  
20-23-27-403-136 PARAMOUNT HOME CARE, INC. 31806 GRAND RIVER AVE 82,630  
20-23-27-403-137 SHLAFER, ROMAN 31930 GRAND RIVER AVE 167,200  
20-23-27-403-138 ZANETTI, JEFFREY L 31904 GRAND RIVER AVE 262,450  
20-23-27-404-002 J & B PROPERTY MANAGEMENT, LLC 32340 GRAND RIVER AVE 328,000  
20-23-27-404-006 SAMRA, GEORGE D 32300 GRAND RIVER AVE 57,060  
20-23-27-404-007 GLUCK, MICHAEL 32330 GRAND RIVER AVE 78,750  
20-23-27-404-012 LEONOR, LOUIS E 23020 POWER RD 195,580  
20-23-27-404-013 LEEKO DEVELOPMENT LLC 23010 POWER RD 13,930  
20-23-27-404-014 LEONOR, LOUIS E 32326 GRAND RIVER AVE 74,240  
20-23-27-404-015 JSA PROPERTIES, L.L.C. 32316 GRAND RIVER AVE 260,160  
20-23-27-427-022 CITY OF FARMINGTON 31731 GRAND RIVER AVE -    
20-23-27-427-025 SOUL INVESTMENTS LLC 31632 GRAND RIVER AVE 52,760  
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20-23-27-427-026 SAM CASSAR & CO 31625 SHIAWASSEE RD 917,530  
20-23-27-427-032 KING, PAUL 31690 GRAND RIVER AVE 81,080  
20-23-27-427-034 RESTORATION CHRISTIAN FELLOWSHIP 31590 GRAND RIVER AVE -    
20-23-27-427-035 FARMINGTON PLAZA LLC 31530 GRAND RIVER AVE 1,133,080  
20-23-27-427-036 SUBURBAN FAMILY CREDIT UNION 31716 GRAND RIVER AVE 307,200  
20-23-27-428-004 FOWLER ENTERPRISES, INC. 22883 ORCHARD LAKE RD 96,800  
20-23-27-428-006 LOISELLE, MICHAEL 22855 ORCHARD LAKE RD 86,410  
20-23-27-428-007 ODEH, AHMAD KAYED 22849 ORCHARD LAKE RD 102,990  
20-23-27-428-008 BARNES REAL ESTATE HOLDING CO., LLC 22843 ORCHARD LAKE RD 216,840  
20-23-27-428-009 CARRON HOLDINGS LLC 22820 MOONEY ST 150,400  
20-23-27-428-010 SHEIKH, KAMRAN 22821 ORCHARD LAKE RD 133,920  
20-23-27-428-013 MEINKE, CHRISTINE 22906 MOONEY ST 112,730  
20-23-27-428-014 TRI-F ASSOCIATES 23030 MOONEY ST 184,030  
20-23-27-428-016 ZIEGLER-MICHIGAN 5 LLC 23133 ORCHARD LAKE RD STE 206 563,200  
20-23-27-428-020 GB INVESTMENTS LLC 23017 ORCHARD LAKE RD STE 1 36,010  
20-23-27-428-033 HIND PROPERTIES, LLC 31506 GRAND RIVER AVE 706,680  
20-23-27-428-035 U-WASH DEVELOPMENT CO., LLC 31500 GRAND RIVER AVE 218,890  
20-23-27-428-036 ORCHARD LAKE ROAD L L C 22725 ORCHARD LAKE RD 309,860  
20-23-27-428-037 NIMROD CORP 22757 ORCHARD LAKE RD 272,970  
20-23-27-451-005 DOR SITE L.L.C. 32305 GRAND RIVER AVE 141,400  
20-23-27-451-006 CITY OF FARMINGTON 32301 GRAND RIVER AVE -    
20-23-27-451-036 DOR SITE LLC 22823 BROOKDALE ST 21,370  
20-23-27-451-065 HAJAL, JANET 32323 GRAND RIVER AVE 42,190  
20-23-27-451-066 AMERITECH (Assessed with other Parcels) 32335 GRAND RIVER AVE -    
20-23-27-451-067 P.R.I., L.L.C. 32315 GRAND RIVER AVE 224,660  
20-23-27-452-001 CITY OF FARMINGTON 32081 GRAND RIVER AVE -    
20-23-27-452-002 YO, UN DAE 32065 GRAND RIVER AVE 117,790  
20-23-27-452-030 LEO SOAVE BUILDING, INC 32057 GRAND RIVER AVE 3,540  
20-23-27-452-031 CITY OF FARMINGTON 32035 GRAND RIVER AVE -    
20-23-27-452-032 CITY OF FARMINGTON 32023 GRAND RIVER AVE -    
20-23-27-452-033 LOVERNICH, RANDY JAMES 32011 GRAND RIVER AVE 680  
20-23-27-453-001 RYAN, DANIEL 31831 GRAND RIVER AVE APT 1 8,110  
20-23-27-476-007 GROVES-WALKER POST 346 (Exempt-American 

Legion) 
31775 GRAND RIVER AVE -    

20-23-27-476-008 VESTA RAE PERAKES TRUST 31691 GRAND RIVER AVE 205,190  
20-23-27-476-009 STANTON, JACOB 22409 SHERWOOD AVE 21,720  
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20-23-27-476-010 EMIRI, DHURATA 22405 SHERWOOD AVE 38,560  
20-23-27-478-001 MUIR, JOHN 31370 SHAW AVE 53,500  
20-23-27-478-002 PETTY, ELIZABETH A 31360 SHAW AVE 55,810  
20-23-27-478-003 GOSS, GARY M 31622 SHAW AVE 51,070  
20-23-27-478-004 ULMAN, RONALD J 31610 SHAW AVE 61,270  
20-23-27-478-005 GORDAM, LLC 31625 GRAND RIVER AVE 596,700  
20-23-27-478-006 JOHN STIRLING WHITE LLC 31505 GRAND RIVER AVE 234,680  
20-23-35-102-004 30924 COMMUNITY PROPERTY, LLC 30948 GRAND RIVER AVE 15,680  
20-23-35-102-005 30924 COMMUNITY PROPERTY, LLC 30942 GRAND RIVER AVE 25,680  
20-23-35-102-013 SMS PROPERTY DEVELOPMENT, LLC 30966 GRAND RIVER AVE 100,590  
20-23-35-102-015 30924 COMMUNITY PROPERTY, LLC 30924 GRAND RIVER AVE 61,180  
20-23-35-103-001 TARQUINIO, MARY BETH 30875 W 9 MILE RD 63,340  
20-23-35-103-002 GARRITY, GEORGE A 30815 W 9 MILE RD 41,610  
20-23-35-103-003 TURNER, AMBER R 22129 HAWTHORNE ST 35,670  
20-23-35-103-004 HAWTHORNE HOMES, LLC 22109 HAWTHORNE ST 29,630  
20-23-35-103-012 MAHER, CHARLES J 30752 GRAND RIVER AVE 52,640  
20-23-35-103-015 FOEN, LOMIN 30746 GRAND RIVER AVE 38,520  
20-23-35-103-018 FARMINGTON RETAIL MANAGEMENT, LLC 30790 GRAND RIVER AVE 71,060  
20-23-35-103-019 MAHER, CHARLES J 30748 GRAND RIVER AVE 20,490  
20-23-35-103-021 PAUL NICHOLAS HOLDINGS LLC 30760 GRAND RIVER AVE 112,500  
20-23-35-126-001 KHAYKIN, IGOR 22146 HAWTHORNE ST 30,890  
20-23-35-126-002 WEST, DAWN 22120 HAWTHORNE ST 44,420  
20-23-35-126-003 HOOD, MARTHA WALLACE 22116 HAWTHORNE ST 36,060  
20-23-35-126-004 SPENCE, CHARLES 22100 HAWTHORNE ST 43,100  
20-23-35-126-010 FARMINGTON A & W 30732 GRAND RIVER AVE 55,520  
20-99-00-000-028 SOLEIL FURNITURE 32315 GRAND RIVER AVE -    
20-99-00-000-030 ANCHOR CHIROPRACTIC 32595 GRAND RIVER AVE 16,710  
20-99-00-001-058 $3 SOFT CLOTH CAR WASH 31500 GRAND RIVER AVE 13,680  
20-99-00-001-092 SCOTT,JEFFERY A 32316 GRAND RIVER AVE STE 200 8,630  
20-99-00-002-020 HARRISON, STEVEN AGENCY 32620 GRAND RIVER AVE 2,380  
20-99-00-002-051 COMMUNITY LIVING CENTER 31505 GRAND RIVER AVE # 11 -    
20-99-00-002-062 SALON NIA 31616 GRAND RIVER AVE 4,460  
20-99-00-002-099 BELLE TIRE DISTRIBUTORS INC 22843 ORCHARD LAKE RD 70,150  
20-99-00-002-126 BP 32410 GRAND RIVER AVE 25,090  
20-99-00-002-310 LEONOR,LOUIS E DDS 23020 POWER RD 91,140  
20-99-00-003-014 GRAND CELEBRATIONS 32305 GRAND RIVER AVE 14,780  
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20-99-00-003-030 KAMRAN F SHEIKH MD PC 22821 ORCHARD LAKE RD 28,880  
20-99-00-003-031 AKT PEERLESS ENVIRONMENTAL 22725 ORCHARD LAKE RD 55,220  
20-99-00-003-053 SMITH,DENNIS CLU CHEF 31505 GRAND RIVER AVE STE 214 -    
20-99-00-003-200 KUGHN ENTERPRISES 22482 ORCHARD LAKE RD 40,620  
20-99-00-004-000 DREAM TEAMS 32580 GRAND RIVER AVE STE 12 880  
20-99-00-004-002 MICHIGAN HOME HEALTH 23030 MOONEY ST STE A 2,970  
20-99-00-004-004 ANTONIO'S LIQUOR 22804 ORCHARD LAKE RD 32,010  
20-99-00-004-005 COURTLAND ASSOCIATES INC 22500 ORCHARD LAKE RD 8,960  
20-99-00-004-012 DANBOISE MECHANICAL INC 31625 GRAND RIVER AVE 72,000  
20-99-00-004-018 TOO CUTE BEADS LLC 31711 GRAND RIVER AVE 3,170  
20-99-00-004-020 D&W OIL COMPANY 31235 GRAND RIVER AVE 730  
20-99-00-004-061 JOHN MARTIN INC 31505 GRAND RIVER AVE # 9-206 -    
20-99-00-004-070 DANS GIANT SUBMARINE 22424 ORCHARD LAKE RD 7,840  
20-99-00-004-368 DURACLEAN BY HOSKIN 31505 GRAND RIVER AVE # 4-14 -    
20-99-00-005-001 BIG LOTS #1811 31550 GRAND RIVER AVE 28,500  
20-99-00-005-003 CHICKEN KING 32663 GRAND RIVER AVE 82,320  
20-99-00-005-013 GLANZ FINANCIAL LLC 32440 GRAND RIVER AVE 7,130  
20-99-00-005-016 KILS TAEKWONDO 32326 GRAND RIVER AVE 1,780  
20-99-00-005-027 WENDYS 22757 ORCHARD LAKE RD 65,950  
20-99-00-005-050 EMMITT SERVICES INC 31036 GRAND RIVER AVE 2,960  
20-99-00-006-022 THE GETAWAY 31822 GRAND RIVER AVE 5,460  
20-99-00-006-026 L A  INSURANCE 30776 GRAND RIVER AVE 760  
20-99-00-006-031 PRO NAILS 30766 GRAND RIVER AVE 2,720  
20-99-00-006-050 FARMINGTON AUTO WASH 22883 ORCHARD LAKE RD 7,780  
20-99-00-006-057 TIMS TREE & SHRUB LLC 31505 GRAND RIVER AVE # 9-207 890  
20-99-00-006-071 HBW PROPERTIES LLC 32686 GRAND RIVER AVE 15,780  
20-99-00-006-080 FARMINGTON BIKE & REPAIR 22856 ORCHARD LAKE RD 970  
20-99-00-006-156 ZANETTI, JEFFREY L DDS PC 31904 GRAND RIVER AVE 43,820  
20-99-00-006-160 FARMINGTON DERMATOLOGISTS PC 23133 ORCHARD LAKE RD STE 201 14,470  
20-99-00-006-260 FARMINGTON PLAZA APTS 31625 SHIAWASSEE RD -    
20-99-00-006-333 FARMINGTON VACUUM 30948 GRAND RIVER AVE 1,020  
20-99-00-006-465 FOSTER, DUANE E & ASSOCIATES 32623 GRAND RIVER AVE 1,680  
20-99-00-007-182 GRAND TAILOR SHOPPE 31626 GRAND RIVER AVE 1,790  
20-99-00-008-016 INTER AGENCY TASK FORCE 31505 GRAND RIVER AVE # 9-221 -    
20-99-00-008-017 CJB PEST & MOSQUITO CONTROL 31505 GRAND RIVER AVE # 14-01 -    
20-99-00-008-031 HALLER APPRAISAL SERVICE INC 31505 GRAND RIVER AVE # 9-101 4,940  

6.A.a

Packet Pg. 100

A
tt

ac
h

m
en

t:
 G

ra
n

d
 R

iv
er

 C
IA

 -
 D

ra
ft

 D
ev

el
o

p
m

en
t 

an
d

 T
IF

P
la

n
[2

](
4)

  (
17

00
 :

 P
u

b
lic

 H
ea

ri
n

g
  -

 F
ar

m
in

g
to

n



Draft: 2/5/14 
 

 
41  │  Grand River Corridor Improvement Authority Development and TIF Plan   

20-99-00-008-046 WILLIAMS & LIPTON 32316 GRAND RIVER AVE STE 101 27,880  
20-99-00-009-023 RAINBOW REHABILITATION 32619 GRAND RIVER AVE 5,070  
20-99-00-009-031 EZ WINTERIZING 31505 GRAND RIVER AVE # 1A 1,580  
20-99-00-009-035 NORTH AMERICAN SUPER CAR LLC 31505 GRAND RIVER AVE # 9E -    
20-99-00-009-038 SIEGERT, SCOTT 31505 GRAND RIVER AVE # 9-216 -    
20-99-00-009-045 CHARLES CROMER 31505 GRAND RIVER AVE # 4 -    
20-99-00-010-011 TALK-A-LOT WIRELESS 31624 GRAND RIVER AVE 2,630  
20-99-00-010-012 LIBERTY TAX SERVICE 31628 GRAND RIVER AVE 2,160  
20-99-00-010-013 KATHYS CLOSET RESALE SHOP 31632 GRAND RIVER AVE -    
20-99-00-010-014 PARAMOUNT HOME CARE INC 31806 GRAND RIVER AVE 1,660  
20-99-00-010-029 ACAFES HAIR STUDIO 23030 MOONEY ST STE B 2,630  
20-99-00-010-038 FIFTH POSITION DANCE CENTER 31830 GRAND RIVER AVE 2,420  
20-99-00-010-041 ANCA NASTASA DDS 23030 MOONEY ST STE C 28,770  
20-99-00-010-100 KANTOLA, CHARLES INSURANCE 32500 GRAND RIVER AVE 1,820  
20-99-00-010-120 JUST JEWELERS 23105 POWER RD 3,540  
20-99-00-011-004 BIO BALANCE THERAPY 23030 MOONEY ST STE C 520  
20-99-00-011-007 DING MASTERS 22849 ORCHARD LAKE RD 4,040  
20-99-00-011-011 SHAR RENTALS & SALES 22748 ORCHARD LAKE RD 2,630  
20-99-00-011-013 MOMMIES MUST HAVES 22882 ORCHARD LAKE RD 930  
20-99-00-011-014 WE BUY IT & SELL IT ALL 30930 GRAND RIVER AVE 1,310  
20-99-00-011-100 KINGS GARAGE 31690 GRAND RIVER AVE 17,190  
20-99-00-011-145 VALERO 31233 GRAND RIVER AVE 20,190  
20-99-00-012-006 RITE CARE PHARMACY 23133 ORCHARD LAKE RD STE 102 3,580  
20-99-00-012-007 MARATHON 32340 GRAND RIVER AVE 31,760  
20-99-00-012-035 LAPHAM & DOYLE ATTORNEYS 32523 GRAND RIVER AVE 10,750  
20-99-00-013-001 PAM'S BEAD GARDEN 22836 ORCHARD LAKE RD 2,500  
20-99-00-013-003 SCHOOL OF ROCK 22730 ORCHARD LAKE RD 5,000  
20-99-00-013-006 KITTY Q EXPRESSIVE ART STUDIO 32580 GRAND RIVER AVE STE 10 -    
20-99-00-013-007 KNIGHTS OF COLUMBUS 32580 GRAND RIVER AVE STE 15 -    
20-99-00-013-012 COMIC-CARDS GAME CENTER 31620 GRAND RIVER AVE 2,500  
20-99-00-013-026 DETROIT DEADSTOCK 31826 GRAND RIVER AVE 5,000  
20-99-00-013-027 GREAT LAKES VAPOR 31505 GRAND RIVER AVE # 5 25,000  
20-99-00-013-360 MORRELL ELECTRONICS SERVICE 22770 ORCHARD LAKE RD 590  
20-99-00-016-040 PARKVIEW APARTMENTS 32450 GRAND RIVER AVE -    
20-99-00-016-070 BOTSFORD PEDIATRIC ASSOC 23133 ORCHARD LAKE RD STE 100 -    
20-99-00-016-200 PLAZA VETERINARY HOSPITAL P C 22820 MOONEY ST 73,830  
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20-99-00-018-030 RADIO SHACK #6765 32436 GRAND RIVER AVE 5,930  
20-99-00-018-035 RAMS HORN OF FARMINGTON 32435 GRAND RIVER AVE 41,860  
20-99-00-018-170 RUSTIC PUB 31030 GRAND RIVER AVE 9,460  
20-99-00-019-023 SHLAFER, ROMAN  DDS 31930 GRAND RIVER AVE 50,860  
20-99-00-019-055 SAMRA, GEORGE 32300 GRAND RIVER AVE 2,460  
20-99-00-019-235 SILVER DAIRY 32323 GRAND RIVER AVE 7,530  
20-99-00-020-030 TAYLER PRESCRIPTIONS 32316 GRAND RIVER AVE STE 100 5,470  
20-99-00-870-001 AJ DOMPIERRE CONSTRUCTION 32423 GRAND RIVER AVE 23,250  
20-99-00-870-002 ALLSTATE INSURANCE COMPANY 32620 GRAND RIVER AVE 570  
20-99-00-870-076 FRAMERY ONE INC 31596 GRAND RIVER AVE 7,510  
20-99-00-880-030 ACO HARDWARE #147 31580 GRAND RIVER AVE 23,750  
20-99-00-890-010 SILVERWOOD APPRAISAL & 22500 ORCHARD LAKE RD 1,930  
20-99-00-890-063 VALVOLINE INSTANT OIL CHANGE 32686 GRAND RIVER AVE 1,740  
20-99-00-890-070 FARMINGTON A & W 30732 GRAND RIVER AVE 14,530  
20-99-00-910-076 FARMINGTON PROFESSIONAL 32411 GRAND RIVER AVE 1,930  
20-99-00-920-053 NEUMANN INSURANCE AGENCY 32580 GRAND RIVER AVE STE 2 2,980  
20-99-00-920-073 AIRE EXCHANGE 32500 GRAND RIVER AVE STE 100 2,110  
20-99-00-930-001 TOP DRIVER ACQUISITION LLC 31834 GRAND RIVER AVE 890  
20-99-00-930-003 AMERICAN POSTAL WORKERS 31505 GRAND RIVER AVE # 4-07 -    
20-99-00-930-014 EGOCENTRIX SALON 22834 MOONEY ST 10,520  
20-99-00-930-019 MOYS CAFE AND RESTAURANT 30746 GRAND RIVER AVE 4,500  
20-99-00-940-001 ARDMORE SHOE REPAIR 30924 GRAND RIVER AVE 960  
20-99-00-940-073 JET'S PIZZA 30790 GRAND RIVER AVE 16,440  
20-99-00-950-047 FIVE STAR DOOR 31505 GRAND RIVER AVE # 14-02 3,940  
20-99-00-950-064 HALABU, SHAWQUI E.  M D 23133 ORCHARD LAKE RD STE 101 3,420  
20-99-00-960-049 EASTMAN KOSUTIC & HERSHEY ASSOC INC 32425 GRAND RIVER AVE 2,510  
20-99-00-980-011 TREE HOUSE FOR EARTH'S CHILDREN 22906 MOONEY ST 9,020  
20-99-00-990-005 T-MOBILE CENTRAL L L C 31515 GRAND RIVER AVE 31,500  
20-99-00-990-008 ZAP ZONE 31506 GRAND RIVER AVE 198,570  
20-99-00-990-009 JAMS LLC 32620 GRAND RIVER AVE 510  
20-99-00-990-031 YONO BROKERAGE SERVICES 32411 GRAND RIVER AVE -    
20-99-00-990-032 DELUX CLEANERS 32065 GRAND RIVER AVE 17,730  
20-99-00-990-033 DONER, WB & CO 31505 GRAND RIVER AVE # 12 -    
20-99-00-990-051 MULLER ATTY, PAUL 31505 GRAND RIVER AVE # 9-209 -    
20-99-90-920-009 AMERICAN LEGION POST 346 31775 GRAND RIVER AVE -    

Real & Personal Property Base Value Total: 15,936,450  
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Grand River Corridor Planning and TIF Plan Summary  

City of Farmington  1 

FARMINGTON CIA TIF EXEC. SUMMARY 

Need:    
General Decline in Property Values, aging structures, lack 
of cohesion and identity. Lack of Pedestrian crossings (5 
in a 3 mile length). 

Size of District: 99.3 acres of 460 acres total 

Length of Corridor: 1.08 miles 

Term of TIF Plan: 20 years,  2014-2034 

Percent of Capture: 50% of new taxes 

Total Estimated Capture over 20 years: $1,588,389 

Total Estimated County Capture over 20 years: $284,015 

Annual Growth Assumption: 3% increase per year 

Base Value (2013) $15,936,450 

Capture Amount (2034) $7,299,718 

 
 

MEETING SUMMARY 

Date Action Community 

Spring 2009 Joint FH & F City Council Budget Study Session: identifies 
interest in CIA along Grand River 

FH & F 

Winter 2009 Awarded grant from Land Information Access Association 
(LIAA) to lay ground work for Grand River revitalization 

FH & F 

Feb 2010 – Feb 2011  Community holds six (6) stakeholder meetings FH & F 

Oct 2011  CIA created F 

Dec 2011  Inter‐governmental agreement adopted FH & F 

Mar 2012  Joint CIA Board first meeting FH & F 

Oct 2012  Vision Plan kick‐off FH & F 

Dec 2012  Joint Planning Commission meeting FH & F 

Jan 2013  Community Visioning Summit FH & F 

Mar 2013  GR Vision Open House FH & F 

May 2013  Joint Planning Commission Meeting FH & F 

Aug 22, 2013 Joint CIA Board adopts Vision Plan FH & F 

Sept. 9, 2013 Planning Commission endorses draft Corridor Vision Plan F 

Sept. 16, 2013 City Council Accepts Corridor Vision Plan F 

October, 2013 City kicks off CIA Development and TIF Plan development F 

March 2014 CIA Board Adopts Development and TIF Plan F 

 City Council Adopts Development and TIF Plan F 

May 8, 2014 CIA Board begins refinement of zoning overlay district F 

Sept. 8, 2014 Joint meeting with City Council, PC and CIA to discuss overlay F 

Sept. 22, 2014 Planning Commission public hearing on overlay district F 
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GRAND RIVER CORRIDOR VISION PLAN SUMMARY 

The Grand River Corridor Vision Plan lays out a broad vision for the redevelopment of the Grand River 
Corridor. The Grand River CIA Boards needed to better understand the challenges of the area and the 
Community’s aspirations for the Corridor. The document serves as the foundation for the efforts of the two 
CIAs and will guide the prioritization of resources. 

Elements of the Vision Plan 
 Existing Conditions: Describes the nature of the existing Corridor and identifies some of its 

challenges.  
 Public Involvement: Outlines the observations of the community and its wishes. 
 Vision: The desired outcome of the corridor expressed in simple terms. 
 Development Principles: Statements of purpose that describe the desired direction of future growth. 
 Future Land Use/Priority Development Areas: Lays out a preferred land use that helps achieve the 

Corridor Vision with a focus on four (4) Priority 
 Development Areas. These areas were identified as the best opportunities for catalytic 

redevelopment along the Corridor.  
 Recommendations: Details recommendations for transportation and zoning changes. 
 Implementation: Outlines the objectives needed to achieve each development principle. 

 
Development Principles 

1. COMMUNITY IMAGE AND CHARACTER  High-quality architecture and urban design 
elements/treatments will create a signature environment along the corridor 

2. MOBILITY  The corridor will allow for a safe and enjoyable environment for walking and biking, public 
transit, and automobiles for people of all ages and abilities with minimal conflicts among users 

3. CONNECTIONS  The corridor will be well connected with surrounding areas, providing choices for 
people to move throughout the corridor, adjoining neighborhoods, centers of commerce, and public 
spaces 

4. REDEVELOPMENT  The economic success of the corridor will be enhanced by supporting a balance of 
retail, office, institutional, and housing in a vibrant and integrated development pattern 

5. NEIGHBORHOODS AND HOUSING  A variety of housing options will be promoted 
6. NATURAL ENVIRONMENT  Future growth and development will respect, enhance, complement and 

integrate the river corridor 
7. PUBLIC SPACE  Design of new public spaces will encourage community gathering and outdoor activity 
8. SUSTAINABILITY  Future growth and development in the corridor will follow best management 

practices in environmentally planning and construction 
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Focus Areas 
Of the four focus areas identified in the Corridor Vision Plan, 
one is located in the City of Farmington.  The Grand River 
North Focus Area is centered on an aging shopping center 
located on the north side of Grand River Avenue just west of 
Orchard Lake Road.  The site contains a strip commercial 
center that is in need of significant building and site 
upgrades.  The Vision Plan calls for mixed-use 
redevelopment in a more urban form, but such that will still 
provide convenience commercial uses that will not compete 
directly with Downtown Farmington.   
 

 

 
 
 
 
 
 
 
 
 
 

DEVELOPMENT PLAN REVIEW 
 

 
Development Plan Overview 
The City of Farmington plans to use the Grand River Corridor CIA to revitalize the existing business district 
and create an inviting place for residents, visitors and shoppers in the area. The CIA has established the 
district and developed a Vision Plan that identifies public and private improvements necessary to prevent or 
correct deterioration in the corridor and encourage new private investment.   
 
The efforts of the plan will eventually lead to improved economic viability and increased property values 
throughout the district.  This increase in value, and associated tax revenues, will eventually benefit all taxing 
agencies, including those for which tax increment revenues are planned to be captured through the duration 
of the TIF Plan.  It should be noted that, without the CIA tax capture and resulting reinvestment in the 
district, the corridor is likely to continue to suffer from economic and property value decline, which can lead 
to diminishing property value and tax revenues.  The efforts of the CIA is therefore intended to reverse this 
trend and work toward a more stable long-term tax base for all agencies. 
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Proposed Improvements 
During development of the Grand River Corridor Vision Plan, a variety of strategies was developed to 
encapsulate the necessary changes and initiatives that need to be made in order to see the Plan to fruition.  
While the following list does not include every project that may be needed to achieve success, it summarizes 
the key aspects under review at the time this Plan was developed.  From the following list, the prioritized 
project list, included in the next section, was created: 

 Redesign the Grand River split to M-5 
 Develop a nature trail or multi-use pathway along the river 
 Build on existing sites like the winery site or those with river views 
 Explore Grand River Road Diet 
 Improve pedestrian road crossings at key locations  
 Allow mixed use buildings  
 Create a green development incentive program 
 Develop a detailed transportation plan  
 Ensure adequate public amenities, recreational facilities and parks  
 Develop public gathering areas 
 Encourage green design principles  
 Create a streetscape design  
 Improve the environment for transit  
 Develop incentives package 
 Develop a logo and brand theme  
 Bury utility lines  
 Plant gardens and landscaping to enhance gateways 

 

Final Projects in Development Plan 
The list of projects in the Development Plan was based on the Grand River Corridor Vision Plan. It is intended 
to encapsulate the highest priority improvements. It is expected that this list will evolve as experience of the 
CIA grows, conditions change within the development area, and additional opportunities arise.   

 
 

PROJECT  
 

 

ESTIMATED COST 

Zoning Update $3,500 

Logo and Branding 
( Base Marketing Materials) 

$12,000 

Catalytic projects  
(land acquisition, partnerships, marketing) 

TBD 

Transportation Study $100,000 

Streetscape Plan $30,000 

Pedestrian Crossings 
(Power and Orchard Lake) 

TBD 

Park Assessment Plan 
(Orchard Lake Focus Area Open Space) 

$29,500 

Gateway Enhancement $40,000 

Nature Trail TBD 
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TIF PLAN REVIEW 
 

 
The Farmington TIF Plan estimates the revenue that it can expect to receive from tax capture.  The City of 
Farmington plans to leverage tax increment revenue through use of an array of other redevelopment 
incentives.  

 Special assessment districts 
 Grants 
 Commercial rehabilitation districts 
 City staff assistance 
 Redevelopment readiness 
 Expedited review

 
In addition, recognizing that most taxing agencies are budget-conscious today, the City plans to capture only 
50% of potential tax increment revenue.   This will allow taxing agencies to reap some increased tax revenue 
as property values increase, but still provide for meaningful capture that will allow the CIA to accomplish 
some of the projects in the Development Plan.  

 
 

 

TIF SUMMARY 
 

Base Value (2013) $15,936,450 

Millage Captured 23.4331 

Millage Not Captured 40.684 

2014 CIA Revenue $11,085  

 

ESTIMATED REVENUE CAPTURE 
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INTRODUCTION 
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   Introduction │  2 

INTRODUCTION TO THE GRAND 
RIVER CORRIDOR 
In 2009, the Cities of Farmington and 
Farmington Hills identified a need to work 
collaboratively to re-energize the Grand 
River Corridor from 8 Mile Road in 
Farmington Hills to Mayfield Road in 
Farmington.  After completing their 
respective master plans, both communities 
identified a need for further planning along 
the Corridor.  
 
Since adopting their Master Plans, each City 
has established a Corridor Improvement 
Authority (CIA) to address their respective 
segments of the corridor.  While statutorily, 
both Authority Boards must work 
independently, to achieve the best results, 
both communities agreed that they need to 
work cooperatively to create a consistent 
vision for the Corridor and establish a 
shared plan to implement that vision.  
 
PURPOSE OF THIS PLAN 
The Grand River Corridor Vision Plan was 
adopted in September 2013, and provides a 
guide for future growth and development, 
including capital improvements.  The 
purpose of this Development and Tax 
Increment Financing Plan is to implement 
the recommendations presented for the 
portion of the Corridor located in the City of 
Farmington.  
 

In that regard, this Plan sets forth the 
various tools the City may use to 
accomplish the identified projects.  
   
FARMINGTON’S APPROACH 
Ordinarily, Tax Increment Financing Plans 
are developed to provide the primary or 
sole source of financing for improvements 
in the district. 

The City of Farmington is 
committed to diversifying the 

list of tools used to achieve 
success, so that not all projects 

will require public / TIF 
financing. 

However, development of a CIA is necessary 
to achieve successful redevelopment of the 
Grand River Corridor, in part because of 
legislative restrictions that limits the 
municipality’s ability to broker land deals 
and facilitate partnerships with private 
businesses and property owners.   
 
The City and the CIA will work together to 
leverage TIF financing by using any number 
of the following tools, either individually or 
in combination: 
 
SPECIAL ASSESSMENT DISTRICTS 
The City can establish a district within 
which improvements can be made at the 
City’s expense, with a repayment schedule 

that will be paid as part of each 
beneficiary’s tax bill. 
 
GRANTS 
The City actively pursues grants for street 
improvements (MDOT), brownfield 
redevelopment (MEDC), historic 
preservation (MSHPO), parks and recreation 
(MDNR) and other improvements 
throughout the City.  Where possible, these 
resources will be used to fund relevant 
improvements within the corridor. 
 
COMMERCIAL REHABILITATION DISTRICTS 
The City is enabled by State legislation to 
approve a CR District where the property 
value is frozen at the value on the date the 
district is created, and will not increase until 
a date specified by the City. 
 
CITY STAFF ASSISTANCE 
The City is staffed with a variety of experts 
eager to assist with redevelopment 
projects.  The City, with the help of the 
Corridor Improvement Authority, can 
organize meetings between property 
owners, help to assemble or acquire land, 
perform technical studies and market 
analyses, or provide financing assistance on 
a variety of projects.   
 
REDEVELOPMENT READINESS 
The City of Farmington maintains a positive 
attitude toward redevelopment.  
Redevelopment and change are necessary 
to a revitalization of the corridor; therefore, 
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3  │  Grand River Corridor Improvement Authority Development and TIF Plan   

City officials understand that increased 
density, alternative development concepts 
or unique, creative alternatives to the status 
quo may be necessary to implement the 
vision for the district.  To that end, the City 
has streamlined its development review 
process, often working with applicants to 
ensure a smooth approval process.  It has 
also incorporated many modern concepts 
in the ordinance, such as a PUD option that 
provides incentives for projects that 
achieve the City’s vision; and 
more business-friendly non-
conforming and re-use policies. 
 

EXPEDITED REVIEW 
In many ways, the City already expedites 
redevelopment projects – allowing for pre-
application meetings, administrative 
approval and sketch plan reviews.  
Additional ways to expedite redevelopment 
in the district are being explored and will 
likely be implemented as part of the priority 
projects recommended in this Plan. 
 

DESIGNATION OF BOUNDARIES 
The overall Grand River Corridor includes 
460 acres of land, and three miles of Grand 
River Avenue.  The portion in Farmington 
represents 99.3 acres and 1.08 miles of 
Grand River Avenue.  The boundaries of the 
entire Grand River Corridor and the limits of 
the Farmington Corridor Improvement 
Authority is shown to the right. 
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NEED FOR A CORRIDOR 
IMPROVEMENT AUTHORITY  
The Grand River Avenue Corridor is a 
historically significant corridor that 
traverses southern Oakland County.  In its 
heyday, it provided an array of commercial 
and service uses to residents within the 
region.  However, as highway systems have 
evolved, modern shopping centers 
developed, and transportation patterns 
shifting, the corridor has been plagued by a 
general decline in property values.  These 
are due in part to a number of challenges, 
including parcel sizes and configurations, 
transportation routes, aging structures, and 
generally a lack of cohesion and identity.   
 
During development of the Grand River 
Corridor Vision Plan, members of the 
business community and the public were 
invited to provide their observations of the 
corridor.  Through that process, and 
through numerous meetings with a CIA 
Task Force and each local Planning 
Commission, the following more specific 
needs arose:  
 Define and promote economic 

development  
 Improve the streetscape  
 Strengthen surrounding 

neighborhoods  

 Enhance connections within the 
Corridor, and connect to areas adjacent 
to the Corridor  

 Improve the image/character  
 Improve access for walking and biking  
 Utilize existing assets  
 Create places for 

gathering/entertainment 
 
POWERS OF THE AUTHORITY 
According to the Act, the CIA Board has the 
authority to do any of the following: 
 Economic analyses. 
 Growth impact studies and analysis. 
 Plan for and construct, renovate, repair, 

remodel, rehabilitate, restore, preserve, 
or reconstruct a public facility, an 
existing building, or a multiple-family 
dwelling unit. 

 Improve public facilities within the 
development area to comply with 
barrier free design requirements.  

 Develop long-range plans, in 
cooperation with the agency that is 
chiefly responsible for planning in the 
municipality. 

 Develop or redevelop property. 
 Make and enter into contracts. 
 Acquire, own, convey, or otherwise 

dispose of, or lease as lessor or lessee, 
land and other property, real or 

personal, or rights or interests in the 
property. 

 Improve land and construct, 
reconstruct, rehabilitate, restore and 
preserve, equip, improve, maintain, 
repair, and operate any building, 
including multiple-family dwellings. 

 Fix, charge, and collect fees, rents, and 
charges for the use of any facility, 
building, or property under its control. 

 Lease, in whole or in part, any facility, 
building, or property under its control. 

 Accept grants and donations of 
property, labor, or other things of value 
from a public or private source. 

 Conduct public relations campaigns, 
develop, coordinate, and conduct retail 
and institutional promotions, and 
sponsor special events and related 
activities. 

 Contract for broadband service and 
wireless technology service. 

 Perform site improvements. 
 Incur expenses and expend funds to 

pay or reimburse a public or private 
person for costs associated with any of 
the improvements. 

 Make and enter into financing 
arrangements with a public or private 
person. 
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PHYSICAL CORRIDOR CONDITIONS 
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EXISTING LAND USE 
A land use analysis of the study area was 
conducted and focused on housing, retail, 
office, and institutional uses. The goal of 
this task was to establish baseline data of 
current land uses against anticipated 
market trends in the study area.  
 
The existing land use conditions in the 
Corridor were largely a result of Grand River 
Avenue’s historical roots as a primary 
arterial roadway radiating from Detroit.  As 
a result, over time, the Corridor has been 
home to a variety of land uses including 
industrial, housing, and commercial and 
neighborhood services.  
 
Today the Corridor can be characterized as 
commercial with hubs of institutional, 
housing, and office uses.   The existing land 
uses within the development area are 
shown on the Existing Land Use Map. 
 
 

 

EXISTING ZONING 
Zoning along Grand River Avenue include a 
variety of residential, commercial and 
industrial districts scattered along the 
corridor.  Existing zoning is shown on the 
Zoning Map. 
 C2, Community Commercial 
 C3, General Commercial 
 R4, Multiple-Family Residential (1 

bedroom) 
 R3, Multiple-Family Residential 
 R1P, Single-Family Parking 
 OS, Office Service 
 
One of the goals of this plan is to revise the 
zoning ordinance to encourage 
development consistent with the Grand 
River Corridor Vision Plan and do 
encourage redevelopment using a 
streamlined review approach.   
 

LAND USE 
KEY FINDINGS 
 Large areas of the Corridor are 

retail or vacant land creating 
opportunities for redevelopment 
and integration of a variety of 
land uses.  

 There is a large volume of 
commercial/ retail related uses in 
the Corridor and the region that 
limits the competition for 
commercial space and in turn 
drives down rents and values.  

 Lot sizes vary from short shallow 
lots to larger commercial super 
centers. The small shallow lots 
present some challenges from a 
redevelopment perspective 
because they do not easily 
accommodate a variety of 
building types and sizes.  

 There is currently no class A 
office space that creates an 
opportunity for new office 
product, specifically along M-5.  

 Quality public spaces do not exist 
in any significance along the 
Corridor.  

 There are a number of 
entertainment-type land uses in 
the Corridor that are aging but 
are valued by the community.  
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9  │  Grand River Corridor Improvement Authority Development and TIF Plan   

PHYSICAL CONDITIONS 
KEY FINDINGS 
 Dominated and segregated by 

existing roadway design  
 Retail dominated district  
 Real and perceived vacancies  
 Northwest area of interchange 

largely underutilized  
 Multiple gateways  
 Access management and traffic 

flow issues  
 Large expanse of area between 

current pedestrian crossings (one 
mile)  

 Limited public transit 
opportunities  

 Fragmented corridor character 

PHYSICAL CONDITIONS 
NATURAL AMENITIES  
The Rouge River offers an excellent 
opportunity for development along the 
Corridor, creating a dense tree canopy that 
extends from Downtown Farmington 
through the length of the study area and 
past Eight Mile Road. Because areas 
adjacent to waterways are often highly 
desirable for residential and light 
commercial land uses, these properties 
should leverage the river and tree canopy 
as a unique amenity. The addition of 
walking or biking trails along the river 
corridor would be a great opportunity to 
provide recreation for the community, as 
well as establishing a safe, walkable 
connection to properties throughout the 
Corridor.  
 
PEDESTRIAN CONNECTIVITY  
The three-mile stretch of Grand River 
Avenue study area contains a total of just 
five pedestrian crossings that connect the 
north and south sides of the street. 
Pedestrian crossings spaced at such large 
distances make it very difficult for people to 
access many of the businesses and 
properties along the Corridor. Pedestrians 
in some areas of the Corridor could walk up 
to one half mile just to reach a street 
crossing. In addition, the width of the street 
(four lanes per direction of travel) and 
volume of traffic to the south of the 

interchange make crossing the street in this 
area both difficult and unsafe.  
 

GATEWAYS  
Gateways are an effective way to signal the 
entry into an area or district and reinforce 
the brand/ image of a place. Three primary 
gateways are present within the Corridor, 
with a large majority of the traffic along 
Grand River Avenue entering and exiting 
through one of these areas. These gateways 
are the first areas residents and visitors 
experience when entering the Corridor and 
provide an opportunity to make a positive 
impression and experience.   Several 

secondary gateways are evident 
throughout the Corridor, including the 
intersections of Grand River Avenue at 
Orchard Lake Road, Nine Mile Road and 
Middlebelt Road. These secondary 
gateways should convey the entry into the 
commercial corridor from the surrounding 
residential districts. 
 
CHARACTER  
Development along the Corridor has 
occurred throughout the past several 
decades in an uneven and inconsistent 
pattern. The Corridor currently supports a 
mixture of land uses and buildings of 
various architectural styles, quality, sizes 
and ages. While portions of the Corridor 
have received substantial investment 
throughout the years, effort should be 
made to address blighted properties and 
increase the overall quality and aesthetics 
within the district.  
 
PARKING  
The Grand River Avenue Corridor 
developed around the automobile and thus 
parking is a necessary consequence. 
Segregated land uses that provide enough 
parking for peak demand create large areas 
of parking that may be fully utilized only 
several days out of the year, if ever. Shared 
parking and access agreements, reductions 
in minimum parking requirements, and 
arrangements of complementary land uses 
are all recognized ways to reduce the 
burden of parking on landowners. 
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TRANSPORTATION NETWORK 
The system of roads within the district 
generally functions around Grand River 
Avenue.  Key intersecting roads include 
Power Road, Orchard Lake Road North, 
Orchard Lake Road South, and Tuck Road.  
To the immediate east and south of the 
study area is the M-5 Freeway.   
 
Grand River Avenue carries the greatest 
volume of traffic than any other surface 
road in the City.  The portion of Grand River 
in Farmington is situated between two 
interchanges with the M-5 freeway.  The 
study area for this plan generally addresses 
the eastern half of the corridor.  
 
Historically, Grand River Avenue was 
planned to be a part of the I-96 highway 
route.  In the late-1940s and1950s, Grand 
River Avenue was identified by the 
Michigan State Highway Department as M-
16, and was later petitioned to be renamed 
as the I-96 Business Loop.   
 
As with many historic arterial corridors, 
Grand River Avenue now serves a different 
function than it did when the City originally 
developed.  Much traffic has shifted to the 
M-5 freeway during peak travel hours, 
which has resulted in a wide, 5-lane corridor 
throughout the study area.  While this size 
was necessary to carry the once high 
volumes within the City, and enhancements 
to other transportation corridors, has 
lowered traffic volumes.  Today, vehicular 

traffic within the corridor operates well and 
experiences very little congestion.  Non-
motorized facilities are present, but not as 
inviting as they could be.  Sidewalks run the 
length of the corridor, but are generally 
only five feet in width, and in some 
locations, are located adjacent to the 
vehicular portion of the street.    
 
An assessment of vehicular traffic 
conditions based on available data and 
observations was conducted as part of the 
Grand River Corridor Vision Plan. The 
purpose was to identify issues involving 
circulation/network, safety, connectivity, or 
access management, and to what degree 
they may influence future development in 
the Corridor.  
 
The results of the assessment showed the 
existing level of service in the study area 
was typically rated at an A or B level, 
primarily allowing for free flowing traffic 
with little to no delays.  
 
The traffic assessment was also performed 
to understand the current levels of service 
along Grand River Avenue and explore the 
potential for  a future road diet.  A road diet 
is a concept that reconfigures multiple-lane 
roads into fewer travel lanes.  Road diets are 
most often implemented on four-lane 
“prime connector” and “arterial corridors” 
with traffic volumes low enough (generally 
18,000 – 20,000 vehicles per day or less) and 
where the conversion is expected to 

maintain acceptable levels of service, both 
along the street, and at key intersections.   
 
Often, road diets are used to narrow roads 
with extra vehicle carrying capacity by 
converting vehicular travel lanes into bike 
lanes, on-street parking, landscaping, 
and/or sidewalks.   
 
The road diet analysis conducted for Grand 
River showed that, aside from one location, 
traffic along the corridor would continue to 
operate at acceptable Levels of Service 
(LOS).  The LOS between the two traffic 
signals at the Orchard Lake Road split 
dropped to a LOS D and LOS E, which are 
considered to be very unstable flow.  A road 
diet could be considered for the majority of 
the corridor, but some additional study and 
analysis would be required.  In addition, 
alternatives such as maintaining the current 
road configuration or use of intersection 
redesigns at the Orchard Lake Road 
intersections should be explored. 
 
OPEN SPACE AND UNDEVELOPED AREAS 
There are very few vacant sites along the 
corridor that are not constrained by natural 
features.  Therefore, there are no specific 
parcels identified to remain as open space.  
A goal of this plan is to encourage inclusion 
of public plazas and open spaces within the 
larger redevelopment projects.  The City or 
CIA may purchase land for such purposes in 
the future, but presently, no dedicated 
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parks or open spaces exist within the 
development area.  
 
The image to the 
right,  from the 
Grand River 
Corridor Vision 
Plan, summarizes 
the physical form 
observed in the 
development 
area. 
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PUBLIC INVOLVEMENT  
Public outreach and engagement was a 
critical step in the planning process. A 
realistic and implementable plan must be 
guided by the goals and aspirations of the 
community. The public engagement 
process for the Grand River Corridor Vision 
Plan used a multifaceted approach that 
included public meetings, focus groups, 
and an online survey.  
 
The overall public engagement approach 
was widely advertised to the community 
through a comprehensive outreach 
campaign. Community members from 
Farmington and Farmington Hills had a 
variety of opportunities to have their 
thoughts and opinions heard regarding the 
future of the Grand River Corridor. 
 
PUBLIC MEETINGS 
 COMMUNITY SUMMIT  

A Community Summit was hosted for 
the general public to contribute to the 
planning process. The meeting took 
place on January 23, 2013 at the William 
M. Costick Activities Center. The 
consulting team gave participants an 
overview of the project including the 
goals, planning process, study area, and 
key findings from the existing 
conditions analysis. Small groups were 
formed and organizers led participants 
through an idea gathering exercise as 
well as a PET mapping exercise. (See 

stakeholder meeting section for a 
description of these exercises).   Forty-
six residents and business owners 
contributed more than 150 ideas and 
recommendations for shaping the 
future of the Corridor.  
The facilitator from each group shared a 
summary of the results of the Ideas for 
the Future exercise and gave an 
overview of the PET map. Many of the 
groups had similar ideas and concerns 
and several themes emerged.  

 COMMUNITY OPEN HOUSE  
On March 13, 2013 a public open house 
was held to present draft elements of 
the vision Plan and the general public’s 
input on the Plan elements.   Attendees 
had an opportunity to comment on the 
vision for the Plan, development 
principles, focus area plans, and 
transportation options. In general, the 
public responded positively to the draft 
elements presented, and gave some 
recommendations to amend elements 
of the focus area plan and development 
principles.  Approximately 60 members 
of the public attended the meeting and 
completed 16 worksheets, providing 
feedback on the vision, principles, 
objectives, and focus area plans. 

 
FOCUS GROUP MEETINGS 
The planning team held a series of 
meetings with stakeholders and staff on 
November 19, 2012. A total of four 
meetings were held that included members 

of the business community, developers, 
government officials, chamber of 
commerce members, community 
organizers and millennials, staff members 
from Farmington and Farmington Hills and 
18 community stakeholders participated in 
the meetings. 
 
ONLINE SURVEY 
A web survey was created on December 12, 
2012 to collect feedback from the general 
public. A number of newspaper articles and 
websites advertised the survey, asking for 
the public’s participation. The survey 
included four questions:  
1. What can we do to improve the 

Corridor to make it the best that it can 
be in the future?  

2. What do you think the biggest 
challenge is facing the Corridor?  

3. If the boulevard between the 
interchange and Eight Mile Road was 
utilized or improved, what would you 
like to see incorporated into the overall 
design?  

4. If the Corridor Improvement Authority 
were to use special funding 
mechanisms to conduct capital 
improvements in the Corridor without 
raising taxes, what would you see as the 
highest priority for investment?  

 
In general, many of the responses 
expressed concern over the Corridor’s 
character, mobility, economic viability and 
building vacancy issues.  
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DEVELOPMENT PLAN 
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DEVELOPMENT PLAN 
OVERVIEW 
In 2005 the State of Michigan enacted the 
Corridor Improvement Authority Act (Act 
280 of 2005) to provide for the 
establishment of a Corridor Improvement 
Authority (CIA) with the goal to correct and 
prevent deterioration in business districts, 
allow for the creation and implementation 
of development plans, promote the 
economic growth of the districts, and 
authorize the use of tax increment and 
other financing to achieve such goals. 
 
The City of Farmington plans to use the 
Grand River Corridor CIA to revitalize the 
existing business district and create an 
inviting place for residents, visitors and 
shoppers in the area. The CIA has 
established the district and developed a 
Vision Plan that identifies public and private 
improvements necessary to prevent or 
correct deterioration in the corridor and 
encourage new private investment.   
 
The CIA can capture new tax increment in 
the district (TIF) and use it to pay for 
improvements that otherwise could not be 
afforded by either local businesses or 
township government.  Moreover, creation 
of a TIF district does not take away current 
tax revenue; it just captures any new 
increment that results from improvements 
to property or an increase in value.  The 
efforts of this plan will eventually lead to 

improved economic viability and increased 
property values throughout the district.  
This increase in value, and associated tax 
revenues, will eventually benefit all taxing 
agencies, including those for which tax 
increment revenues are planned to be 
captured through the duration of the TIF 
Plan.  However, it should be noted that, 
without the CIA and tax capture, the 
corridor is likely to continue to suffer from 
economic and property value decline, 
which can lead to diminishing revenues.  
The efforts of the CIA is therefore intended 
to reverse this trend and work toward a 
more stable long-term tax base for all 
agencies. 
 
GOALS AND OBJECTIVES 
1. COMMUNITY IMAGE AND CHARACTER  

High-quality architecture and urban 
design elements/treatments will create 
a signature environment along the 
corridor 

2. MOBILITY  The corridor will allow for a 
safe and enjoyable environment for 
walking and biking, public transit, and 
automobiles for people of all ages and 
abilities with minimal conflicts among 
users 

3. CONNECTIONS  The corridor will be 
well connected with surrounding areas, 
providing choices for people to move 
throughout the corridor, adjoining 
neighborhoods, centers of commerce, 
and public spaces 

4. REDEVELOPMENT  The economic 
success of the corridor will be enhanced 
by supporting a balance of retail, office, 
institutional, and housing in a vibrant 
and integrated development pattern 

5. NEIGHBORHOODS AND HOUSING  A 
variety of housing options will be 
promoted 

6. NATURAL ENVIRONMENT  Future 
growth and development will respect, 
enhance, complement and integrate 
the river corridor 

7. PUBLIC SPACE  Design of new public 
spaces will encourage community 
gathering and outdoor activity 

8. SUSTAINABILITY  Future growth and 
development in the corridor will follow 
best management practices in 
environmentally planning and 
construction 

 

EMERGING IDEAS 
 Enhance north gateway  
 Create linkage to existing 

park/greenspace network  
 Focus revitalization effort around 

large commercial center  
 Manage traffic flow on Grand 

River Avenue between Orchard 
Lake Road intersections through 
signage, and roadway 
enhancements  

 Consider road diet, especially 
north of the Orchard Lake 
intersection 
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PROPOSED IMPROVEMENTS 
During development of the Grand River 
Corridor Vision Plan, a variety of strategies 
was developed to encapsulate the 
necessary changes and initiatives that need 
to be made in order to see the Plan to 
fruition.  While the following list does not 
include every project that may be needed 
to achieve success, it summarizes the key 
aspects under review at the time this Plan 
was developed.  From the following list, the 
prioritized project list, included in the next 
section, was created: 
 Redesign the Grand River split to M-5 
 Develop a nature trail or multi-use 

pathway along the river 
 Build on existing sites like the winery 

site or those with river views 
 Explore Grand River Road Diet 
 Improve pedestrian road crossings at 

key locations  
 Allow mixed use buildings  
 Create a green development incentive 

program 
 Develop a detailed transportation plan  
 Ensure adequate public amenities, 

recreational facilities and parks  
 Develop public gathering areas 
 Encourage green design principles  
 Create a streetscape design  
 Improve the environment for transit  
 Develop incentives package 

 Develop a logo and brand theme  
 Bury utility lines  
 Plant gardens and landscaping to 

enhance gateways 
 
PROJECT LIST 
As noted, the list of projects in this Plan was 
based on the work completed during the 
Grand River Corridor Vision Plan 
development.  It is expected that this list 
will evolve as experience of the CIA grows, 
conditions change within the development 
area, and additional opportunities arise.   
 
The estimated costs listed are not based on 
actual cost proposals, rather are provided to 
give a general estimate of the costs that 
may be incurred.  Actual costs will be 
determined by a number of factors 
including formal consultant proposals, 
detailed engineering studies, and 
additional project planning that is part of 
the list of initial projects.  For example, the 
cost of the Streetscape Plan will depend on 
the results of the Logo and Branding 
campaign and Transportation Study results.  
However, a basic estimate of cost is 
provided so the CIA can effectively budget 
for these projects in the future.  
 
A detailed description of the projects is 
provided on the next page. 
 

 
 
  

PROJECT LIST ESTIMATED 
COST 

Zoning Update $3,500 

Logo and Branding 
( Base Marketing Materials) $12,000 

Catalytic projects  
(land acquisition, partnerships, 
marketing) 

TBD 

Transportation Study $100,000 

Streetscape Plan $30,000 

Pedestrian Crossings 
(Power and Orchard Lake) 

TBD 

Park Assessment Plan 
(Orchard Lake Focus Area Open 
Space) 

$29,500 

Gateway Enhancement $40,000 

Nature Trail TBD 

Total Cost of All Projects: $215,000 + 
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ZONING UPDATE   
The City plans to amend the zoning 
ordinance to allow for the additional 
density, mixed use, building heights and 
building form that are envisioned for the 
corridor.  While the current PUD ordinance 
could be used to facilitate redevelopment, a 
dedicated overlay district for the 
development area will help better define 
the expectations and incentives that are 
unique to the Grand River corridor.  It is 
expected this ordinance, and the additional 
certainty and streamlined review process 
that will be included, will help attract 
reinvestment along the corridor.  The City 
has a draft ordinance that was prepared 
with the Grand River Corridor Vision Plan.  
The expected cost of this project will be to 
address refinement of the draft and 
facilitation through the approval and 
adoption process. 
 
LOGO AND BRANDING 
(Base Marketing Materials) 
The cities of Farmington and Farmington 
Hills are working jointly to develop a 
cohesive brand theme for the corridor.  As 
part of this project, it is expected that base 
marketing materials will be developed that 
incorporate a unifying logo and layout.  
Also important will be design of corridor 
signage and gateway identification 
enhancements.  The costs associated with 

this project include the cost to hire a 
consultant to assist with development of 
the logo, signs and supporting print 
materials, but not actual creation of these 
items.  Those costs will depend on the final 
recommendations of the marketing 
consultant as well as other projects 
discussed below, including the 
Transportation Study and Streetscape Plan. 
 
CATALYTIC PROJECTS  
(Land acquisition, partnerships, marketing) 
As part of its ongoing economic 
development efforts, the City is actively 
involved in facilitating redevelopment.  
Using the tools identified in the 
Introduction of this Plan, the City has 
worked successfully to improve private 
property, and plans to continue these 
efforts within the Grand River CIA 
development area.  These projects are 
expected to help “kick start” 
implementation of the Grand River Corridor 
Vision Plan, attract initial reinvestment that 
will improve the overall tax base, and build 
community support.  While specific details 
of these projects were not known at the 
time this Plan was developed, the City 
expects that it will continue to use Special 
Assessment Districts, Commercial 
Rehabilitation Districts, public-private 
partnerships and other avenues to create 
redevelopment momentum.  The City 

expects to incur costs associated with real 
estate broker services, legal assistance, 
planning and zoning support, and other 
soft costs needed to implement catalytic 
projects.  Other hard costs for land 
acquisition and development may also be 
incurred, but as noted, the City plans to use 
capital financing resources only as needed. 
 
TRANSPORTATION STUDY 
One of the barriers to reversing economic 
decline along some portions of the corridor 
is the existing transportation system.  Grand 
River Avenue carries traffic from the City of 
Detroit through Farmington and on to cities 
to its northwest.  In the 1950s, as part of the 
I-96 freeway system, the M-5 bypass was 
constructed that diverted traffic at the City’s 
east end onto the freeway that extends 
northwest and connects with I-96/I-275 and 
the M-5/Haggerty Connector near the City 
of Novi.  This construction caused a 
reduction in traffic volumes along the local 
portion of Grand River Avenue, which also 
led to reduced economic viability for some 
businesses.  The complicated and 
sometimes confusing routes created by the 
new freeway construction compounded the 
issue.  At the same time, the reduced traffic 
volumes have resulted in a physical road 
profile that exceeds Grand River Avenue’s 
functional needs.  This presents an 
opportunity to reclaim unnecessary traffic 
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lanes for use by other modes of traffic like 
non-motorized to transit, or for other public 
purposes.  The City plans to further study 
the dynamics of transportation throughout 
the district to determine which will best 
serve businesses and residents in the area.  
The Grand River Corridor Vision Plan 
revealed the need to study a potential road 
diet for all or portions of Grand River 
Avenue, improve southeast bound access 
to the median portions of Grand River in the 
City of Farmington Hills, and evaluate 
potential intersection and other 
improvements at both Orchard Lake Road 
intersections, including possible 
roundabouts or road realignments. 
 
STREETSCAPE PLAN 
Once expected transportation changes are 
known, and after branding materials 
developed, the City will combine the ideas 
presented into a plan for streets that will 
help associate them to the corridor.  The 
streetscape plan may include concepts and 
designs for roads planned to be re-aligned, 
re-located or redesigned. 
 
PEDESTRIAN CROSSINGS 
(Power and Orchard Lake) 
It is expected that changes will be needed 
to various intersections along the corridor.  
In particular, the intersections at Orchard 
Lake Road create potential pedestrian 

barriers, especially given the traffic volumes 
and narrow road-right-of-way in this area of 
the corridor.  Some improvements will be 
needed to enhance safety and comfort for 
non-motorized traffic.  The extent of these 
changes will depend on the results of the 
Transportation Study; therefore, the final 
costs of this project are not currently 
known.  The purpose of this project is to 
implement the recommended intersection 
improvements that may be needed to 
facilitate non-motorized movements along 
the corridor.  Additional prioritization of 
sub-projects will likely be needed, but the 
first priority will be to ensure safety at the 
key intersections at Power Road and 
Orchard Lake Road. 
 
PARK ASSESSMENT PLAN 
(Orchard Lake Focus Area Open Space) 
The Grand River Corridor Vision Plan 
revealed various open space and public 
area opportunities within the development 
area.  Most of these opportunities were 
associated with potential redevelopment 
projects, but there may be additional 
opportunity to provide public parks within 
the development area.  Comparing existing 
recreational facilities to current and 
expected demand will reveal if and where 
additional parkland and public areas may 
be needed.  One specifically designated in 
the Vision Plan included a community open 

space as part of the Orchard Lake Road 
Focus Area.  This project will require 
public/private partnerships since the land is 
privately-owned.  However, it is expected 
that the various implementation tools 
described earlier in this plan can be used to 
accomplish viable redevelopment and 
inclusion of public open spaces.  The City 
expects that it may be involved in initial 
development of the public plaza, 
management of events and maintenance in 
the future.  The costs associated with this 
project will include development of a park 
plan for the district, which is expected to 
include a detailed plan for the Orchard Lake 
Road Focus Area open space.  
 
GATEWAY ENHANCEMENTS 
As part of the Grand River Corridor Vision 
Plan, gateways are envisioned at the entry 
points to the corridor and the City.  They 
serve to welcome visitors, workers, and 
residents, and orients visitors to the 
corridor.  They provide opportunities to 
frame perceptions of the community, and 
can reinforce a larger marketing efforts 
aimed at creating a “brand” for the corridor.  
Gateways can also be effective at calming 
traffic and improving safety.  Gateway 
designs will be developed jointly with the 
City of Farmington Hills’ CIA Board, and will 
likely relate to the initial Logo and Branding 
concepts that are developed in earlier 
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projects.  The cost assigned to this project 
represents an estimate to generally 
improve entry points into the City and 
corridor using signage and landscaping. 
 
NATURE TRAIL 
A somewhat unknown resource within the 
development area is the Rouge River.  The 
River presents development opportunities 
that have not yet been utilized.  The City 
envisions that future development will 
embrace the river corridor, and eventually 
the river will be improved with a passive 
trail system that will provide residents with 
access to the river.  
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IMPLEMENTATION 
FUTURE LAND USE 
The Future Land Use Map outlines the 
preferred uses throughout the Corridor and 
is a product of the existing conditions 

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

broad outline of where certain uses would 
be best utilized.   The following is a 
description of the uses shown on the Future 
Land Use Map: 

 

FUTURE LAND USE CATEGORIES PREFERRED LAND USES 

 
Development Intent 

Max. 
Height 

(Stories) 

MF 
Multi-
family 

OFF 
Office 

CIV 
Civic 

RTL 
Retail 

 

HTL 
Hotel 

 
Medium-
Density 
Residential 

This area is planned for medium density residential10-20 u/a. Residential 
development in this area should be supported by public and green spaces 
within or adjacent to the development. Residential developments should 
include sidewalks, street trees, and connections within and outside of the 
development. 

3-5 P 
 

O 
 

 

Residential 
Mixed Use 

This area is planned for a mix of commercial and medium density residential1 
0-20 u/a. Uses may be vertically or horizontally integrated. The overall mix of 
commercial to residential should have a residential focus with approximately 
60 percent of the area being used for residential. Development in this area 
should be supported by public and green spaces within or adjacent to the 
development. 

3-5 P P O P O 

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

3-5 P P P P P 

Notes: Uses (P=Preferred, O=Optional) 
The information presented in this table is a recommendation. Design flexibility should be granted as deemed appropriate by the City. The 
building blocks and preferred uses may vary slightly depending on market and site conditions.  
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ORCHARD LAKE ROAD FOCUS AREA 
The overall goal for the Orchard Lake Focus 
Area is to create a pedestrian-friendly 
experience that offers significant public 
space, a mixture of uses and celebrates the 
historic winery. The mixture of 
complementary land uses will allow each 
use to leverage the other, creating value 
from increased convenience and proximity.  
 
Commercial buildings are organized around 
a triangular greenspace with a centralized 
roundabout as the focal point and smaller 
plazas and terraces filling in between 
buildings.  
 
Greenspace allows for pedestrian activity 
within the area and also increases the 
visibility and competitiveness of adjacent 
businesses. This greenspace continues 
across Grand River Avenue where it 
becomes a terrace and yard for the historic 
winery.  
 
Pedestrian activity near the roundabout is 
reinforced by placing office buildings at the 
perimeter that act as a transitional zone 
between higher intensity commercial and 
lower intensity residential to the north. 
Residential buildings are placed closer to 
the street with parking located behind to 
further define the pedestrian character.   
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ZONING CHANGES 
The majority of the Grand River Avenue 
frontage is zoned Community Commercial 
(C2) and General Commercial (C3). Other 
zoning Includes Office Service (OS), Single 
Family Parking (R1P), Multiple Family 
Residential (R3, R4).  The Farmington zoning 
ordinance contains a planned unit 
development provision (Article 10), that 
promotes many of the development 
principles as outlined in the Plan. 
 
While redevelopment can occur under the 
City’s current zoning, using the Planned 
Unit Development mechanisms, there are 
ways that the regulatory environment can 
not just remove barriers, but also facilitate 
development.  In fact, as part of its mission, 
the CIA is charged with streamlining 
development reviews as a way to attract 
redevelopment.   The following suggestions 
are offered as ways to more specifically 
enumerate the style, form and quality of 
development desired and attract additional 
development interest: 

• Overlay Zoning.  An overlay zoning 
district was developed that provides a 
set of regulations that will better 
achieve the desired redevelopment and 
building form envisioned.  The overlay 
allows sites to maintain their underlying 
zoning, and allows minor additions 
pursuant to the existing zoning.  Larger 
expansion or redevelopment must 

adhere to the new regulations.   The 
overlay includes the following: 
 Modified permitted uses to 

encourage more mixed use 
 Basic building and parking 

placement requirements 
 Access requirements for both 

vehicles and pedestrians 
 Realistic applicability triggers that 

respect local businesses 
 Streamlined reviews 
 Quality standards upon which 

flexibility may be granted 
 Requirement for Development 

Agreement to specify flexibility, 
modifications and incentives 
agreed upon during the approval 
process 

• Streamlining approvals.  The overlay 
zoning district is structured as a 
planned unit development ordinance 
that requires a two step approval 
process.  The Farmington Planning 

Commission is encouraged to adopt the 
Orchard Lake Focus Area plan as the 
approved Preliminary Site Plan for the 
site, thus eliminating one step in the 
process and allowing the applicant to 
proceed directly to Final Site Plan 
review.   

• Incentives.  Streamlined approvals can 
help attract redevelopment, but there 
are more ways to encourage activity.  A 
more aggressive approach to attracting 
developers is to establish an incentive 
program.  The following table shows 
the type of incentives (listed along the 
top) that could potentially be offered, if 
the recognized benefits (listed along 
the left) are provided.  The idea is to 
match the recognized benefit to an 
appropriate incentive.  The table below 
shows the types of matches that are 
most effective: 

 
 

Incentives  Lot 
Coverage 

Setback 
Relief 

Bldg. 
Height 

Reduced 
Parking 

Storm-
water/ 
Utility  

TIF 
Funding 

Use of 
Municipal 

Parking Recognized Benefit  
Open Space x x   x  x 
LID x x   x x  
Mixed-Use   x x   x 
Higher Quality 
Architecture 

     x  

LEED/Green Building x  x  x x  
Additional Buffer  x   x x x 
Pedestrian Facilities x x  x  x x 
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CORRIDOR DESIGN GUIDELINES  
The following should be incorporated into 
development along the corridor: 
• Streetscaping 

 Front yards should maintain 
visibility of entrances and present 
high quality building fronts  

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

 Establish a street tree policy that is 
unique for the corridor 

 Consider uniform street lights 
• Lot size and coverage  

 Match residential areas to current 
residential districts 

 No minimum or maximum for 
Commercial/Mixed Use 

• Setbacks  
 Match residential areas to current 

residential districts 
 No minimum front setback for 

Commercial/Mixed Use 
 Consider a build-to requirement or 

a build-to “zone”  

• Transitions  
 Require rear 

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

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

• Parking 
 Refer to each city’s current parking 

standards, but consider flexibility 
for other available shared, 
structured or municipal parking  

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

• Building Design 
 Regulate quality, not architecture 
 Require a minimum storefront 

height and minimum window area 
for first floor 

 Allow colors that are consistent 
with the established Grand River 
theme 

 Establish lighting standards that 
consider modern and sustainable 
lighting options 

• Signs 
 Maintain visibility for commercial 

signage 
 Match sign size and height to speed 

limit on Grand River 
 Consider visibility across median 
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TAX INCREMENT FINANCING PLAN 
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FIGURE 1 
ESTIMATED REVENUE CAPTURE 

 
 

EXPLANATION OF THE TAX 
INCREMENT PROCEDURE 
EXPLANATION OF TAX INCREMENT 
FINANCING 
Tax Increment Financing (TIF financing) is a 
method of funding public investments in an 
area slated for (re)development by 
capturing, for a time, all or a portion of the 
increased tax revenue that may result from 
increases in property values, either as a 
result of (re)development or general market 
inflation.  
 
Once the TIF expires (potentially in 20 
years), the CIA will cease its 
revenue capture and 100% of 
taxes collected from future 
property values will be 
distributed to the 
appropriate taxing agencies 
in place at that time.   
 
To utilize TIF financing, the 
CIA must prepare a 
Development Plan and a TIF 
Plan. Both plans are 
submitted to the City 
Council, who must approve 
the plans.  
 
TIF REVENUE 
TIF Revenue represents the 
value of new taxes that may 
be received as a result of new 
property value increases.  

Figure 1 illustrates how existing taxes 
collected from property within the district 
will continue to go to the agencies who 
currently receive them.  Future increases in 
tax revenue will be split as follows: 
 To Agencies Not Captured.  100%l of 

new taxes collected for School 
agencies, the Detroit Zoo and Detroit 
Institute of Arts will continue to go to 
those authorities. 

 To Other Agencies.  50% of new taxes 
collected for all other agencies will be 
distributed to those agencies.  

 To CIA.  50% of new taxes collected will 
be captured by the Corridor 

Improvement Authority for 
reinvestment within the district. 

 
The Base Value for this plan is 
the taxable value of all real 
and personal property in the 
development area as 
determined on December 31, 
2013 and finally equalized by 
the state in May, 2014.  The 
Base Value of the district is 
$15,936,450.  
 
WHAT TIF CAN BE USED FOR 
TIF financing can be used to 
fund public utility and 
infrastructure improvements, 
market businesses within the 
district, plan for property 
within the district, acquire 
land, improve sites, construct 
buildings, and administer the 
Development Plan.  Because 
TIF financing involves capture 

TIF TERMS 
 Base Value:  The taxable value of 

property in the TIF district at the 
date the TIF is established 

 Current Value: The taxable value 
of property in the district as of the 
current year 

 Revenue Capture:  The difference 
between tax revenue collected from 
the Current Value and the Base 
Value 
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of tax revenue for certain parcels, TIF dollars 
must be used for improvements that will 
generally benefit those same parcels.   
 
PROPOSED 50% CAPTURE 
The Grand River Corridor CIA understands 
that TIF capture by the authority will reduce 
increases in tax revenue for other taxing 
agencies, which the City recognizes are 
under increasing budget constraints 
already.  However, the purpose for TIF 
financing is to utilize local tax dollars to 
catalyze reinvestment within the district, 
with the expectation that it will result in 
increases in property values that would not 
otherwise occur without such public 
investment.  Figure 1 shows the existing 
revenue that is collected from property in 
the TIF district.   
 
BENEFIT OF TIF FOR ALL TAXING AGENCIES 
It has been determined that property values 
in the district are in decline and are not 
likely to rebound without some sort of 
catalyst.  Therefore, it is reasonable to 
assume that taxing agencies will not likely 
see an increase in tax revenue anyway.  
Therefore, in the long run, temporary 
reductions in tax revenue will result in tax 
revenues for all taxing agencies that they 
may not receive in the future, if the efforts 
of this Plan are not implemented. 
 
TIF REVENUE ASSUMPTIONS 
The purpose of the Tax Increment 
Financing Plan is to evaluate potential 

revenues from tax increment capture and 
ensure it will be sufficient to cover 
anticipated costs.  Therefore, some 
assumptions are involved in the 
calculations in order to project property 
values into the future and determine 
anticipated revenues.  The figures in the TIF 
Plan are estimates of revenue that apply the 
best available data and most reasonable 
assumptions.  This TIF Plan is based on 2013 
assessment and millage data provided by 
Oakland County, and the following 
assumptions:   
1. A limit to the amount of TIF capture was 

included.  The CIA plans to capture only 
50% of the Captured Value 

2. A modest increase in property values 
was assumed.   A conservative growth 
rate of 3.0% was used in the projections 
for future TIF revenue.  In reality, values 
should increase more rapidly as 
redevelopment occurs within the 
district. 

3. Various millage levies 
have been excluded 
from capture, as 
discussed below.  Table 1 
shows the expected 
millage levies for this TIF 
Plan.   

Millage rates were provided by the City 
Treasurer’s office.  This list includes all 
millages except for the following: 

 Farmington Schools Supplemental 
 Farmington Schools Operating 
 Farmington Schools Debt 
 State Education 
 Intermediate Schools 
 Zoo 
 DIA 
 
PROJECTED TIF REVENUE 
Table 2 on the following page shows the 
projected revenues expected for the 
district.  It represents the amount the CIA 
can anticipate in TIF Revenue, based on the 
assumptions given above.  The increases in 
property values are based on a modest 
inflation rate.  In reality, property values, 
and resulting TIF capture will exceed these 
figures as redevelopment increases 
property values at a more rapid rate.  

TABLE 1 
MILLAGE LEVIES 

 Taxing Agency Summer 
Levy 

Winter 
Levy 

City Operating 14.0000  
City Streets 1.0000  

County Operating 4.1900  
Parks and Recreation  0.2415 

Huron-Clinton Metropark Authority  0.2416 
Community College 1.5844  

Library 1.0000 0.5856 
County Public Transit  0.5900 

Total Captured 21.7744 1.6587 
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DURATION OF THE 
DEVELOPMENT PROGRAM 
The duration of the tax increment financing 
plan is twenty (20) years, commencing 
upon approval by the City Council in 2014 
and will cease with tax collections due in 
December 2034, unless this plan is 
amended to extend or shorten its duration. 
 
PLAN FOR THE EXPENDITURE 
OF CAPTURED VALUE BY THE 
AUTHORITY 
Any additional tax increment revenues 
beyond those projected in this plan will: 
a.  be used to expedite any debt service, 
b.  further the implementation of the 

public improvement program, or 
c. be returned, pro-rata, to the taxing 

units. 
 

Should the tax increment revenues be less 
than projected, the CIA may choose to: 
 Collect and hold the captured 

revenues until a sufficient amount is 
available to implement specific public 
improvements, 

 Consider implementing public 
improvement projects based upon the 
ability to match existing funds with 
expenditures while seeking out 
additional funding sources, 

 Amend the development plan and/or 
tax increment financing plan to allow 
for alternative projects and funding.  

 
 

TABLE 2 
ESTIMATE OF TIF REVENUE 
 

Fiscal 
Year Base Value 

% Value   
Increase 

Estimated 
Value Capture  

(50%) 

Estimated 
Annual TIF 

Revenue 
Compounded  

TIF Revenue 
Base Year: 2014 $15,936,450 3.0%    
 2015 $15,936,450 3.0% $485,265 $11,085  $11,085  
 2016 $15,936,450 3.0% $738,870 $16,878  $27,963  
 2017 $15,936,450 3.0% $1,000,082 $22,845  $50,808  
 2018 $15,936,450 3.0% $1,269,132 $28,991  $79,799  
 2019 $15,936,450 3.0% $1,546,252 $35,321  $115,120  
 2020 $15,936,450 3.0% $1,831,687 $41,841  $156,962  
 2021 $15,936,450 3.0% $2,125,684 $48,557  $205,519  
 2022 $15,936,450 3.0% $2,428,501 $55,474  $260,993  
 2023 $15,936,450 3.0% $2,740,403 $62,599  $323,593  
 2024 $15,936,450 3.0% $3,061,662 $69,938  $393,530  
 2025 $15,936,450 3.0% $3,392,559 $77,497  $471,027  
 2026 $15,936,450 3.0% $3,733,382 $85,282  $556,309  
 2027 $15,936,450 3.0% $4,084,430 $93,301  $649,610  
 2028 $15,936,450 3.0% $4,446,010 $101,561  $751,171  
 2029 $15,936,450 3.0% $4,818,437 $110,068  $861,239  
 2030 $15,936,450 3.0% $5,202,037 $118,831  $980,069  
 2031 $15,936,450 3.0% $5,597,145 $127,856  $1,107,925  
 2032 $15,936,450 3.0% $6,004,106 $137,152  $1,245,078  
 2033 $15,936,450 3.0% $6,423,276 $146,728  $1,391,805  
 2034 $15,936,450 3.0% $6,855,021 $156,590  $1,548,395  

TIF SUMMARY 
 
Base Value (2013) $15,936,450 
Millage Captured 23.4331 
Millage Not Captured 40.684 
2014 CIA Revenue $11,085  
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ESTIMATED IMPACT OF TAX 
INCREMENT FINANCING ON 
TAXING JURISDICTIONS 
The CIA is eligible to capture tax increment 
revenues from the State, local school 
district, and intermediate school district to 
the extent necessary to pay the debt service 

on the outstanding bonds that represent 
“eligible obligations.”  

 
The most important impact on the affected 
taxing jurisdictions is that the amount of 
revenue they currently receive from 
property within the district will not increase 
during the life of the Plan.  Once the base 

value of the district is set, the CIA will 
capture the revenue from any increase in 
property value.  The base amount would 
still flow to the appropriate taxing 
jurisdictions.  In other words, the revenue to 
each taxing jurisdiction would effectively 
be frozen at the base value for the entire 
term of the CIA Plan. 

TABLE 3 
ESTIMATED TAX INCREMENT CAPTURE BY TAXING JURISDICTION 
Millage Rates 4.1900 14.0000 1.0000 0.2415 0.2416 1.5856 1.5844 0.5900 

Fiscal Year 
Capture 
Amount 

Oakland 
County 

Operating 
City 

Operating City Streets 
County 
Parks HCMA Library 

Community 
College SMART 

2014 $485,265  $2,033  $6,794  $485  $117  $117  $769  $769  $286  
2015 $738,870  $3,096  $10,344  $739  $178  $179  $1,172  $1,171  $436  
2016 $1,000,082  $4,190  $14,001  $1,000  $242  $242  $1,586  $1,585  $590  
2017 $1,269,132  $5,318  $17,768  $1,269  $306  $307  $2,012  $2,011  $749  
2018 $1,546,252  $6,479  $21,648  $1,546  $373  $374  $2,452  $2,450  $912  
2019 $1,831,687  $7,675  $25,644  $1,832  $442  $443  $2,904  $2,902  $1,081  
2020 $2,125,684  $8,907  $29,760  $2,126  $513  $514  $3,370  $3,368  $1,254  
2021 $2,428,501  $10,175  $33,999  $2,429  $586  $587  $3,851  $3,848  $1,433  
2022 $2,740,403  $11,482  $38,366  $2,740  $662  $662  $4,345  $4,342  $1,617  
2023 $3,061,662  $12,828  $42,863  $3,062  $739  $740  $4,855  $4,851  $1,806  
2024 $3,392,559  $14,215  $47,496  $3,393  $819  $820  $5,379  $5,375  $2,002  
2025 $3,733,382  $15,643  $52,267  $3,733  $902  $902  $5,920  $5,915  $2,203  
2026 $4,084,430  $17,114  $57,182  $4,084  $986  $987  $6,476  $6,471  $2,410  
2027 $4,446,010  $18,629  $62,244  $4,446  $1,074  $1,074  $7,050  $7,044  $2,623  
2028 $4,818,437  $20,189  $67,458  $4,818  $1,164  $1,164  $7,640  $7,634  $2,843  
2029 $5,202,037  $21,797  $72,829  $5,202  $1,256  $1,257  $8,248  $8,242  $3,069  
2030 $5,597,145  $23,452  $78,360  $5,597  $1,352  $1,352  $8,875  $8,868  $3,302  
2031 $6,004,106  $25,157  $84,057  $6,004  $1,450  $1,451  $9,520  $9,513  $3,542  
2032 $6,423,276  $26,914  $89,926  $6,423  $1,551  $1,552  $10,185  $10,177  $3,790  
2033 $6,855,021  $28,723  $95,970  $6,855  $1,655  $1,656  $10,869  $10,861  $4,044  
2034 $7,299,718  $30,586  $102,196  $7,300  $1,763  $1,764  $11,574  $11,566  $4,307  

  $284,015 $948,975 $67,784 $16,370 $16,377 $107,478 $107,397 $39,993 
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MAXIMUM AMOUNT OF 
BONDED INDEBTEDNESS TO BE 
INCURRED 
The Corridor Improvement Authority may 
explore the possibility of bonding against 
future revenues to supply the funds 

required to accomplish larger public 
improvement projects. The extent of the 
indebtedness and the timing of the debt 
retirement will be determined by the extent 
of the tax increment revenues.  The 
maximum indebtedness, as stated in PA 
197 of 1975, cannot exceed the ability to 
service the debt from tax increments.  Only 
80% of projected revenues are available as 

debt service funds.  The CIA was just 
established, so no bond debt has been 
accrued to date.  Future plan updates will 
consider potential debt as it plans for 
continued investment in the district.  
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STATUTORY REQUIREMENTS 
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LEGAL BASIS OF THE PLAN 
The Development Plan and Tax Increment 
Financing Plan are prepared pursuant to 
the requirements of Sections 18 and 21 of 
the Corridor Improvement Authority Act 
(Act 280 of 2005), as amended.  More 
specifically, Section 21 of the Act states that 
“if a board decides to finance a project in a 
development area by the use of revenue 
bonds as authorized in section 16 or tax 
increment financing as authorized in 
sections 18, 19, and 20, it shall prepare a 
development plan.   
 
ELIGIBILITY CRITERIA FOR 
ESTABLISHING A CIA 
This CIA meets all of the eligibility criteria 
established by Section 5 of the Act, as 
shown in Table 4: 

 

  

TABLE 4 
ELIGIBILITY CRITERIA FROM P.A. 280 OF 2005, AS AMENDED 
The District is adjacent to a road classified as an arterial or collector according to the federal highway 
administration.   
 Grand River Avenue is considered a Principal Arterial Road according to the FHWA.   

The District contains at least 10 contiguous parcels or at least 5 contiguous acres.  
 The district is approximately 100 acres in size. 

More than 50%of existing ground floor area in the District is classified as commercial real property.  
 The district contains approximately 100 acres of land, with at least 53% of land containing a 

variety of commercial land uses.   
Residential, commercial or industrial use has been allowed and conducted for the past 30 years.   
 Historic land uses are much the same as those that exist today.  The main purpose of this plan 

is to promote redevelopment and marketing of the corridor given its long development 
history and need to modernize.  A review of the uses in the District indicates that the above 
uses have been allowed for more than 30 years. 

The District is presently served by municipal water or sewer.  
 The entire district is served by municipal water and sewer utility service. 

Property in the District Is zoned to allow for mixed use that includes high-density residential use.   
 The Farmington zoning ordinance contains a planned unit development provision (Article 10), 

that promotes many of the development principles as outlined in the Plan.  However, as part 
of the Grand River Corridor Vision Plan, an overlay zoning district was recommended and is 
likely to be adopted to further fulfill this requirement. 

The City of Farmington CIA has agreed to expedite the local permitting and inspection process in the 
development area and modify its master plan to provide for walkable non-motorized interconnections, 
including sidewalks and streetscapes throughout the development area.  
 The City of Farmington agrees to these terms.  In fact, the City is already exploring ways to 

expedite the review process, and has non-motorized elements already planned in the Master 
Plan.  The City is scheduled to update the Master Plan in 2014, at which time the specific 
details and recommendations of the Grand River Corridor Vision Plan will be incorporated. 
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STATUTORY 
DEVELOPMENT 
PLAN 
REQUIREMENTS 
The Act also requires 
the development plan 
contain a variety of 
information.  This plan 
includes all of the 
required information, 
as shown in Table 5, 
which provides an 
explanation or cross-
reference to show how 
each of the criteria 
have been met.  
  

TABLE 5 
STATUTORY DEVELOPMENT PLAN REQUIREMENTS 

Designation of development area boundaries. DESIGNATION OF BOUNDARIES 

Legal description, location and extent of existing streets, 
public facilities, land uses, character. 

PHYSICAL CORRIDOR CONDITIONS 

Description of planned improvements.   No such improvements are planned at this time 
Location, extent, character, estimated cost and timeframe 
of the improvements contemplated.   

While no construction projects are planned, a focus area 
plan was developed for the orchard lake area 

ORCHARD LAKE ROAD FOCUS AREA 
Planned phases for construction and estimated time of 
completion of each. 

Since there is no construction planned, there are no 
timeframes to provide 

Description of planned open space.  There are no planned open spaces within the development 
area. 

OPEN SPACE AND UNDEVELOPED AREAS 
Description of areas the authority desires to sell, donate, 
exchange, or lease to or from the municipality.  

No land conveyances are currently expected as part of this 
plan. 

Desired changes in zoning, streets, street levels, 
intersections, traffic flow modifications, or utilities.   

ZONING CHANGES 
TRANSPORTATION STUDY 

Estimates of development costs, proposed financing 
methods, and the authority’s financing ability.  

PROJECT LIST 
FARMINGTON’S APPROACH 

Designation parties to whom areas are planned to be 
conveyed in any manner and who will benefit (if available). 

No land conveyances are currently expected as part of this 
plan. 

Procedures for conveying in any manner of all or a portion 
areas that will be conveyed. 

No land conveyances are currently expected as part of this 
plan. 

Estimated number of persons residing in the development 
area and the number of families and individuals to be 
displaced. 

No relocation of families or individuals is expected.  Should 
said displacement be planned during implementation of the 

plan, appropriate  information will be gathered. 
Plan for establishing priority for expected displaced 
persons.  

No relocation of families or individuals is expected. 

Provision for the costs of relocating expected displaced 
persons.  

No relocation of families or individuals is expected. 

A plan for compliance with 1972 PA 227, MCL 213.321 to 
213.332.  

No relocation of families or individuals is expected. 

Requirement that amendments to an approved 
development plan or tax increment plan must be 
submitted to the governing body for approval or rejection.  

Any amendments to the plan will be approved by the 
Farmington City Council per the Corridor Improvement Act. 

A schedule to periodically evaluate the effectiveness of the 
development plan. 

The Farmington CIA Board plans to review the 
Development Plan on an annual basis to develop specific 

work plans for each fiscal year. 
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APPENDIX A: DEVELOPMENT AREA BOUNDARY  
 
Downtown Development District and Downtown Development Area Boundary: 
 

[INSERT LEGAL DESCRIPTION HERE] 
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APPENDIX B: BASE PARCEL DATA 
 
The following pages include the base 
information for all real property parcels 
located in the CIA Development Area.  
Information reported for the 2013 Fiscal 
Year are based upon the assessments 
recorded on December 31, 2012 as 
modified by the Board of Review and are 

subject to any judgments issued by the 
State Tax Tribunal. The final 2014 TEV, as 
adjusted by these bodies, is adopted by 
reference and is considered to be the Initial 
Assessed Valuation and may be revised 
without amendment of these plans. 
 

Properties outlined are those Real 
Properties whose value was reduced by 
decision of the 2013 Michigan Tax Tribunal, 
or those whose value was reduced via 
Consent Judgment  
 
 

 
TABLE 6 
BASE DATA FOR ALL PARCELS IN THE CIA DISTRICT 
Parcel Owner Property Address  Base Value  
20-23-26-351-001 ASGHAR, NASRIN 22882 ORCHARD LAKE RD 106,460  
20-23-26-351-002 REED, DAVID 22856 ORCHARD LAKE RD 83,580  
20-23-26-351-005 YONO PROPERTY INVESTMENTS, LLC 22804 ORCHARD LAKE RD 152,480  
20-23-26-351-006 LULGJURAJ, MARKO 22784 ORCHARD LAKE RD 51,880  
20-23-26-351-007 LULGJURAJ, MARKO 22772 ORCHARD LAKE RD 33,810  
20-23-26-351-008 BEALE, PAUL W 22770 ORCHARD LAKE RD 32,680  
20-23-26-351-009 LEROUX, MARY A 22748 ORCHARD LAKE RD 52,850  
20-23-26-351-024 HERITAGE 2000 LLC 22840 ORCHARD LAKE RD 130,470  
20-23-26-351-025 MCKEE, L.L.C. 22730 ORCHARD LAKE RD 151,220  
20-23-26-355-001 GRIPPO, DANIEL 22512 ORCHARD LAKE RD 97,080  
20-23-26-355-002 22500 HOLDINGS LLC 22500 ORCHARD LAKE RD 148,780  
20-23-26-355-005 MCPHAIL, DANIEL 22424 ORCHARD LAKE RD 67,770  
20-23-26-355-020 KAJY AND ASSOCIATES, INC. 31200 GRAND RIVER AVE 34,030  
20-23-26-355-022 THE KUGHN REAL PROPERTIES CO 22456 ORCHARD LAKE RD 254,910  
20-23-26-355-023 MCPHAIL, DANIEL 22434 VIOLET ST 10,470  
20-23-26-355-025 FLAGSTAR BANK FSB 31230 GRAND RIVER AVE 308,410  
20-23-26-356-002 DELTA INVESTMENT COMPANY 31235 GRAND RIVER AVE 72,490  
20-23-26-356-003 DELTA INVESTMENT COMPANY 31233 GRAND RIVER AVE 102,660  
20-23-26-357-010 CITY OF FARMINGTON 22402 VIOLET ST -    
20-23-26-357-023 EMMITT, DANIEL L 31036 GRAND RIVER AVE 43,330  
20-23-26-357-029 LILAC PROPERTIES, L.L.C. 31030 GRAND RIVER AVE 50,440  
20-23-26-358-013 SMS PROPERTY DEVELOPMENT, LLC 22400 LILAC ST 16,310  
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37  │  Grand River Corridor Improvement Authority Development and TIF Plan   

20-23-27-326-004 HBW PROPERTIES, LLC 32686 GRAND RIVER AVE 131,500  
20-23-27-326-005 MEYERS, JOSEPHINE 32620 GRAND RIVER AVE 65,170  
20-23-27-326-006 EDMONDS, ANNE H 32604 GRAND RIVER AVE 87,370  
20-23-27-326-009 CORNWELL, DAVID 23107 POWER RD 5,070  
20-23-27-326-010 SHELT, WILLIAM R 32500 GRAND RIVER AVE STE 203 79,200  
20-23-27-326-013 TAGHAVI, NASSER 32434 GRAND RIVER AVE 103,060  
20-23-27-326-014 CAMPBELL, BRUCE 23105 POWER RD 36,610  
20-23-27-326-015 GRAND RIVER RENTAL AND DEV, LLC 32410 GRAND RIVER AVE 136,650  
20-23-27-326-017 HADDAD, C G 32580 GRAND RIVER AVE 130,070  
20-23-27-326-018 FARMINGTON PARKVIEW APARTMENTS LLC 32450 GRAND RIVER AVE 112,780  
20-23-27-326-019 32440 GRAND RIVER LLC 32440 GRAND RIVER AVE 62,060  
20-23-27-329-020 FOSTER, DUANE E 32617 GRAND RIVER AVE 161,860  
20-23-27-329-046 LAWLEY HOLDINGS, LLC 32663 GRAND RIVER AVE 192,060  
20-23-27-329-047 OAKLAND ONE, LLC 32715 GRAND RIVER AVE 23,780  
20-23-27-330-001 FOXWORTHY, G BRUCE 32595 GRAND RIVER AVE 104,240  
20-23-27-330-002 LAPHAM JR, HARRY L 32523 GRAND RIVER AVE 112,200  
20-23-27-330-058 YONO ENTERPRISES, LLC 32411 GRAND RIVER AVE 213,030  
20-23-27-330-059 DOMPIERRE LAND COMPANY, LLC 32423 GRAND RIVER AVE 102,070  
20-23-27-330-062 RAMSAY, KIRK J 32435 GRAND RIVER AVE 217,320  
20-23-27-330-063 KOSUTIC, ROBERT S 32425 GRAND RIVER AVE 84,390  
20-23-27-403-030 BOWMAN, JOHN V 22801 LAKE WAY ST 75,760  
20-23-27-403-040 CITY OF FARMINGTON 31801 GRAND RIVER AVE -    
20-23-27-403-046 WILKIE, MARIE E 32000 GRAND RIVER AVE APT 1 17,390  
20-23-27-403-135 F.S.G.Y., L.L.C. 31822 GRAND RIVER AVE 137,620  
20-23-27-403-136 PARAMOUNT HOME CARE, INC. 31806 GRAND RIVER AVE 82,630  
20-23-27-403-137 SHLAFER, ROMAN 31930 GRAND RIVER AVE 167,200  
20-23-27-403-138 ZANETTI, JEFFREY L 31904 GRAND RIVER AVE 262,450  
20-23-27-404-002 J & B PROPERTY MANAGEMENT, LLC 32340 GRAND RIVER AVE 328,000  
20-23-27-404-006 SAMRA, GEORGE D 32300 GRAND RIVER AVE 57,060  
20-23-27-404-007 GLUCK, MICHAEL 32330 GRAND RIVER AVE 78,750  
20-23-27-404-012 LEONOR, LOUIS E 23020 POWER RD 195,580  
20-23-27-404-013 LEEKO DEVELOPMENT LLC 23010 POWER RD 13,930  
20-23-27-404-014 LEONOR, LOUIS E 32326 GRAND RIVER AVE 74,240  
20-23-27-404-015 JSA PROPERTIES, L.L.C. 32316 GRAND RIVER AVE 260,160  
20-23-27-427-022 CITY OF FARMINGTON 31731 GRAND RIVER AVE -    
20-23-27-427-025 SOUL INVESTMENTS LLC 31632 GRAND RIVER AVE 52,760  
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   Base Parcel Data │  38 

20-23-27-427-026 SAM CASSAR & CO 31625 SHIAWASSEE RD 917,530  
20-23-27-427-032 KING, PAUL 31690 GRAND RIVER AVE 81,080  
20-23-27-427-034 RESTORATION CHRISTIAN FELLOWSHIP 31590 GRAND RIVER AVE -    
20-23-27-427-035 FARMINGTON PLAZA LLC 31530 GRAND RIVER AVE 1,133,080  
20-23-27-427-036 SUBURBAN FAMILY CREDIT UNION 31716 GRAND RIVER AVE 307,200  
20-23-27-428-004 FOWLER ENTERPRISES, INC. 22883 ORCHARD LAKE RD 96,800  
20-23-27-428-006 LOISELLE, MICHAEL 22855 ORCHARD LAKE RD 86,410  
20-23-27-428-007 ODEH, AHMAD KAYED 22849 ORCHARD LAKE RD 102,990  
20-23-27-428-008 BARNES REAL ESTATE HOLDING CO., LLC 22843 ORCHARD LAKE RD 216,840  
20-23-27-428-009 CARRON HOLDINGS LLC 22820 MOONEY ST 150,400  
20-23-27-428-010 SHEIKH, KAMRAN 22821 ORCHARD LAKE RD 133,920  
20-23-27-428-013 MEINKE, CHRISTINE 22906 MOONEY ST 112,730  
20-23-27-428-014 TRI-F ASSOCIATES 23030 MOONEY ST 184,030  
20-23-27-428-016 ZIEGLER-MICHIGAN 5 LLC 23133 ORCHARD LAKE RD STE 206 563,200  
20-23-27-428-020 GB INVESTMENTS LLC 23017 ORCHARD LAKE RD STE 1 36,010  
20-23-27-428-033 HIND PROPERTIES, LLC 31506 GRAND RIVER AVE 706,680  
20-23-27-428-035 U-WASH DEVELOPMENT CO., LLC 31500 GRAND RIVER AVE 218,890  
20-23-27-428-036 ORCHARD LAKE ROAD L L C 22725 ORCHARD LAKE RD 309,860  
20-23-27-428-037 NIMROD CORP 22757 ORCHARD LAKE RD 272,970  
20-23-27-451-005 DOR SITE L.L.C. 32305 GRAND RIVER AVE 141,400  
20-23-27-451-006 CITY OF FARMINGTON 32301 GRAND RIVER AVE -    
20-23-27-451-036 DOR SITE LLC 22823 BROOKDALE ST 21,370  
20-23-27-451-065 HAJAL, JANET 32323 GRAND RIVER AVE 42,190  
20-23-27-451-066 AMERITECH (Assessed with other Parcels) 32335 GRAND RIVER AVE -    
20-23-27-451-067 P.R.I., L.L.C. 32315 GRAND RIVER AVE 224,660  
20-23-27-452-001 CITY OF FARMINGTON 32081 GRAND RIVER AVE -    
20-23-27-452-002 YO, UN DAE 32065 GRAND RIVER AVE 117,790  
20-23-27-452-030 LEO SOAVE BUILDING, INC 32057 GRAND RIVER AVE 3,540  
20-23-27-452-031 CITY OF FARMINGTON 32035 GRAND RIVER AVE -    
20-23-27-452-032 CITY OF FARMINGTON 32023 GRAND RIVER AVE -    
20-23-27-452-033 LOVERNICH, RANDY JAMES 32011 GRAND RIVER AVE 680  
20-23-27-453-001 RYAN, DANIEL 31831 GRAND RIVER AVE APT 1 8,110  
20-23-27-476-007 GROVES-WALKER POST 346 (Exempt-American 

Legion) 
31775 GRAND RIVER AVE -    

20-23-27-476-008 VESTA RAE PERAKES TRUST 31691 GRAND RIVER AVE 205,190  
20-23-27-476-009 STANTON, JACOB 22409 SHERWOOD AVE 21,720  
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39  │  Grand River Corridor Improvement Authority Development and TIF Plan   

20-23-27-476-010 EMIRI, DHURATA 22405 SHERWOOD AVE 38,560  
20-23-27-478-001 MUIR, JOHN 31370 SHAW AVE 53,500  
20-23-27-478-002 PETTY, ELIZABETH A 31360 SHAW AVE 55,810  
20-23-27-478-003 GOSS, GARY M 31622 SHAW AVE 51,070  
20-23-27-478-004 ULMAN, RONALD J 31610 SHAW AVE 61,270  
20-23-27-478-005 GORDAM, LLC 31625 GRAND RIVER AVE 596,700  
20-23-27-478-006 JOHN STIRLING WHITE LLC 31505 GRAND RIVER AVE 234,680  
20-23-35-102-004 30924 COMMUNITY PROPERTY, LLC 30948 GRAND RIVER AVE 15,680  
20-23-35-102-005 30924 COMMUNITY PROPERTY, LLC 30942 GRAND RIVER AVE 25,680  
20-23-35-102-013 SMS PROPERTY DEVELOPMENT, LLC 30966 GRAND RIVER AVE 100,590  
20-23-35-102-015 30924 COMMUNITY PROPERTY, LLC 30924 GRAND RIVER AVE 61,180  
20-23-35-103-001 TARQUINIO, MARY BETH 30875 W 9 MILE RD 63,340  
20-23-35-103-002 GARRITY, GEORGE A 30815 W 9 MILE RD 41,610  
20-23-35-103-003 TURNER, AMBER R 22129 HAWTHORNE ST 35,670  
20-23-35-103-004 HAWTHORNE HOMES, LLC 22109 HAWTHORNE ST 29,630  
20-23-35-103-012 MAHER, CHARLES J 30752 GRAND RIVER AVE 52,640  
20-23-35-103-015 FOEN, LOMIN 30746 GRAND RIVER AVE 38,520  
20-23-35-103-018 FARMINGTON RETAIL MANAGEMENT, LLC 30790 GRAND RIVER AVE 71,060  
20-23-35-103-019 MAHER, CHARLES J 30748 GRAND RIVER AVE 20,490  
20-23-35-103-021 PAUL NICHOLAS HOLDINGS LLC 30760 GRAND RIVER AVE 112,500  
20-23-35-126-001 KHAYKIN, IGOR 22146 HAWTHORNE ST 30,890  
20-23-35-126-002 WEST, DAWN 22120 HAWTHORNE ST 44,420  
20-23-35-126-003 HOOD, MARTHA WALLACE 22116 HAWTHORNE ST 36,060  
20-23-35-126-004 SPENCE, CHARLES 22100 HAWTHORNE ST 43,100  
20-23-35-126-010 FARMINGTON A & W 30732 GRAND RIVER AVE 55,520  
20-99-00-000-028 SOLEIL FURNITURE 32315 GRAND RIVER AVE -    
20-99-00-000-030 ANCHOR CHIROPRACTIC 32595 GRAND RIVER AVE 16,710  
20-99-00-001-058 $3 SOFT CLOTH CAR WASH 31500 GRAND RIVER AVE 13,680  
20-99-00-001-092 SCOTT,JEFFERY A 32316 GRAND RIVER AVE STE 200 8,630  
20-99-00-002-020 HARRISON, STEVEN AGENCY 32620 GRAND RIVER AVE 2,380  
20-99-00-002-051 COMMUNITY LIVING CENTER 31505 GRAND RIVER AVE # 11 -    
20-99-00-002-062 SALON NIA 31616 GRAND RIVER AVE 4,460  
20-99-00-002-099 BELLE TIRE DISTRIBUTORS INC 22843 ORCHARD LAKE RD 70,150  
20-99-00-002-126 BP 32410 GRAND RIVER AVE 25,090  
20-99-00-002-310 LEONOR,LOUIS E DDS 23020 POWER RD 91,140  
20-99-00-003-014 GRAND CELEBRATIONS 32305 GRAND RIVER AVE 14,780  
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   Base Parcel Data │  40 

20-99-00-003-030 KAMRAN F SHEIKH MD PC 22821 ORCHARD LAKE RD 28,880  
20-99-00-003-031 AKT PEERLESS ENVIRONMENTAL 22725 ORCHARD LAKE RD 55,220  
20-99-00-003-053 SMITH,DENNIS CLU CHEF 31505 GRAND RIVER AVE STE 214 -    
20-99-00-003-200 KUGHN ENTERPRISES 22482 ORCHARD LAKE RD 40,620  
20-99-00-004-000 DREAM TEAMS 32580 GRAND RIVER AVE STE 12 880  
20-99-00-004-002 MICHIGAN HOME HEALTH 23030 MOONEY ST STE A 2,970  
20-99-00-004-004 ANTONIO'S LIQUOR 22804 ORCHARD LAKE RD 32,010  
20-99-00-004-005 COURTLAND ASSOCIATES INC 22500 ORCHARD LAKE RD 8,960  
20-99-00-004-012 DANBOISE MECHANICAL INC 31625 GRAND RIVER AVE 72,000  
20-99-00-004-018 TOO CUTE BEADS LLC 31711 GRAND RIVER AVE 3,170  
20-99-00-004-020 D&W OIL COMPANY 31235 GRAND RIVER AVE 730  
20-99-00-004-061 JOHN MARTIN INC 31505 GRAND RIVER AVE # 9-206 -    
20-99-00-004-070 DANS GIANT SUBMARINE 22424 ORCHARD LAKE RD 7,840  
20-99-00-004-368 DURACLEAN BY HOSKIN 31505 GRAND RIVER AVE # 4-14 -    
20-99-00-005-001 BIG LOTS #1811 31550 GRAND RIVER AVE 28,500  
20-99-00-005-003 CHICKEN KING 32663 GRAND RIVER AVE 82,320  
20-99-00-005-013 GLANZ FINANCIAL LLC 32440 GRAND RIVER AVE 7,130  
20-99-00-005-016 KILS TAEKWONDO 32326 GRAND RIVER AVE 1,780  
20-99-00-005-027 WENDYS 22757 ORCHARD LAKE RD 65,950  
20-99-00-005-050 EMMITT SERVICES INC 31036 GRAND RIVER AVE 2,960  
20-99-00-006-022 THE GETAWAY 31822 GRAND RIVER AVE 5,460  
20-99-00-006-026 L A  INSURANCE 30776 GRAND RIVER AVE 760  
20-99-00-006-031 PRO NAILS 30766 GRAND RIVER AVE 2,720  
20-99-00-006-050 FARMINGTON AUTO WASH 22883 ORCHARD LAKE RD 7,780  
20-99-00-006-057 TIMS TREE & SHRUB LLC 31505 GRAND RIVER AVE # 9-207 890  
20-99-00-006-071 HBW PROPERTIES LLC 32686 GRAND RIVER AVE 15,780  
20-99-00-006-080 FARMINGTON BIKE & REPAIR 22856 ORCHARD LAKE RD 970  
20-99-00-006-156 ZANETTI, JEFFREY L DDS PC 31904 GRAND RIVER AVE 43,820  
20-99-00-006-160 FARMINGTON DERMATOLOGISTS PC 23133 ORCHARD LAKE RD STE 201 14,470  
20-99-00-006-260 FARMINGTON PLAZA APTS 31625 SHIAWASSEE RD -    
20-99-00-006-333 FARMINGTON VACUUM 30948 GRAND RIVER AVE 1,020  
20-99-00-006-465 FOSTER, DUANE E & ASSOCIATES 32623 GRAND RIVER AVE 1,680  
20-99-00-007-182 GRAND TAILOR SHOPPE 31626 GRAND RIVER AVE 1,790  
20-99-00-008-016 INTER AGENCY TASK FORCE 31505 GRAND RIVER AVE # 9-221 -    
20-99-00-008-017 CJB PEST & MOSQUITO CONTROL 31505 GRAND RIVER AVE # 14-01 -    
20-99-00-008-031 HALLER APPRAISAL SERVICE INC 31505 GRAND RIVER AVE # 9-101 4,940  
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41  │  Grand River Corridor Improvement Authority Development and TIF Plan   

20-99-00-008-046 WILLIAMS & LIPTON 32316 GRAND RIVER AVE STE 101 27,880  
20-99-00-009-023 RAINBOW REHABILITATION 32619 GRAND RIVER AVE 5,070  
20-99-00-009-031 EZ WINTERIZING 31505 GRAND RIVER AVE # 1A 1,580  
20-99-00-009-035 NORTH AMERICAN SUPER CAR LLC 31505 GRAND RIVER AVE # 9E -    
20-99-00-009-038 SIEGERT, SCOTT 31505 GRAND RIVER AVE # 9-216 -    
20-99-00-009-045 CHARLES CROMER 31505 GRAND RIVER AVE # 4 -    
20-99-00-010-011 TALK-A-LOT WIRELESS 31624 GRAND RIVER AVE 2,630  
20-99-00-010-012 LIBERTY TAX SERVICE 31628 GRAND RIVER AVE 2,160  
20-99-00-010-013 KATHYS CLOSET RESALE SHOP 31632 GRAND RIVER AVE -    
20-99-00-010-014 PARAMOUNT HOME CARE INC 31806 GRAND RIVER AVE 1,660  
20-99-00-010-029 ACAFES HAIR STUDIO 23030 MOONEY ST STE B 2,630  
20-99-00-010-038 FIFTH POSITION DANCE CENTER 31830 GRAND RIVER AVE 2,420  
20-99-00-010-041 ANCA NASTASA DDS 23030 MOONEY ST STE C 28,770  
20-99-00-010-100 KANTOLA, CHARLES INSURANCE 32500 GRAND RIVER AVE 1,820  
20-99-00-010-120 JUST JEWELERS 23105 POWER RD 3,540  
20-99-00-011-004 BIO BALANCE THERAPY 23030 MOONEY ST STE C 520  
20-99-00-011-007 DING MASTERS 22849 ORCHARD LAKE RD 4,040  
20-99-00-011-011 SHAR RENTALS & SALES 22748 ORCHARD LAKE RD 2,630  
20-99-00-011-013 MOMMIES MUST HAVES 22882 ORCHARD LAKE RD 930  
20-99-00-011-014 WE BUY IT & SELL IT ALL 30930 GRAND RIVER AVE 1,310  
20-99-00-011-100 KINGS GARAGE 31690 GRAND RIVER AVE 17,190  
20-99-00-011-145 VALERO 31233 GRAND RIVER AVE 20,190  
20-99-00-012-006 RITE CARE PHARMACY 23133 ORCHARD LAKE RD STE 102 3,580  
20-99-00-012-007 MARATHON 32340 GRAND RIVER AVE 31,760  
20-99-00-012-035 LAPHAM & DOYLE ATTORNEYS 32523 GRAND RIVER AVE 10,750  
20-99-00-013-001 PAM'S BEAD GARDEN 22836 ORCHARD LAKE RD 2,500  
20-99-00-013-003 SCHOOL OF ROCK 22730 ORCHARD LAKE RD 5,000  
20-99-00-013-006 KITTY Q EXPRESSIVE ART STUDIO 32580 GRAND RIVER AVE STE 10 -    
20-99-00-013-007 KNIGHTS OF COLUMBUS 32580 GRAND RIVER AVE STE 15 -    
20-99-00-013-012 COMIC-CARDS GAME CENTER 31620 GRAND RIVER AVE 2,500  
20-99-00-013-026 DETROIT DEADSTOCK 31826 GRAND RIVER AVE 5,000  
20-99-00-013-027 GREAT LAKES VAPOR 31505 GRAND RIVER AVE # 5 25,000  
20-99-00-013-360 MORRELL ELECTRONICS SERVICE 22770 ORCHARD LAKE RD 590  
20-99-00-016-040 PARKVIEW APARTMENTS 32450 GRAND RIVER AVE -    
20-99-00-016-070 BOTSFORD PEDIATRIC ASSOC 23133 ORCHARD LAKE RD STE 100 -    
20-99-00-016-200 PLAZA VETERINARY HOSPITAL P C 22820 MOONEY ST 73,830  
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   Base Parcel Data │  42 

20-99-00-018-030 RADIO SHACK #6765 32436 GRAND RIVER AVE 5,930  
20-99-00-018-035 RAMS HORN OF FARMINGTON 32435 GRAND RIVER AVE 41,860  
20-99-00-018-170 RUSTIC PUB 31030 GRAND RIVER AVE 9,460  
20-99-00-019-023 SHLAFER, ROMAN  DDS 31930 GRAND RIVER AVE 50,860  
20-99-00-019-055 SAMRA, GEORGE 32300 GRAND RIVER AVE 2,460  
20-99-00-019-235 SILVER DAIRY 32323 GRAND RIVER AVE 7,530  
20-99-00-020-030 TAYLER PRESCRIPTIONS 32316 GRAND RIVER AVE STE 100 5,470  
20-99-00-870-001 AJ DOMPIERRE CONSTRUCTION 32423 GRAND RIVER AVE 23,250  
20-99-00-870-002 ALLSTATE INSURANCE COMPANY 32620 GRAND RIVER AVE 570  
20-99-00-870-076 FRAMERY ONE INC 31596 GRAND RIVER AVE 7,510  
20-99-00-880-030 ACO HARDWARE #147 31580 GRAND RIVER AVE 23,750  
20-99-00-890-010 SILVERWOOD APPRAISAL & 22500 ORCHARD LAKE RD 1,930  
20-99-00-890-063 VALVOLINE INSTANT OIL CHANGE 32686 GRAND RIVER AVE 1,740  
20-99-00-890-070 FARMINGTON A & W 30732 GRAND RIVER AVE 14,530  
20-99-00-910-076 FARMINGTON PROFESSIONAL 32411 GRAND RIVER AVE 1,930  
20-99-00-920-053 NEUMANN INSURANCE AGENCY 32580 GRAND RIVER AVE STE 2 2,980  
20-99-00-920-073 AIRE EXCHANGE 32500 GRAND RIVER AVE STE 100 2,110  
20-99-00-930-001 TOP DRIVER ACQUISITION LLC 31834 GRAND RIVER AVE 890  
20-99-00-930-003 AMERICAN POSTAL WORKERS 31505 GRAND RIVER AVE # 4-07 -    
20-99-00-930-014 EGOCENTRIX SALON 22834 MOONEY ST 10,520  
20-99-00-930-019 MOYS CAFE AND RESTAURANT 30746 GRAND RIVER AVE 4,500  
20-99-00-940-001 ARDMORE SHOE REPAIR 30924 GRAND RIVER AVE 960  
20-99-00-940-073 JET'S PIZZA 30790 GRAND RIVER AVE 16,440  
20-99-00-950-047 FIVE STAR DOOR 31505 GRAND RIVER AVE # 14-02 3,940  
20-99-00-950-064 HALABU, SHAWQUI E.  M D 23133 ORCHARD LAKE RD STE 101 3,420  
20-99-00-960-049 EASTMAN KOSUTIC & HERSHEY ASSOC INC 32425 GRAND RIVER AVE 2,510  
20-99-00-980-011 TREE HOUSE FOR EARTH'S CHILDREN 22906 MOONEY ST 9,020  
20-99-00-990-005 T-MOBILE CENTRAL L L C 31515 GRAND RIVER AVE 31,500  
20-99-00-990-008 ZAP ZONE 31506 GRAND RIVER AVE 198,570  
20-99-00-990-009 JAMS LLC 32620 GRAND RIVER AVE 510  
20-99-00-990-031 YONO BROKERAGE SERVICES 32411 GRAND RIVER AVE -    
20-99-00-990-032 DELUX CLEANERS 32065 GRAND RIVER AVE 17,730  
20-99-00-990-033 DONER, WB & CO 31505 GRAND RIVER AVE # 12 -    
20-99-00-990-051 MULLER ATTY, PAUL 31505 GRAND RIVER AVE # 9-209 -    
20-99-90-920-009 AMERICAN LEGION POST 346 31775 GRAND RIVER AVE -    

Real & Personal Property Base Value Total: 15,936,450  

6.A.b

Packet Pg. 156

A
tt

ac
h

m
en

t:
 G

ra
n

d
 R

iv
er

 C
IA

 -
 T

IF
 P

la
n

 E
xe

cu
ti

ve
 S

u
m

m
ar

y9
-3

0-
14

(1
) 

 (
17

00
 :

 P
u

b
lic

 H
ea

ri
n

g
  -



Draft: 2/5/14 
 

 
43  │  Grand River Corridor Improvement Authority Development and TIF Plan   
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Map Scale: 1 inch = 750 feet

Reference Map
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Farmington City Council 
Staff Report 
 

 
Council Meeting Date:  
October 20, 2014 

 
Reference 
Number 

(ID # 1701) 

 
 

Submitted by:  Vincent Pastue, City Manager 
 

Description:  Presentation - Greater Farmington Area Chamber of Commerce, Holly Days 
 

Requested Action:   
 

Background:   
The Greater Farmington Area Chamber of Commerce has agreed to manage the Holly Days 
promotion along with the Christmas Tree lighting ceremony at the Governor Warner Mansion.  Janet 
Bloom from the Chamber will be present at the meeting to discuss plans for the upcoming event.  
She will discuss a desire to have a Christmas parade and should have more details at the meeting. 

 
Agenda Review 

Review: 
Vincent Pastue Pending  
City Manager Pending  
City Council Pending 10/20/2014 7:00 PM 
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Farmington City Council 
Staff Report 
 

 
Council Meeting Date:  
October 20, 2014 

 
Reference 
Number 

(ID # 1703) 

 
 

Submitted by:  Vincent Pastue, City Manager 
 

Description:  Consideration to Approve Detroit Water and Sewer Department (DWSD) Master Sewer 
Contract 

 
Requested Action:   
Move to approve Master Sewer Contract with Detroit Water and Sewer (DWSD) as presented. 

 
Background:   
Over the last year, City Administration and the City Attorney’s office have met with representatives of 
Detroit Water and Sewer Department (DWSD) regarding a new master sewer contract.  The initial 
contract with the City of Farmington was signed in the 1950’s with a few subsequent amendments.  
DWSD has been meeting with all of its suburban tier-one customers to negotiate a uniform contract 
which is attached.   
 
The heart of the agreement is contained in the first twelve pages.  The agreement is for 30 years with 
the option for another ten year renewal.  Much of the document deals with the recently restructured 
sewer rate process that took effect July 1, 2014 which City Administration supports because it 
eliminated year-to-year volatility in the sewer treatment expenses.  Other aspects of the contract deal 
with general system operations, dispute resolution process, assignment of the contract, and 
notification.    
 
The bulk of our negotiations dealt with Farmington’s connection to the DWSD system at Eight Mile 
Road and Berg Road which is depicted with Exhibit A.  We are satisfied with the system identified in 
this exhibit.  However, it is likely that we may present a contract amendment within a few months 
whereby DWSD will assume responsibility for the sewer interceptor at a point approximately 800’ 
northwest of the current connection.  This is good for Farmington because it means less sewer main 
to be maintained and less liable in the future.  The amendment would only impact Exhibit A dealing 
with the connection point. 
 
At the September 15 study session, the City Council discussed the proposed agreement and the 
recently formed Great Lakes Water Authority.  The original intent was to have this contract on the 
September 15 regular agenda for approval.  However, in light of the recently formed Great Lakes 
Regional Water Authority and little information regarding its structure, I recommended that we delay 
approval of the sewer contract until we better understand the structure of the new authority.  Since 
then, considerable information has been provided which is attached.  City Administration is 
comfortable approving the Master Sewer Contract with DWSD as presented. 

 
Agenda Review 

Review: 
Vincent Pastue Pending  
City Manager Pending  
City Council Pending 10/20/2014 7:00 PM 
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Farmington City Council 
Staff Report 
 

 
Council Meeting Date:  
October 20, 2014 

 
Reference 
Number 

 

 
 
Submitted by:  Vincent Pastue, City Manager 
 
Description:  Consideration to Adopt Resolution Approving 2015 City Council Meeting 
Dates 
 
 
Requested Action:   
Move to adopt resolution to establish 2015 City Council meeting dates 

 
 
Background:   
The Open Meetings Act requires that the regularly scheduled meetings of a public body 
be posted within ten days after the first meeting of that public body in each calendar or 
fiscal year.  The Farmington City Charter, Section 6.1, states that the Council will 
provide, by resolution, the time and place of its regular meetings.   
 
Attached is a proposed City Council meeting schedule for 2015.  This would continue 
the tradition of meeting on the first and third Monday of each month, although City 
Council can change that as well.  Again, assuming a first and third Monday schedule, 
there are two meetings changed to Tuesday as a result of holidays: January 20 (Martin 
Luther King’s Birthday) and September 8 (Labor Day).   
 

1. Regular City Council meetings are held the third Monday of each month at 7:00 
p.m.  This meeting functions primarily as a business meeting. 

 
2. The first Monday of each month is a special meeting, which will start at 7:00 

p.m.  Special meeting/study sessions are eliminated in July and August.  
Business is usually slow during the summer months plus we frequently 
encounter vacation conflicts. 

 
3. City Administration is recommending that the November study session 

(November 2) not be scheduled due to the city election the next day.  In its 
place, a City Council Organizational Meeting is scheduled for November 9.  At 
this organizational meeting the City Council will select the Mayor and Mayor 
Pro Tem along with Council board and committee appointments. 

 
4. We have included one special meeting to review the City Manager’s 

recommended budget.  This is scheduled for Monday, April 27, 2015.  
 

8.A

Packet Pg. 238



Resolution (ID # 1704)  Meeting of October 20, 2014 
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Agenda Review 
Review: 
Vincent Pastue Pending  
City Manager Pending  
City Council Pending 10/20/2014 7:00 PM 
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RESOLUTION NO. (ID # 1704) 

CITY OF FARMINGTON 
RESOLUTION NO. _____ 

 
 
Motion by ___________, seconded by _________, to adopt the following resolution: 
 
 WHEREAS, The Open Meetings Act, MCL 15.261 et. seq. requires ”for regular 
meetings of a public body, there shall be posted within 10 days after the first meeting of 
the public body in each calendar or fiscal year, a public notice stating the dates, times, 
and places of its regular meetings.” 
 
 WHEREAS, Section 6.1 of the City Charter states that Council provides by 
resolution for the time and place of its regular meetings. 
 

NOW, THEREFORE, IT IS HEREBY RESOLVED, that the following are dates 
and times of regular and special City Council meetings for the year of 2015 in Council 
Chambers of Farmington City Hall, 23600 Liberty Street, Farmington, Michigan. 
 

MEETING DATES 

 
Monday, January 5, 2015   7:00 p.m. Special Meeting (Study   
       Session) 
 
Tuesday, January 20, 2015  7:00 p.m. Regular Meeting 
 
Monday, February 2, 2015   7:00 p.m. Special Meeting (Study   
       Session) 
 
Monday, February 16, 2015  7:00 p.m. Regular Meeting 
 
Monday, March 2, 2015   7:00 p.m. Special Meeting (Study   
       Session) 
 
Monday, March 16, 2015   7:00 p.m. Regular Meeting 
 
Monday, April 6, 2015   7:00 p.m. Special Meeting (Study   
       Session) 
 
Monday, April 20, 2015   7:00 p.m. Regular Meeting 
 
Monday, April 27, 2015   7:00 p.m. Budget Review Meeting 
 
Monday, May 4, 2015   7:00 p.m. Special Meeting (Study   
       Session) 
 
Monday, May 18, 2015   7:00 p.m. Regular Meeting 
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Monday, June 1, 2015   7:00 p.m. Special Meeting (Study   
       Session) 
 
Monday, June 15, 2015   7:00 p.m. Regular Meeting 
 
Monday, July 20, 2015   7:00 p.m. Regular Meeting 
 
Monday, August 17, 2015   7:00 p.m. Regular Meeting 
 
Tuesday, September 8, 2015  7:00 p.m. Special Meeting (Study   
       Session) 
 
Monday, September 21, 2015  7:00 p.m. Regular Meeting 
 
Monday, October 5, 2015   7:00 p.m. Special Meeting (Study   
       Session) 
 
Monday, October 19, 2015   7:00 p.m. Regular Meeting 
 
Monday, November 9, 2015  7:00 p.m. Special Meeting (Council  
       Organizational Meeting) 
 
Monday, November 16, 2015  7:00 p.m. Regular Meeting 
 
Monday, December 7, 2015  7:00 p.m. Special Meeting (Study  
       Session) 
 
Monday, December 21, 2015  7:00 p.m. Regular Meeting 
      
 
……………………………………………………………………………………………… 
 
I, Susan K. Halberstadt, duly authorized City Clerk for the City of Farmington do hereby 
certify that the foregoing is a true and correct copy of a motion adopted by the 
Farmington City Council at a regular meeting held on Monday, October 20, 2014, in the 
City of Farmington, Oakland County, Michigan. 
 
      

____________________________________ 
     Susan K. Halberstadt, City Clerk 
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Farmington City Council 
Staff Report 
 

 
Council Meeting Date:  
October 20, 2014 

 
Reference 
Number 

(ID # 1705) 

 
 

Submitted by:  Vincent Pastue, City Manager 
 

Description:  Consideration to Approve Planned Unit Development (PUD) Concept Plan and 
Agreement with Grand River Project LLC for Redevelopment of K-Mart Site 

 
Requested Action:   
Action   Move to approve Planned Unit Development Concept Plan And Agreement with Grand River 
Project LLC for redevelopment of the Old K-Mart site at the southeast corner of Grand River Avenue 
and Freedom Road, because the proposed project meets the eligibility requirements of a planned 
unit development for its redevelopment of an obsolete commercial site, creation of shared access, 
extensive landscaping, added value to the site by creating four separate parcels, and increased 
likelihood of redevelopment of adjacent parcels.  Approval is subject to the following conditions: 

1. Final site plan approval by the Farmington Planning Commission;  
2. All conditions and requirements set forth in the PUD Agreement;  
3. Finalization to the form of the Agreement by both the city manager and city attorney, including 

minor, non-substantive changes consistent with this approval. 
 

Background:   
City Administration is presenting the City Council with a Planned Unit Development (PUD) Concept 
Plan And Agreement with Grand River Project LLC for redevelopment of the Old K-Mart site located 
at the southeast corner of Grand River Avenue and Freedom Road.  The land uses identified in the 
PUD concept plan and agreement include mixed use retail and office, and temporary vehicle storage 
for nearby auto dealership.  The Planning Commission held a public hearing in September and 
recommended approval to the City Council with items to be addressed in the site plan.  Since the 
public hearing, the City Council discussed the proposed PUD concept plan and agreement at the 
September 29 study session.   
 
The agreement reflects much of what was discussed at the September 29 study session, with one 
major exception.  The proponent was unwilling to make a commitment that the mixed use retail and 
office building proposed near Grand River would be constructed within a specified time frame.  
Furthermore, any condition in the PUD agreement that revoked the temporary storage of vehicle use 
in the south portion of the site would terminate the purchase agreement with the owner and auto 
dealership.  The consequence would be that the K-Mart building and other commercial buildings 
proposed for demolition would not take place.   

 
Agenda Review 

Review: 
Vincent Pastue Pending  
City Manager Pending  
City Council Pending 10/20/2014 7:00 PM 
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Draft 10-15-14 
 
 

1 
 

 
 
 
 
 

 
 

STATE OF MICHIGAN 

COUNTY OF OAKLAND 

CITY OF FARMINGTON 

 
GRAND RIVER AND FREEDOM ROAD 

PLANNED UNIT DEVELOPMENT (PUD) AGREEMENT 
 
 
THIS AGREEMENT FOR PLANNED UNIT DEVELOPMENT (referred to herein as the “Agreement”) 
made effective the __ day of ___________, 2014, by and between the CITY OF FARMINGTON, 
Oakland County, Michigan, herein called the “City”, 23600 Liberty Street, Farmington, Michigan, 
48336, and GRAND RIVER PROJECT, L.L.C., a Michigan limited liability company, whose address 
is 37000 Grand River Avenue, Suite 360, Farmington Hills, MI 48335, and its successors and 
assigns, herein called the “Developer.” 

 
BACKGROUND: 

 
A. Developer is the owner of a parcel of real property (the "Property") within the City that is 
proposed for a redevelopment that includes (1) demolition of some of the existing structures on 
the Property; (2) remodeling/rehabilitation of the one remaining structure; and (3) the 
construction and installation of additional buildings and other improvements (the “Project”).  The 
uses will be mixed retail, office, and temporary vehicle storage for nearby auto dealership.  The 
Property is, at the effective date of this Agreement, a single legal parcel described on the attached 
Exhibit A.  However, the Developer has received approval for a land division to split the Property 
into four separate parcels as shown on the attached Exhibit B.  The City has granted the land 
division subject to certain conditions that have yet to be satisfied; those conditions are set forth 
in the Resolution attached as Exhibit C. 

 
B. Developer is pursuing approval of the Project as a Planned Unit Development ("PUD") 
pursuant to Article 10 of the City of Farmington Zoning Ordinance (the "Zoning Ordinance").  
Conceptual Approval of Developer's PUD Concept Plan, attached as Exhibit D, has been granted 
pursuant to Article 10, subject to certain terms and conditions, by the City Council, following 
recommendation by the Planning Commission. 

 
C.  Article 10 contemplates the preparation of a contract setting forth the conditions upon 
which the approval of the PUD Concept Plan has been granted, which in turn serves as the basis 
for site plan approval, and thereafter for the development, use, and maintenance of the Project.  
City Council approval of the contract is required, and the contract is to incorporate and attach a 
final site plan.  This Development Agreement will govern the use of the Property even after the 
land division referred to in Paragraph A above is finalized.  In the event the land division is 
finalized, each resulting parcel will be required to receive final site plan approval before any 
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physical improvements may be made. 

 

D. Set forth below are the terms and conditions of the contract for the Project, which is to 
be recorded with the Register of Deeds for the County of Oakland following execution by the 
parties. 
 
NOW, THEREFORE, IT IS AGREED AS FOLLOWS:  
 

I. GENERAL PROJECT DESCRIPTION 
 

This PUD is a redevelopment of the former K-Mart site located at the southeast corner of Grand 
River and Freedom Road (M-5).  The site is zoned C-3, General Commercial.  There currently 
exists on the Property an obsolete former K-Mart building with attached retail on the southern 
end of the Property; a separate commercial building with multiple tenants, including a tile shop 
on the east side of the Property; and a significant expanse of asphalt parking area.  Developer 
proposes to remove the commercial building that housed the former K-Mart, and to remove all 
portions of the retail building on the east side of the Property except the existing tile shop.  
Developer proposes further to build a mixed-use office and commercial building, three stories in 
height, with a commercial/retail area on the first floor and offices on the second and third floors 
fronting on Grand River.  Developer may also remodel the exterior of the existing tile shop.  The 
remainder of the Property will be for vehicle storage for the nearby Suburban Collection auto 
dealership, including the construction of a small vehicle preparation building.  The final parcel, 
adjacent to Freedom Road (M-5), is not proposed for development at this time.  Any use would 
comply with the Zoning Ordinance standards for the C-3 District and this Agreement. 

 

The site is located at the City’s west end.  It is approximately 14.04 acres in area.  The property 
across Grand River Avenue is located in the City of Farmington Hills.  The property directly north 
to this site is developed with an office building/bank; to the east are the Jamestown Apartments; 
and to the south is the Chatham Hills neighborhood.  To the west lies Freedom Road and the M-
5 freeway. 

 

The proposed uses (commercial, office, auto dealership) are consistent with those permitted in 
the C-3 District.  However, some specific details of the site do not meet the strict dimensional 
requirements of the District.  In order to facilitate redevelopment, Developer has applied for a 
PUD, which allows the City to consider the context of the site and grant flexibility as needed to 
accommodate redevelopment, in exchange for a higher-quality development than might otherwise 
be required under the existing zoning.  In this case, Developer is requesting a PUD to allow for 
taller building heights and narrower buffer widths than would otherwise be required. 

 

The recognizable benefits to the City in connection with the Project—if developed as shown and 
proposed by Developer—include redevelopment of an obsolete site; installation of more extensive 
landscaping than could be otherwise required under the ordinance; and creation of appropriate 
shared access.  Redevelopment of the site as four separate parcels also increases the overall 
value of the site, and also increases the likelihood of redevelopment of the adjacent Shell station. 

 
II. EFFECT OF PUD AGREEMENT 
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A. This Agreement consists of this text, along with the attached and incorporated PUD 
Concept Plan consisting of Sheets ____ through _____, Dated ____________, 2014 (full-sized 
original of the PUD Concept Plan on file in the City Clerk's office); the Concept Landscape Plan, 
dated ________, 2014 (Exhibit E); the final site plan(s) when approved; and all conditions and 
requirements made part of the approved PUD Concept Plan.  This Agreement is intended to serve 
as the contract contemplated under Section 35-135.A and Section 35-135.D of the Zoning 
Ordinance, and to establish the fundamental terms and provisions of subsequent final approval, 
construction, use, and maintenance of the Project.  The final site plan for the Project submitted 
for Planning Commission approval either for the entire Project or for any parcel upon division, 
shall substantially conform to the PUD Concept Plan, subject to and in accordance with the text 
of this Agreement, and as contemplated by Section 35-135.G of the Zoning Ordinance. 

 
B. Approval of this Agreement authorizes Developer to pursue approval of a site plan, for 
either the entire Project or on a parcel-by-parcel basis, in accordance with Section 35-135.G of 
the Zoning Ordinance, as amended, and any and all other applicable laws, ordinances and 
regulations, and with this Agreement and any conditions imposed with its approval. 

 
C.  This Agreement shall be binding upon and benefit the City and Developer, as well as their 
respective successors, assigns, and transferees, and shall run with the land.  Developer specifically 
acknowledges that all parcels created upon final approval of the land division shall be subject to 
this Agreement and all of its terms, conditions, and requirements. 

 
D. Physical development of the Project, on all parcels, shall be in accordance with the final 
site plan, and shall not be commenced until after the final site plan has been approved by the 
City, subject to and in accordance with applicable procedures. 

 

E. Consistent with the City's ordinances and resolutions, as amended from time to time, the 

City may require Developer to provide financial guarantees for the completion of improvements, 
including without limitation, roads, water mains, sanitary sewers, pump stations, storm drains, 
the park improvements, and landscaping. 

 

III. USES PERMITTED 

 
Uses permitted within the Project shall consist only of (1) a commercial building on the east side 
of the Property; (2) a new three-story mixed-use commercial/office building fronting on Grand 
River; (3) parking for temporary vehicle storage, with a vehicle preparation building; and (4) 
commercial use in accordance with the C-3 District on the Freedom Road (M-5) parcel, to be 
approved by the City, all as shown on the PUD Concept Plan and described in the narrative 
provided with the Developer’s application, including the architectural renderings therefor, subject 
to the terms of this Agreement, and in accordance with the final approved site plan.  The Project 
shall, except as otherwise provided in this Agreement, comply with the C-3 District regulations.  
All development and use shall be in accordance with this Agreement, applicable laws, regulations, 
and ordinances not inconsistent with this Agreement. 

 

 
IV. LOCATION 
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The area and location of the buildings and related improvements shall be substantially as shown 
on the PUD Concept Plan, and in accordance with the approved final site plan for the entire Project 
or for any parcel.  There are no setback or other deviations from ordinance requirements with 
regard to the existing retail building, the proposed mixed-use commercial/office building, or the 
Freedom Road (M-5) parcel. 

 
V.  LANDSCAPING 
 
Because the Property is located both at the intersection of two major thoroughfares (Grand River 
Avenue and Freedom Road/M-5) and is adjacent to residential properties to the south and east, 
significant landscaping has been required to be shown on the Concept Landscape Plan and is a 
condition of and a substantial basis for this PUD approval.  Landscaping shall be installed as shown 
on the Concept Landscape Plan and in accordance with the final site plan, and thereafter regularly, 
professionally, and permanently maintained on the Property in a condition that provides maximum 
opacity. 
 
VI. LANDSCAPING/SCREENING 

 

Final site plan shall include a detailed landscape plan that shows the size and type of all proposed 
plants.  The following, as shown on the Concept Landscape Plan, shall at a minimum be 
provided: 

 

a) Frontage.  The site is located on the City’s western boundary and acts as a gateway 
site to the City.  As such, special entrance features are required to distinguish the 
site.  The Concept Landscape Plan shows 18 cherry trees along the Grand River 
Avenue frontage, intended to mirror those on the north side of Grand River.  These 
trees are required to be shown on the final landscape plan. 

 

b) Buffer.  The PUD Concept Plan includes replacement of the existing 6-foot masonry 
wall that runs along the south and east property lines between the site and 
adjacent neighborhoods.  In addition, landscape islands are to be located every 50 
feet where a buffer is narrower than required.  In addition, the entire perimeter of 
the site shall be heavily planted with trees as shown on the PUD Concept Plan and 
detailed on the Concept Landscape Plan. 

 

c) Overall Parking Areas.  On proposed Parcels 2 and 3, the PUD Concept Plan shows 
the required parking island for each eight spaces provided.  With respect to the 
vehicle storage area, however, such parking islands are not provided, and this 
ordinance deviation is permitted pursuant to Section 35-137 of the ordinance; 
provided, however, that such waiver is granted only in light of and conditioned 
upon the heavy planting of trees along the entire perimeter of the Property, 
including the vehicle storage area. 

 
 
 
VII. PARKING 
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Parking shall be as shown on the attached PUD Concept Plan and the approved final site plan.  
No parking space reductions or deviations are required for proposed Parcels 1 or 2 as sufficient 
parking is provided.   

 

With respect to Parcel 4, parking will be determined at the time of site plan review for that 
building, and sufficient parking shall be provided as required by the ordinance.   

 

The proposed parking lot will be closer than the required 20 feet from the residential districts.  
The proposed masonry screen wall allows reduction of the setback provided the landscape islands 
are provided along the edge at a rate of one per 50 feet.  This deviation is authorized, subject to 
installation and maintenance of the proposed landscape islands. 

 

With regard to the parking on proposed Parcel 1, which is to be used for temporary vehicle 
storage, only new cars in connection with temporary storage for vehicles being delivered to or 
delivered from the Suburban Collection Auto Dealership (or other new car dealership) shall be 
permitted.  Parking of used vehicles, or inoperable vehicles, is prohibited.  In addition, the storage 
of vehicles is limited to passenger vehicles or commercial vehicles for sale as new vehicles at the 
Suburban Collection Auto Dealership (or other auto dealership).  Car haulers or trucks and trailers 
are not permitted to be stored on-site.  The vehicle storage area, in other words, is not a general 
vehicle storage area, but rather is specifically limited to the stated purpose of temporary parking 
and removal of new passenger vehicles to be sold at an area auto dealership.  The Operational 
Plan for the temporary vehicle storage use is attached as Exhibit F, which is incorporated herein. 

 

Further, the vehicle storage proposed to Parcel 1 is limited to Parcel 1.  No vehicles may be stored 
on Parcels 2, 3, or 4.  The uses of those parcels are as described and limited in this Agreement 
and the Concept Plan. 

 
VIII.  SHARED ACCESS 

 
Access to the Property is provided through two driveways from Grand River Avenue and one 
driveway from Freedom Road that will serve all four parcels in the PUD.  Cross Access Easements 
to allow sufficient access to all parcels from such entranceways, as required in the Resolution 
approving the proposed land division, shall be required to be submitted in a form acceptable to 
the City and the City Attorney. 
 

Although a separate driveway access to Parcel 4 is depicted on the PUD Concept Plan from 
Freedom Road (M-5), Developer acknowledges that no driveway access is approved at this time.  
The determination whether a separate driveway access to Parcel 4 will be permitted shall be made 
at the time of final site plan approval for Parcel 4. 
 
IX.  PEDESTRIAN CIRCULATION 
 
The existing sidewalk along Grand River shall be retained.  A frontage sidewalk along Freedom 
Road shall also be required.  An internal crosswalk as shown on the PUD Concept Plan, providing 
access between the tile shop and the new proposed commercial/office building shall be required.  
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X. EXTERIOR LIGHTING 

 

All exterior lighting shall be approved at the time of final site plan, and shall comply with applicable 
ordinance requirements and regulations. 
 
XI.  SIGNAGE  

 
Signage shall be as shown on the approved final site plan, and shall comply with all City 
ordinances, requirements, and regulations.  
 
XII. ON AND OFF-SITE IMPROVEMENTS 
 
On-site and off-site infrastructure improvements shall be as set forth in the final site plan and 
engineering plans, including improvements for storm water management, sanitary sewer, and 
public water.  Developer shall be solely responsible for all costs and expenses of and associated 
with such improvements.  The City has no obligation to construct or provide in any way for such 
improvements, and the City has made no guarantees, assurances, or representations with regard 
to the liability of any such improvements. 
 
XIII.  STORM WATER MANAGEMENT 

 
Storm water shall be released from the Property and the Project in a manner to be approved by 
the City as part of final site plan review and engineering review.  In general, the storm water shall 
be directed to the existing City storm drains in the area, and Developer shall not be required to 
construct an above-ground detention or retention basin.  The storm water and drainage 
conveyance facilities shall be designed and constructed by Developer, and approved and inspected 
by the City, in accordance with all applicable City, County of Oakland, and State of Michigan 
ordinances, codes, regulations and laws.  Developer shall be responsible for securing any off-site 
easements as may be required, at its sole cost and expense  

 
XIV.  WATER AND SANITARY SEWER 
 
Sanitary sewer and water are available to the Property. Developer shall, at its sole expense, 
construct and install improvements and/or connections tying into the municipal water and 
sewage systems.  Such improvements shall be designed and constructed in accordance with 
the PUD Concept Plan and the approved final site plan, and all applicable City, State and County 
standards, codes, regulations, ordinances, and laws.  Such water and sanitary sewer service 
facilities, including any on-site and off-site facilities, extensions, and easements to reach the area 
to be served, shall be provided by and at the sole expense of Developer, and shall be 
completed, approved, and dedicated to (as required by the City in its discretion) the City to 
the extent necessary to fully service all proposed and existing facilities, structures, and uses 
within the Development to be served thereby, prior to issuance of any building permits for any 
building in such phase of the Development.   
 
XV. BUILDING ELEVATIONS/ARCHITECTURAL REQUIREMENTS 

 
Because the Project is located at the intersection of two main thoroughfares (Grand River Avenue 
and Freedom Road/M-5) and is adjacent to an existing residential areas, the City has an interest 
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in ensuring that the architecture of the buildings is of high quality and, at a minimum, of an 
appearance and character that is compatible and harmonious with existing adjacent uses.  The 
buildings shall be of good and workmanlike construction, and constructed of quality materials.  
The PUD Concept Plan documents include building facades and elevations for the mixed-use 
building on Parcel 3.  The facades and elevations do not comply with the requirements of the 
City’s Zoning Ordinance, and are not approved.  The facades and elevations will be as approved 
by the City at the time of final site plan approval.  The City retains, and the Developer 
acknowledges, that the City retains, full authority under the Zoning Ordinance to approve, deny, 
or require alterations to the façade and elevations of all buildings within the Project, including 
Parcel 3 and Parcel 4, at the time of final site plan approval for the entire Project or any parcel 
within the Project, including the grant of waivers/deviations therefrom. 
 
XVI. LOT AND YARD REQUIREMENTS 
 
The proposed mixed-use building is 42 feet in height, which exceeds the maximum height of 35 
feet allowed in the C-3 District by 7 feet.  A deviation from the ordinance is hereby authorized 
pursuant to Section 35-137 of the ordinance.  No other deviations from lot and yard requirements 
are granted. 
 
XVII. PHASING 

 

The Developer has represented that it expects the Project to be developed in phases as follows: 

 

1) Demolish the K-Mart retail building on the south side of the Property and all of the 
retail building on the east of the Property except the tile shop. 

 

2) Remodel/rehabilitate the tile shop on Parcel 2.Install the parking surface 
improvements for the vehicle storage portion of the Property (including the vehicle 
preparation building) on Parcel 1. 

 

3) Construct the mixed-use commercial/office building adjacent to Grand River on 
Parcel 3. 

 

4) Construct commercial building on Parcel 4. 

 

The parties therefore agree that the following shall apply to the order of construction: 

 

1) Demolition of the retail building shown in the Concept Plan to be removed shall 
occur first.   

 

(2) At the time the pavement improvements for the vehicle storage parking area are 
installed or constructed, Developer shall also install: 

 

 The landscaping along the frontage of Grand River Avenue as shown in the 
Concept Landscape Plan. 

 The access drive system (from Freedom/M-5 and Grand River). 
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 The landscaping along the boundary between Parcel 1 and Parcels 2 and 3 as 
shown on the Concept Landscape Plan. 
 

If the City grants certificates of occupancy, whether temporary or permanent, for 
the vehicle storage use on proposed Parcel 1 before the establishment of all 
required site improvements and the installation of required landscaping as required 
hereunder, it may require the posting on appropriate financial guarantees to 
ensure installation. 

 

3) [Any further requirements by Council.] 

 
XVIII. GENERAL PROVISIONS 

 
A. The Zoning Board of Appeals shall have no jurisdiction over the Property or the application 
of this Agreement. 
 
B. Except as may be specifically modified by this Agreement, the City Code and all applicable 
regulations of the City shall apply to the Property.  Any substantial violation of the City Code by 
Developer and/or any successor owners or occupants with respect to the Property shall be 
deemed a breach of this Agreement, as well as a violation of the City Code. 
 
C. A breach of this Agreement shall constitute a nuisance per se, which shall be abated. 
Developer and the City therefore agree that, in the event of a breach of this Agreement by 
Developer, the City, in addition to any other relief to which it may be entitled at law or in equity, 
shall be entitled under this Agreement to relief in the form of specific performance and an order 
of the court requiring abatement of the nuisance per se.  In the event of a breach of this 
Agreement, the City may notify Developer of the occurrence of the breach and issue a written 
notice requiring the breach be cured within thirty (30) days; provided, however, that if the breach, 
by its nature, cannot be cured within thirty (30) days, Developer shall not be in the breach 
hereunder if Developer commences the cure within the thirty (30) day period and diligently 
pursues the cure to completion.  Failure to comply with such notice shall, in addition to any other 
relief to which the City may be entitled in equity or at law, render Developer liable to the City in 
any suit for enforcement for actual costs incurred by the City including, but not limited to, 
attorneys’ fees, expert witness fees and the like.  
 
D. This Agreement may not be amended except in writing signed by the parties and recorded 
in the same manner as this Agreement.  In the event Developer desires to propose an 
amendment, an application shall be made to the City's Department of Community Development, 
which shall process the application in accordance with the procedures set forth in the Zoning 
Ordinance. 
 
E. Both parties understand and agree that if any part, term, or provision of this Agreement 
is held by a court of competent jurisdiction, and as a final enforceable judgment, to be illegal or 
in conflict with any law of the State of Michigan or the United States, the validity of the remaining 
portions or provisions shall not be affected, and the rights and obligations of the parties shall be 
construed and enforced as if this Agreement did not contain the particular part, term, or provisions 
held to be invalid. 
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F. The Agreement shall be governed by the laws of the State of Michigan, both as to 
interpretation and performance.  Any and all suits for any and every breach of this Agreement 
may be instituted and maintained in any court of competent jurisdiction in the County of Oakland, 
State of Michigan. 
 
G. No waiver of any breach of this Agreement shall be held to be a waiver of any other or 
subsequent breach.  A delay in enforcement of any provision of this Agreement shall not be 
construed as a waiver or estoppel of the City's right to eventually enforce, or take action to 
enforce, the terms of this Agreement.  All remedies afforded in this Agreement shall be taken and 
construed as cumulative; that is, all remedies afforded in this Agreement are in addition to every 
other remedy provided by law. 
 
H. The signers of this Agreement warrant and represent that they have the authority to sign 
this Agreement on behalf of their respective principals and the authority to bind each party to this 
Agreement according to its terms.  Further, each of the parties represents that the execution of 
this Agreement has been duly authorized and is binding on such parties. 
 
I. This Agreement shall run with the land described herein as the Property and bind the 
parties, their heirs, successors, and assigns.  This Agreement shall be recorded in the Oakland 
County Register of Deeds by the City.  The parties acknowledge that the Property is subject to 
changes in ownership and/or control at any time, but that heirs, successors, and assigns shall 
take their interest subject to the terms of this Agreement, and all references to "Developer " in 
this Agreement shall also include all heirs, successors, and assigns of Developer, and all future 
owners of any parcels created by the proposed land division.  The parties also acknowledge that 
the members of the City Council and/or the City Administration and/or its departments may 
change, but the City shall nonetheless remain bound by this Agreement. 
 
J. Developer has negotiated with the City the terms of the PUD Concept Plan and this 
Agreement (the PUD Documents), and such documentation represents the product of the joint 
efforts and mutual agreements of Developer and the City.  Developer fully accepts and agrees to 
the final terms, conditions, requirements and obligations of the PUD Documents, and Developer 
shall not be permitted in the future to claim that the effect of the PUD Documents result in an 
unreasonable limitation upon uses of all or a portion of the Property, or claim that enforcement 
of the PUD Documents cause an inverse condemnation, other condemnation or taking of all or 
any portion of the Property.  Developer and the City agree that this Agreement and its terms, 
conditions, and requirements are lawful and consistent with the intent and provisions of local 
ordinances, state and federal law, and the Constitutions of the State of Michigan and the United 
States of America, and authorized under applicable City ordinances and the Michigan Zoning 
Enabling Act, MCL 125.3101, et seq., as amended.   
 
Developer fully accepts and agrees to the final terms, conditions, requirements, and obligations 
of this Agreement, and Developer shall not be permitted in the future to claim that the effect of 
this Agreement results in an unreasonable limitation upon use of all or any portion of the Property, 
or to claim that enforcement of this Agreement causes an inverse condemnation or taking of all 
or any portion of such property.  It is further agreed and acknowledged that the terms, conditions, 
obligations, and requirements of this Agreement are clearly and substantially related to the 
burdens to be created by the development and use of the Property under the approved PUD 
Concept Plan, and are, without exception, clearly and substantially related to the City's legitimate 
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interests in protecting the public health, safety and general welfare.  
 
K. Developer acknowledges that, at the time of the execution of this Agreement, Developer 
has not yet obtained site plan and engineering approvals for the Project, nor has Developer 
received a land division to create any separate parcel from the Property as described herein.  
Developer acknowledges that the Planning Commission and Engineering Consultant may impose 
additional conditions other than those contained in this Agreement during site plan reviews and 
approvals as authorized by law; provided, however, that such conditions shall not be inconsistent 
with the PUD Concept Plan or documents and shall not change or eliminate any development right 
authorized thereby.  Such conditions shall be incorporated into and made a part of this Agreement, 
and shall be enforceable against Developer. 
 
L. None of the terms or provisions of this Agreement shall be deemed to create a partnership 
or joint venture between Developer and the City. 
 
M. The recitals contained in this Agreement and all exhibits attached to this Agreement and 
referred to herein shall for all purposes be deemed to be incorporated in this Agreement by this 
reference and made a part of this Agreement. 
 
N. This Agreement is intended as the complete integration of all understandings between the 
parties related to the subject matter herein.  No prior contemporaneous addition, deletion, or 
other amendment shall have any force or effect whatsoever, unless embodied herein in writing.  
No subsequent notation, renewal, addition, deletion or other amendment shall have any force or 
effect unless embodied in a written amendatory or other agreement executed by the parties 
required herein, other than additional conditions which may be attached to site plan approvals as 
stated above. 
 
O. The parties intend that this Agreement shall create no third-party beneficiary interest 
except for an assignment pursuant to this Agreement.  The parties are not presently aware of 
any actions by them or any of their authorized representatives which would form the basis for 
interpretation construing a different intent and in any event expressly disclaim any such acts or 
actions, particularly in view of the integration of this Agreement. 
 
P. Where there is a question with regard to applicable regulations for a particular aspect of 
the development, or with regard to clarification, interpretation, or definition of terms or 
regulations, and there are no apparent express provisions of the PUD Documents apply, the City, 
in the reasonable exercise of its discretion, shall determine the regulations of the City’s Zoning 
Ordinance, as that Ordinance may have been amended, or other City Ordinances that shall be 
applicable, provided that such determination is not inconsistent with the nature and intent of the 
PUD Documents and does not change or eliminate any development right authorized by the PUD 
documents.  In the event of a conflict or inconsistency between two or more provisions of the 
PUD Concept Plan and/or this Agreement, or between such documents and applicable City 
ordinances, the more restrictive provision, as determined in the reasonable discretion of the City, 
shall apply. 
 
Q. Both parties acknowledge and agree that they have had the opportunity to have the PUD 
Concept Plan, and this Agreement, reviewed by legal counsel. 
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R. Notwithstanding the foregoing, Developer retains the right at any time prior to 
commencement of construction of any improvements on the Property, or any portion or parcel 
created within the property, contemplated by the PUD Concept Plan and this Agreement to 
terminate the PUD subject to and in accordance with the requirements of the Zoning Ordinance 
applicable to such a termination. 

 
 CITY OF FARMINGTON 

 

 By:      

 William Galvin, Mayor 

 

 

 By:      

 Susan K. Halberstadt, Clerk 
 

STATE OF MICHIGAN ) 

 ) SS 
COUNTY OF OAKLAND  ) 

 
The foregoing instrument was acknowledged before me on this _____ day of 

_________________ , 2014, by William Galvin, Mayor, and Susan K. Halberstadt,  Clerk, on behalf 

of the City of Farmington, a Municipal  Corporation. 

 
 

 ________________________________ 

 Notary Public 

 Oakland County, Michigan  

 My Commission Expires: _______________ 
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 GRAND RIVER PROJECT, L.L.C., 
 a Michigan limited liability company 
 
 ________________________________ 
 By: 
 Its: 
 
 
 The foregoing instrument as acknowledged before me in Oakland County, Michigan, on 
this ___ day of __________, 2014, by ________________, the _______________ of GRAND 
RIVER PROJECT, L.L.C., a Michigan limited liability company, on behalf of the company. 
 
        
 Notary Public 

____________ County, MI 
 Acting in Oakland County 
 My Commission Expires:    

 
Drafted by: 
Thomas R. Schultz 

27555 Executive Drive, Suite 250 

Farmington Hills, Ml 48331-3550 
 
When recorded return to:  
Susan K. Halberstadt, City Clerk 

City of Farmington 

23600 Liberty Street 

Farmington, Ml 48375 

 

8.B.a

Packet Pg. 254

A
tt

ac
h

m
en

t:
 1

0-
15

-1
4 

K
M

ar
t 

P
U

D
 A

g
re

em
en

t 
 (

17
05

 :
 C

o
n

si
d

er
at

io
n

 t
o

 A
p

p
ro

ve
 K

-M
ar

t 
P

U
D

 A
g

re
em

en
t 

an
d

 S
it

e 
P

la
n

)



GRAND RIVER AVE

F
R
E
E
D
O
M
 R

D

SITE LOCATION

copyright

sheet number:

project number:

sheet title:

date/ revision:

project name:

project location:

SIEGAL/TUOMAALA
ASSOCIATES
ARCHITECTS &
PLANNERS INC.

29200 northwestern hwy
suite 160
southfield, mi 48034

p

f
248 352 0099

248 352 0088

www.sta-architects.com

8
/2
1
/2
0
1
4
 1
0
:1
9
: 2
4
 A
M

C
:\
U
se
rs
\c
h
ri
s
to
p
h
e
r\
D
o
c
u
m
e
n
ts
\2
3
2
0
 G
ra
n
d
 R
iv
e
r  
F
re
e
d
o
m
 R
d
 -
 C
e
n
tr
a
l_
C
h
ri
st
o
p
h
e
r .
rv
t

P0

2075

Cover Sheet

Aug 22, 2014 - P.U.D.

Grand River &
Freedom Road
P.U.D.

Farmington, MI

03.2014

Grand River & Freedom Road P.U.D.
Farmington, MI

Index of DrawingsIndex of DrawingsIndex of DrawingsIndex of Drawings

P0P0P0P0 Cover SheetCover SheetCover SheetCover Sheet

ArchitecturalArchitecturalArchitecturalArchitectural

P1P1P1P1 Proposed P.U.D. PlanProposed P.U.D. PlanProposed P.U.D. PlanProposed P.U.D. Plan

P2P2P2P2 The Tile Shop Floor PlanThe Tile Shop Floor PlanThe Tile Shop Floor PlanThe Tile Shop Floor Plan

P3P3P3P3 The Tile Shop ElevationsThe Tile Shop ElevationsThe Tile Shop ElevationsThe Tile Shop Elevations

P4P4P4P4 Office/Retail Building Floor PlansOffice/Retail Building Floor PlansOffice/Retail Building Floor PlansOffice/Retail Building Floor Plans

P5P5P5P5 Office/Retail Building ElevationsOffice/Retail Building ElevationsOffice/Retail Building ElevationsOffice/Retail Building Elevations

P6P6P6P6 PerspectivesPerspectivesPerspectivesPerspectives

P7P7P7P7 The Suburban Collection New Car Prep BuildingThe Suburban Collection New Car Prep BuildingThe Suburban Collection New Car Prep BuildingThe Suburban Collection New Car Prep Building

Location MapLocation MapLocation MapLocation Map

GRAND RIVER

F
R
E
E
D
O
M
 R

D

8.B
.b

P
acket P

g
. 255

Attachment: Grand River-Halsted Plaza - Grand River & Freedom Road PUD (Revised 9-15-14)  (1705 : Consideration to Approve K-Mart PUD Agreement and Site Plan)



8.
B

.b

P
ac

ke
t 

P
g

. 2
56

Attachment: Grand River-Halsted Plaza - Grand River & Freedom Road PUD (Revised 9-15-14)  (1705 : Consideration to Approve K-Mart PUD Agreement and Site Plan)



CCCCAAAA BBBB

32' - 5" 32' - 7 1/2"

2222

3333

4444

P3

4

P3

1

P32

P3 3

3
6
' 
- 
0
"

3
0
' 
- 
6
"

6666

3
2
' 
- 
7
 1
/
2
"

3
3
' 
- 
4
"

3
2
' 
- 
6
 1
/
2
"

29' - 3" 41' - 9" 37' - 3" 14' - 1"

P3

5

21' - 4"

16
5
' 
- 
0
"

21
' -
 1
1"

LoadingLoadingLoadingLoading

Men's Toilet RmMen's Toilet RmMen's Toilet RmMen's Toilet Rm OfficeOfficeOfficeOffice

StorageStorageStorageStorage

Women's  Toilet RmWomen's  Toilet RmWomen's  Toilet RmWomen's  Toilet Rm

StorageStorageStorageStorage

StorageStorageStorageStorage

Sales / DisplaySales / DisplaySales / DisplaySales / Display

New Building
Entrance

Curb Line

Curb Line

copyright

sheet number:

project number:

sheet title:

date/ revision:

project name:

project location:

SIEGAL/TUOMAALA
ASSOCIATES
ARCHITECTS &
PLANNERS INC.

29200 northwestern hwy
suite 160
southfield, mi 48034

p

f
248 352 0099

248 352 0088

www.sta-architects.com

8/21/2014 11:32:43 AM C:\Users\christopher\Documents\2075B - The Tile Store - Central_Christopher.rvt

P2

2075

The Tile Shop
Floor Plan

Aug 22, 2014 - P.U.D.

Grand River &
Freedom Road
P.U.D.

Farmington, MI

03.2014

SCALE:  3/32" = 1'-0"

Floor PlanFloor PlanFloor PlanFloor Plann
o
r
th

8.B
.b

P
acket P

g
. 257

Attachment: Grand River-Halsted Plaza - Grand River & Freedom Road PUD (Revised 9-15-14)  (1705 : Consideration to Approve K-Mart PUD Agreement and Site Plan)



Finished Floor
0"

Top of Parapet
22' - 10"

CCCC AAAABBBB
Arched Wall H.P.

28' - 3"

Arched Wall L.P.
25' - 10"Top of High Parapet

24' - 10"

PRE-FIN MTL COPING
-TO MATCH EXISTING

RELOCATED SIGN

NEW TILE

NEW GLASS IN ANOD
ALUM FRAME

NEW TILE

PRE-FIN MTL COPING
-TO MATCH EXISTING

Finished Floor
0"

Top of Parapet
22' - 10"

222233334444

EXISTING PRE-FIN
MTL MECHANICAL
EQUIPMENT SCREEN

6666

EXISTING PAINTED WALL

EXISTING RAMP

Finished Floor
0"

Top of Parapet
22' - 10"

2222 3333 4444 6666

Arched Wall H.P.
28' - 3"

Arched Wall L.P.
25' - 10" Top of High Parapet

24' - 10"

PRE-FIN MTL COPING
-TO MATCH EXISTING

RELOCATED SIGN

PRE-FIN MTL COPING
-TO MATCH EXISTING

NEW TILENEW GLASS IN ANOD
ALUM FRAME

NEW GLASS IN ANOD
ALUM FRAME

NEW EIFS ON INFILL
WALL TO REPLACE
EXISTING DOOR

NEW EXTERIOR WALL

Finished Floor
0"

Top of Parapet
22' - 10"

CCCCAAAA BBBB

EXISTING PRE-FIN
MTL MECHANICAL
EQUIPMENT SCREEN

EXISTING PAINTED WALL

EXISTING OVERHEAD
DOORS

EXISTING RAMP

Finished Floor
0"

Arched Wall H.P.
28' - 3"

Arched Wall L.P.
25' - 10"

copyright

sheet number:

project number:

sheet title:

date/ revision:

project name:

project location:

SIEGAL/TUOMAALA
ASSOCIATES
ARCHITECTS &
PLANNERS INC.

29200 northwestern hwy
suite 160
southfield, mi 48034

p

f
248 352 0099

248 352 0088

www.sta-architects.com

8/20/2014 9:41:41 PM C:\Users\christopher\Documents\2075B - The Tile Store - Central_Christopher.rvt

P3

2075

The Tile Shop
Elevations

Aug 22, 2014 - P.U.D.

Grand River &
Freedom Road
P.U.D.

Farmington, MI

03.2014

SCALE:  1/8" = 1'-0"

North ElevationNorth ElevationNorth ElevationNorth Elevation

SCALE:  1/8" = 1'-0"

Existing East ElevationExisting East ElevationExisting East ElevationExisting East Elevation

SCALE:  1/8" = 1'-0"

West ElevationWest ElevationWest ElevationWest Elevation

SCALE:  1/8" = 1'-0"

Existing South ElevationExisting South ElevationExisting South ElevationExisting South Elevation

SCALE:  1/8" = 1'-0"

Entrance ElevationEntrance ElevationEntrance ElevationEntrance Elevation

NEW TILE

NEW GLASS IN
ANOD ALUM FRAME

PRE-FIN MTL
CANOPY AND
SUPPRT SYSTEM

NEW GLASS DOOR IN
ANOD ALUM FRAME

Northwest CornerNorthwest CornerNorthwest CornerNorthwest Corner

8.B
.b

P
acket P

g
. 258

Attachment: Grand River-Halsted Plaza - Grand River & Freedom Road PUD (Revised 9-15-14)  (1705 : Consideration to Approve K-Mart PUD Agreement and Site Plan)



UP

UPUP

CCCCAAAA BBBB

1111

40' - 0" 41' - 0"

DDDD EEEE

2222

3333

4444

41' - 0" 40' - 0"

P5

4

P5

1

P52

P5 3

1' - 6"1' - 6"

1'
 -
 6

"
3
3
' 
- 
0
"

3
3
' 
- 
0
"

1'
 -
 6

"

6
9
' 
- 
0
"

VestibuleVestibuleVestibuleVestibule

LobbyLobbyLobbyLobby

ElevatorElevatorElevatorElevator

Ele.Ele.Ele.Ele.
MechMechMechMech
RmRmRmRm

ElecElecElecElec
ClstClstClstClst

TenantTenantTenantTenant
SpaceSpaceSpaceSpace

TenantTenantTenantTenant
SpaceSpaceSpaceSpace

TenantTenantTenantTenant
SpaceSpaceSpaceSpace

TenantTenantTenantTenant
SpaceSpaceSpaceSpace

TenantTenantTenantTenant
SpaceSpaceSpaceSpace

TenantTenantTenantTenant
SpaceSpaceSpaceSpace

TenantTenantTenantTenant
SpaceSpaceSpaceSpace

TenantTenantTenantTenant
SpaceSpaceSpaceSpace

LINE OF WALL ABOVE

LINE OF WALL ABOVE

LINE OF CANOPY ABOVE

5
9
' 
- 
0
"

2
' 
- 
0
"

8
' 
- 
0
"

165' - 0"

CCCCAAAA BBBB

1111

DDDD EEEE

2222

3333

4444

Office AreaOffice AreaOffice AreaOffice Area

ElevatorElevatorElevatorElevator
Women'sWomen'sWomen'sWomen's

T.R.T.R.T.R.T.R.

Elec.Elec.Elec.Elec.

Men'sMen'sMen'sMen's
T.R.T.R.T.R.T.R.

J.C.J.C.J.C.J.C.

6
9
' 
- 
0
"

6
' 
- 
0
"

8
' 
- 
0
"

165' - 0"

6' - 0"6' - 0"

PRE-FIN MTL
SUNSHADE

PRE-FIN MTL
SUNSHADE

PRE-FIN MTL
SUNSHADE

copyright

sheet number:

project number:

sheet title:

date/ revision:

project name:

project location:

SIEGAL/TUOMAALA
ASSOCIATES
ARCHITECTS &
PLANNERS INC.

29200 northwestern hwy
suite 160
southfield, mi 48034

p

f
248 352 0099

248 352 0088

www.sta-architects.com

8/21/2014 10:19:25 AM C:\Users\christopher\Documents\2320 Grand River Freedom Rd - Central_Christopher.rvt

P4

2075

Office/Retail
Building Floor
Plans

Aug 22, 2014 - P.U.D.

Grand River &
Freedom Road
P.U.D.

Farmington, MI

03.2014

SCALE:  3/32" = 1'-0"

1st Floor1st Floor1st Floor1st Floor

SCALE:  3/32" = 1'-0"

2nd / 3rd Floor Plans2nd / 3rd Floor Plans2nd / 3rd Floor Plans2nd / 3rd Floor Plansn
o
r
th

8.B
.b

P
acket P

g
. 259

Attachment: Grand River-Halsted Plaza - Grand River & Freedom Road PUD (Revised 9-15-14)  (1705 : Consideration to Approve K-Mart PUD Agreement and Site Plan)



Finished Floor
0"

Top of Parapet
45' - 2"

CCCC AAAABBBB

2nd Floor
16' - 0"

DDDDEEEE

3rd Floor
29' - 0"

FUTURE SIGNAGE FUTURE SIGNAGE FUTURE SIGNAGE FUTURE SIGNAGE

PRE-FIN MTL
COLUMN COVER

PRE-FIN MTL
COLUMN COVER

PRE-FIN MTL
COLUMN COVER

PRE-FIN MTL
COLUMN COVER

PRE-FIN MTL
COLUMN COVER

PRE-FIN MTL PNL

EIFS

GLASS IN ANOD
ALUM FRAME

PRE-FIN MTL
COPING

GLASS IN ANOD
ALUM FRAME

Finished Floor
0"

Top of Parapet
45' - 2"

1111

2nd Floor
16' - 0"

222233334444

3rd Floor
29' - 0"

CONCRETE

GLASS IN ANOD
ALUM FRAME

PRE-FIN MTL COPING

EIFS

CONCRETE

PRE-FIN MTL
COLUMN COVER

GLASS IN ANOD
ALUM FRAME

PRE-FIN MTL
SUNSHADES

Finished Floor
0"

Top of Parapet
45' - 2"

1111

2nd Floor
16' - 0"

2222 3333 4444

3rd Floor
29' - 0"

CONCRETE

GLASS IN ANOD
ALUM FRAME

PRE-FIN MTL
COPING

EIFS

CONCRETE

PRE-FIN MTL
COLUMN COVER

GLASS IN ANOD
ALUM FRAME

PRE-FIN MTL
SUNSHADES

Finished Floor
0"

Top of Parapet
45' - 2"

CCCCAAAA BBBB

2nd Floor
16' - 0"

DDDD EEEE

3rd Floor
29' - 0"

CONCRETE WALLS

GLASS IN ANOD
ALUM FRAME

PRE-FIN MTL
COPING

CONCRETE

CMU
GLASS IN ANOD
ALUM FRAME

PRE-FIN MTL FACIA

PRE-FIN MTL
SUNSHADES

copyright

sheet number:

project number:

sheet title:

date/ revision:

project name:

project location:

SIEGAL/TUOMAALA
ASSOCIATES

ARCHITECTS &

PLANNERS INC.

29200 northwestern hwy
suite 160

southfield, mi 48034

p

f
248 352 0099

248 352 0088

www.sta-architects.com

9/15/2014 3:59:45 PM H:\2320 Grand RiverFreedom Rd. Plaza\Arch Dwgs\2320 Grand River Freedom Rd - Central 09-15-14.rvt

P5

2075

Office/Retail
Building

Elevations

Aug 22, 2014 - P.U.D.

Grand River &

Freedom Road

P.U.D.

Farmington, MI

03.2014

SCALE:  3/32" = 1'-0"

North ElevationNorth ElevationNorth ElevationNorth Elevation

SCALE:  3/32" = 1'-0"

East ElevationEast ElevationEast ElevationEast Elevation

SCALE:  3/32" = 1'-0"

West ElevationWest ElevationWest ElevationWest Elevation

SCALE:  3/32" = 1'-0"

South ElevationSouth ElevationSouth ElevationSouth Elevation

View From NortheastView From NortheastView From NortheastView From Northeast

View From NorthView From NorthView From NorthView From North

Sept. 15, 2014

8.B
.b

P
acket P

g
. 260

Attachment: Grand River-Halsted Plaza - Grand River & Freedom Road PUD (Revised 9-15-14)  (1705 : Consideration to Approve K-Mart PUD Agreement and Site Plan)



Farmington, MI

Aug 22, 2014 - P.U.D.

6

EXISTING OFFICE BUILDING
ACROSS GRAND RIVER AVENUE

Sept. 15, 2014

8.B.b

Packet Pg. 261

A
tt

ac
h

m
en

t:
 G

ra
n

d
 R

iv
er

-H
al

st
ed

 P
la

za
 -

 G
ra

n
d

 R
iv

er
 &

 F
re

ed
o

m
 R

o
ad

 P
U

D
 (

R
ev

is
ed

 9
-1

5-
14

) 
 (

17
05

 :
 C

o
n

si
d

er
at

io
n

 t
o

 A
p

p
ro

ve
 K

-M
ar

t 
P

U
D

 A
g

re
em

en
t 

an
d

 S
it

e 
P

la
n

)



0 10 40 80

0 10 40 80

Top  of Building
17'-0"

Top  of Building
17'-0"

Top  of Building
17'-0"

Top  of Building
17'-0"

copyright

sheet number:

project number:

sheet title:

date/ revision:

project name:

project location:

SIEGAL/TUOMAALA
ASSOCIATES
ARCHITECTS &
PLANNERS INC.

29200 northwestern hwy
suite 160
southfield, mi 48034

p

f
248 352 0099

248 352 0088

www.sta-architects.com

8/20/2014 9:49:37 PM \\STASERVER\CAD Drawings\2320 Grand RiverFreedom Rd. Plaza\Arch Dwgs\2320 Grand River Freedom Rd -
Central_nEW.rvt

P7

2075

The
Suburban
Collection
New Car Prep
Building

Aug 22, 2014 - S.P.A.

Grand River &
Freedom Road
P.U.D.

Farmington, MI

03.2014

8.B
.b

P
acket P

g
. 262

Attachment: Grand River-Halsted Plaza - Grand River & Freedom Road PUD (Revised 9-15-14)  (1705 : Consideration to Approve K-Mart PUD Agreement and Site Plan)



GRAND RIVER AVE

F
R
E
E
D
O
M
 R

D

SITE LOCATION

copyright

sheet number:

project number:

sheet title:

date/ revision:

project name:

project location:

SIEGAL/TUOMAALA
ASSOCIATES
ARCHITECTS &
PLANNERS INC.

29200 northwestern hwy
suite 160
southfield, mi 48034

p

f
248 352 0099

248 352 0088

www.sta-architects.com

8
/2
1
/2
0
1
4
 1
0
:1
9
: 2
4
 A
M

C
:\
U
se
rs
\c
h
ri
s
to
p
h
e
r\
D
o
c
u
m
e
n
ts
\2
3
2
0
 G
ra
n
d
 R
iv
e
r  
F
re
e
d
o
m
 R
d
 -
 C
e
n
tr
a
l_
C
h
ri
st
o
p
h
e
r .
rv
t

P0

2075

Cover Sheet

Aug 22, 2014 - P.U.D.

Grand River &
Freedom Road
P.U.D.

Farmington, MI

03.2014

Grand River & Freedom Road P.U.D.
Farmington, MI

Index of DrawingsIndex of DrawingsIndex of DrawingsIndex of Drawings

P0P0P0P0 Cover SheetCover SheetCover SheetCover Sheet

ArchitecturalArchitecturalArchitecturalArchitectural

P1P1P1P1 Proposed P.U.D. PlanProposed P.U.D. PlanProposed P.U.D. PlanProposed P.U.D. Plan

P2P2P2P2 The Tile Shop Floor PlanThe Tile Shop Floor PlanThe Tile Shop Floor PlanThe Tile Shop Floor Plan

P3P3P3P3 The Tile Shop ElevationsThe Tile Shop ElevationsThe Tile Shop ElevationsThe Tile Shop Elevations

P4P4P4P4 Office/Retail Building Floor PlansOffice/Retail Building Floor PlansOffice/Retail Building Floor PlansOffice/Retail Building Floor Plans

P5P5P5P5 Office/Retail Building ElevationsOffice/Retail Building ElevationsOffice/Retail Building ElevationsOffice/Retail Building Elevations

P6P6P6P6 PerspectivesPerspectivesPerspectivesPerspectives

P7P7P7P7 The Suburban Collection New Car Prep BuildingThe Suburban Collection New Car Prep BuildingThe Suburban Collection New Car Prep BuildingThe Suburban Collection New Car Prep Building

Location MapLocation MapLocation MapLocation Map

GRAND RIVER

F
R
E
E
D
O
M
 R

D

8.B
.c

P
acket P

g
. 263

Attachment: Grand River-Halsted Plaza - Grand River & Freedom Road PUD (Revised 9-15-14)  (1705 : Consideration to Approve K-Mart PUD Agreement and Site Plan)



8.
B

.c

P
ac

ke
t 

P
g

. 2
64

Attachment: Grand River-Halsted Plaza - Grand River & Freedom Road PUD (Revised 9-15-14)  (1705 : Consideration to Approve K-Mart PUD Agreement and Site Plan)



CCCCAAAA BBBB

32' - 5" 32' - 7 1/2"

2222

3333

4444

P3

4

P3

1

P32

P3 3

3
6
' 
- 
0
"

3
0
' 
- 
6
"

6666

3
2
' 
- 
7
 1
/
2
"

3
3
' 
- 
4
"

3
2
' 
- 
6
 1
/
2
"

29' - 3" 41' - 9" 37' - 3" 14' - 1"

P3

5

21' - 4"

16
5
' 
- 
0
"

21
' -
 1
1"

LoadingLoadingLoadingLoading

Men's Toilet RmMen's Toilet RmMen's Toilet RmMen's Toilet Rm OfficeOfficeOfficeOffice

StorageStorageStorageStorage

Women's  Toilet RmWomen's  Toilet RmWomen's  Toilet RmWomen's  Toilet Rm

StorageStorageStorageStorage

StorageStorageStorageStorage

Sales / DisplaySales / DisplaySales / DisplaySales / Display

New Building
Entrance

Curb Line

Curb Line

copyright

sheet number:

project number:

sheet title:

date/ revision:

project name:

project location:

SIEGAL/TUOMAALA
ASSOCIATES
ARCHITECTS &
PLANNERS INC.

29200 northwestern hwy
suite 160
southfield, mi 48034

p

f
248 352 0099

248 352 0088

www.sta-architects.com

8/21/2014 11:32:43 AM C:\Users\christopher\Documents\2075B - The Tile Store - Central_Christopher.rvt

P2

2075

The Tile Shop
Floor Plan

Aug 22, 2014 - P.U.D.

Grand River &
Freedom Road
P.U.D.

Farmington, MI

03.2014

SCALE:  3/32" = 1'-0"

Floor PlanFloor PlanFloor PlanFloor Plann
o
r
th

8.B
.c

P
acket P

g
. 265

Attachment: Grand River-Halsted Plaza - Grand River & Freedom Road PUD (Revised 9-15-14)  (1705 : Consideration to Approve K-Mart PUD Agreement and Site Plan)



Finished Floor
0"

Top of Parapet
22' - 10"

CCCC AAAABBBB
Arched Wall H.P.

28' - 3"

Arched Wall L.P.
25' - 10"Top of High Parapet

24' - 10"

PRE-FIN MTL COPING
-TO MATCH EXISTING

RELOCATED SIGN

NEW TILE

NEW GLASS IN ANOD
ALUM FRAME

NEW TILE

PRE-FIN MTL COPING
-TO MATCH EXISTING

Finished Floor
0"

Top of Parapet
22' - 10"

222233334444

EXISTING PRE-FIN
MTL MECHANICAL
EQUIPMENT SCREEN

6666

EXISTING PAINTED WALL

EXISTING RAMP

Finished Floor
0"

Top of Parapet
22' - 10"

2222 3333 4444 6666

Arched Wall H.P.
28' - 3"

Arched Wall L.P.
25' - 10" Top of High Parapet

24' - 10"

PRE-FIN MTL COPING
-TO MATCH EXISTING

RELOCATED SIGN

PRE-FIN MTL COPING
-TO MATCH EXISTING

NEW TILENEW GLASS IN ANOD
ALUM FRAME

NEW GLASS IN ANOD
ALUM FRAME

NEW EIFS ON INFILL
WALL TO REPLACE
EXISTING DOOR

NEW EXTERIOR WALL

Finished Floor
0"

Top of Parapet
22' - 10"

CCCCAAAA BBBB

EXISTING PRE-FIN
MTL MECHANICAL
EQUIPMENT SCREEN

EXISTING PAINTED WALL

EXISTING OVERHEAD
DOORS

EXISTING RAMP

Finished Floor
0"

Arched Wall H.P.
28' - 3"

Arched Wall L.P.
25' - 10"

copyright

sheet number:

project number:

sheet title:

date/ revision:

project name:

project location:

SIEGAL/TUOMAALA
ASSOCIATES
ARCHITECTS &
PLANNERS INC.

29200 northwestern hwy
suite 160
southfield, mi 48034

p

f
248 352 0099

248 352 0088

www.sta-architects.com

8/20/2014 9:41:41 PM C:\Users\christopher\Documents\2075B - The Tile Store - Central_Christopher.rvt

P3

2075

The Tile Shop
Elevations

Aug 22, 2014 - P.U.D.

Grand River &
Freedom Road
P.U.D.

Farmington, MI

03.2014

SCALE:  1/8" = 1'-0"

North ElevationNorth ElevationNorth ElevationNorth Elevation

SCALE:  1/8" = 1'-0"

Existing East ElevationExisting East ElevationExisting East ElevationExisting East Elevation

SCALE:  1/8" = 1'-0"

West ElevationWest ElevationWest ElevationWest Elevation

SCALE:  1/8" = 1'-0"

Existing South ElevationExisting South ElevationExisting South ElevationExisting South Elevation

SCALE:  1/8" = 1'-0"

Entrance ElevationEntrance ElevationEntrance ElevationEntrance Elevation

NEW TILE

NEW GLASS IN
ANOD ALUM FRAME

PRE-FIN MTL
CANOPY AND
SUPPRT SYSTEM

NEW GLASS DOOR IN
ANOD ALUM FRAME

Northwest CornerNorthwest CornerNorthwest CornerNorthwest Corner

8.B
.c

P
acket P

g
. 266

Attachment: Grand River-Halsted Plaza - Grand River & Freedom Road PUD (Revised 9-15-14)  (1705 : Consideration to Approve K-Mart PUD Agreement and Site Plan)



UP

UPUP

CCCCAAAA BBBB

1111

40' - 0" 41' - 0"

DDDD EEEE

2222

3333

4444

41' - 0" 40' - 0"

P5

4

P5

1

P52

P5 3

1' - 6"1' - 6"

1'
 -
 6

"
3
3
' 
- 
0
"

3
3
' 
- 
0
"

1'
 -
 6

"

6
9
' 
- 
0
"

VestibuleVestibuleVestibuleVestibule

LobbyLobbyLobbyLobby

ElevatorElevatorElevatorElevator

Ele.Ele.Ele.Ele.
MechMechMechMech
RmRmRmRm

ElecElecElecElec
ClstClstClstClst

TenantTenantTenantTenant
SpaceSpaceSpaceSpace

TenantTenantTenantTenant
SpaceSpaceSpaceSpace

TenantTenantTenantTenant
SpaceSpaceSpaceSpace

TenantTenantTenantTenant
SpaceSpaceSpaceSpace

TenantTenantTenantTenant
SpaceSpaceSpaceSpace

TenantTenantTenantTenant
SpaceSpaceSpaceSpace

TenantTenantTenantTenant
SpaceSpaceSpaceSpace

TenantTenantTenantTenant
SpaceSpaceSpaceSpace

LINE OF WALL ABOVE

LINE OF WALL ABOVE

LINE OF CANOPY ABOVE

5
9
' 
- 
0
"

2
' 
- 
0
"

8
' 
- 
0
"

165' - 0"

CCCCAAAA BBBB

1111

DDDD EEEE

2222

3333

4444

Office AreaOffice AreaOffice AreaOffice Area

ElevatorElevatorElevatorElevator
Women'sWomen'sWomen'sWomen's

T.R.T.R.T.R.T.R.

Elec.Elec.Elec.Elec.

Men'sMen'sMen'sMen's
T.R.T.R.T.R.T.R.

J.C.J.C.J.C.J.C.

6
9
' 
- 
0
"

6
' 
- 
0
"

8
' 
- 
0
"

165' - 0"

6' - 0"6' - 0"

PRE-FIN MTL
SUNSHADE

PRE-FIN MTL
SUNSHADE

PRE-FIN MTL
SUNSHADE

copyright

sheet number:

project number:

sheet title:

date/ revision:

project name:

project location:

SIEGAL/TUOMAALA
ASSOCIATES
ARCHITECTS &
PLANNERS INC.

29200 northwestern hwy
suite 160
southfield, mi 48034

p

f
248 352 0099

248 352 0088

www.sta-architects.com

8/21/2014 10:19:25 AM C:\Users\christopher\Documents\2320 Grand River Freedom Rd - Central_Christopher.rvt

P4

2075

Office/Retail
Building Floor
Plans

Aug 22, 2014 - P.U.D.

Grand River &
Freedom Road
P.U.D.

Farmington, MI

03.2014

SCALE:  3/32" = 1'-0"

1st Floor1st Floor1st Floor1st Floor

SCALE:  3/32" = 1'-0"

2nd / 3rd Floor Plans2nd / 3rd Floor Plans2nd / 3rd Floor Plans2nd / 3rd Floor Plansn
o
r
th

8.B
.c

P
acket P

g
. 267

Attachment: Grand River-Halsted Plaza - Grand River & Freedom Road PUD (Revised 9-15-14)  (1705 : Consideration to Approve K-Mart PUD Agreement and Site Plan)



Finished Floor
0"

Top of Parapet
45' - 2"

CCCC AAAABBBB

2nd Floor
16' - 0"

DDDDEEEE

3rd Floor
29' - 0"

FUTURE SIGNAGE FUTURE SIGNAGE FUTURE SIGNAGE FUTURE SIGNAGE

PRE-FIN MTL
COLUMN COVER

PRE-FIN MTL
COLUMN COVER

PRE-FIN MTL
COLUMN COVER

PRE-FIN MTL
COLUMN COVER

PRE-FIN MTL
COLUMN COVER

PRE-FIN MTL PNL

EIFS

GLASS IN ANOD
ALUM FRAME

PRE-FIN MTL
COPING

GLASS IN ANOD
ALUM FRAME

Finished Floor
0"

Top of Parapet
45' - 2"

1111

2nd Floor
16' - 0"

222233334444

3rd Floor
29' - 0"

CONCRETE

GLASS IN ANOD
ALUM FRAME

PRE-FIN MTL COPING

EIFS

CONCRETE

PRE-FIN MTL
COLUMN COVER

GLASS IN ANOD
ALUM FRAME

PRE-FIN MTL
SUNSHADES

Finished Floor
0"

Top of Parapet
45' - 2"

1111

2nd Floor
16' - 0"

2222 3333 4444

3rd Floor
29' - 0"

CONCRETE

GLASS IN ANOD
ALUM FRAME

PRE-FIN MTL
COPING

EIFS

CONCRETE

PRE-FIN MTL
COLUMN COVER

GLASS IN ANOD
ALUM FRAME

PRE-FIN MTL
SUNSHADES

Finished Floor
0"

Top of Parapet
45' - 2"

CCCCAAAA BBBB

2nd Floor
16' - 0"

DDDD EEEE

3rd Floor
29' - 0"

CONCRETE WALLS

GLASS IN ANOD
ALUM FRAME

PRE-FIN MTL
COPING

CONCRETE

CMU
GLASS IN ANOD
ALUM FRAME

PRE-FIN MTL FACIA

PRE-FIN MTL
SUNSHADES

copyright

sheet number:

project number:

sheet title:

date/ revision:

project name:

project location:

SIEGAL/TUOMAALA
ASSOCIATES

ARCHITECTS &

PLANNERS INC.

29200 northwestern hwy
suite 160

southfield, mi 48034

p

f
248 352 0099

248 352 0088

www.sta-architects.com

9/15/2014 3:59:45 PM H:\2320 Grand RiverFreedom Rd. Plaza\Arch Dwgs\2320 Grand River Freedom Rd - Central 09-15-14.rvt

P5

2075

Office/Retail
Building

Elevations

Aug 22, 2014 - P.U.D.

Grand River &

Freedom Road

P.U.D.

Farmington, MI

03.2014

SCALE:  3/32" = 1'-0"

North ElevationNorth ElevationNorth ElevationNorth Elevation

SCALE:  3/32" = 1'-0"

East ElevationEast ElevationEast ElevationEast Elevation

SCALE:  3/32" = 1'-0"

West ElevationWest ElevationWest ElevationWest Elevation

SCALE:  3/32" = 1'-0"

South ElevationSouth ElevationSouth ElevationSouth Elevation

View From NortheastView From NortheastView From NortheastView From Northeast

View From NorthView From NorthView From NorthView From North

Sept. 15, 2014

8.B
.c

P
acket P

g
. 268

Attachment: Grand River-Halsted Plaza - Grand River & Freedom Road PUD (Revised 9-15-14)  (1705 : Consideration to Approve K-Mart PUD Agreement and Site Plan)



Farmington, MI

Aug 22, 2014 - P.U.D.

6

EXISTING OFFICE BUILDING
ACROSS GRAND RIVER AVENUE

Sept. 15, 2014

8.B.c

Packet Pg. 269

A
tt

ac
h

m
en

t:
 G

ra
n

d
 R

iv
er

-H
al

st
ed

 P
la

za
 -

 G
ra

n
d

 R
iv

er
 &

 F
re

ed
o

m
 R

o
ad

 P
U

D
 (

R
ev

is
ed

 9
-1

5-
14

) 
 (

17
05

 :
 C

o
n

si
d

er
at

io
n

 t
o

 A
p

p
ro

ve
 K

-M
ar

t 
P

U
D

 A
g

re
em

en
t 

an
d

 S
it

e 
P

la
n

)



0 10 40 80

0 10 40 80

Top  of Building
17'-0"

Top  of Building
17'-0"

Top  of Building
17'-0"

Top  of Building
17'-0"

copyright

sheet number:

project number:

sheet title:

date/ revision:

project name:

project location:

SIEGAL/TUOMAALA
ASSOCIATES
ARCHITECTS &
PLANNERS INC.

29200 northwestern hwy
suite 160
southfield, mi 48034

p

f
248 352 0099

248 352 0088

www.sta-architects.com

8/20/2014 9:49:37 PM \\STASERVER\CAD Drawings\2320 Grand RiverFreedom Rd. Plaza\Arch Dwgs\2320 Grand River Freedom Rd -
Central_nEW.rvt

P7

2075

The
Suburban
Collection
New Car Prep
Building

Aug 22, 2014 - S.P.A.

Grand River &
Freedom Road
P.U.D.

Farmington, MI

03.2014

8.B
.c

P
acket P

g
. 270

Attachment: Grand River-Halsted Plaza - Grand River & Freedom Road PUD (Revised 9-15-14)  (1705 : Consideration to Approve K-Mart PUD Agreement and Site Plan)



8.
B

.d

P
ac

ke
t 

P
g

. 2
71

Attachment: Grand River-Halsted Plaza - The Suburban Collection Operations Plan  (1705 : Consideration



8.
B

.d

P
ac

ke
t 

P
g

. 2
72

Attachment: Grand River-Halsted Plaza - The Suburban Collection Operations Plan  (1705 : Consideration



Updated: 10/17/2014 8:59 AM by Cheryl Poole  Page 1 

 
Farmington City Council 
Staff Report 
 

 
Council Meeting Date:  
October 20, 2014 

 
Reference 
Number 

(ID # 1706) 

 
 

Submitted by:  Vincent Pastue, City Manager 
 

Description:  Consideration to Approve Theater License Agreement with TUGG, Inc. 
 

Requested Action:   
 Move to approve Theater License Agreement with Tugg Inc. 

 
Background:   
Civic Theater General Manager Scott Freeman is requesting that the City Council approve a theater 
license agreement with Tugg Inc.  Tugg is a national company that has an established track record of 
licensing movies and special events.  The agreement allows outside parties and groups to reserve 
the Civic Theater for special movie showings based on Tugg’s available list, or special event such as 
a concert.  Along with this, Tugg also provides social media marketing for the event on behalf of the 
applicant.  The benefit of this is that many of the details of a private movie rental and special event 
are handled with minimal involvement by Civic management, and yet receive a commission for the 
event.  The Civic Theater does not incur any expenses under this agreement.  The agreement is for 
one year and can be terminated with 30 days advanced notice.  A number of obvious concerns are 
addressed in the agreement which include: 
 

1. These events would only take place Monday thru Thursday.  Mr. Freeman would provide a 
listing of days and times the theater would be available for such use. 

2. A minimum threshold involving sales will be established by the General Manager.  For 
example, we are not going to reserve a theater that only has two advanced sales.  Mr. 
Freeman will set that minimum threshold and if it is not met by a certain date in advance, the 
reservation is cancelled.  The date will be far enough in advance to allow for advertising of 
upcoming movies without any disruption. 

3. General Manager will have control of the content of the movie or special event.  There are 
some movies and events that would be inappropriate for Farmington or carries an audience 
that tends to be disruptive. 

4. The agreement has been reviewed by the City Attorney and modified by him in a form he is 
comfortable recommending. 

 
Agenda Review 

Review: 
Vincent Pastue Pending  
City Manager Pending  
City Council Pending 10/20/2014 7:00 PM 
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Tugg, Inc. 
4210 Spicewood Springs Dr. Suite #200 Austin, TX 78759 

October 6, 2014 

Farmington Civic Theater 33332 
Grand River Avenue Farmington, MI 
48336 Attention: Scott Freeman 

 
Re: Theater License Agreement 

Ladies and Gentlemen: 

This letter (the “Agreement”) shall set forth the terms of the agreement between the City of Farmington (“Civic 
Theater/Theater,” “you” or derivations thereof) and Tugg, Inc. (“Tugg”) concerning the booking of screens, screening 
rooms and auditoriums (collectively, the “Screens”) at theaters owned and/or operated by you (the “Theaters”) in 
connection with Tugg’s Service (as defined below). For good and valuable consideration, the receipt and legal 
sufficiency of which are hereby acknowledged, the parties agree as follows: 

1. The Service. The “Service” shall be defined as the online interactive marketing, distribution and social 
networking website owned by Tugg that offers Tugg users (the “Users”) the ability to organize specialized single event 
screenings and/or live performances (each an “Event”, collectively, the “Events”) of motion pictures, audiovisual works 
and/or live entertainment from the Tugg library (collectively, the “Content”) as selected and scheduled by Users at Tugg 
licensed venues using Tugg’s proprietary methodology, including without limitation, special event planning, promotions, 
marketing, and advertising utilizing social media, online media, and traditional media to create consumer demand for 
Events, and to engage in ticket sales both in advance and at the applicable venue. 

2. Screens/Theater. Commencing on the Program Start Date (as defined below), you hereby agree to make 
available to Tugg the use of certain Screens ondates to be established by you on a regular basis and communicated to 
Tugg, (the “Available Dates”) throughout the Term (as defined below) for the purpose of holding Events organized 
through the Service.   

3. Territory & Term. The territory will include the United States and its territories, possessions and protectorates 
(the “Territory”). The “Term” shall be defined as the period commencing on the date set forth above (the “Program 
Start Date”) and continuing through the date that is twelve (12) months from that date, subject to the termination 
provisions below. 

4. Procedure. 

4.1. Commencing upon the Program Start Date, you agree to use the scheduling application on Tugg’s web 
portal on a continual basis throughout the balance of the Term to inform Tugg and its Users of Available Dates for 
Screens in your Theater that you hereby agree to reserve for potential Events organized through the Service. You shall 
use reasonable good faith efforts to provide such information through Tugg’s web portal reasonably in advance of the 
Available Dates. The information that you provide using Tugg’s web portal shall contain the names and addresses of the 
Theater, the 

FKK442922.v5v520486.100
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available Screens, dates, timeslots, options for ticket prices (if known), the license fees to rent out the Screens at the 
Theater as set forth on Exhibit “A” (attached hereto and incorporated herein by reference, which may be modified from 
time to time) (the “License Fee”), number of available seats, any content restrictions, any additional resources and/or 
equipment available (e.g., PA System) (collectively, the “Resources”), the date by which a potential Event may be 
canceled if it has not met the applicable Attendance Threshold (as defined below) (the “Attendance Threshold 
Deadline”) and any additional notes for the Event. 

4.2. Upon receipt of such information, Tugg shall have the right to post the Available Dates for the Screens and 
Theater and the accompanying information on the Service in order for Users to organize Events.  

4.3. If a User selects an Available Date at your Theater for an Event, the Service and Tugg’s web portal will 
indicate that a potential Event for certain Content is pending. If the Content was not pre-approved based on the Theater’s 
content restrictions as set forth in Paragraph 4.1 above, the Theater will be notified of the potential Event for such 
Content (along with a description of the Content) and will have five (5) days from receipt of such notice to approve such 
Content, with failure to respond being deemed  rejection. Tugg and its Users shall have the right to advertise, market, 
promote and purchase tickets for Events, held at the Theaters, in any and all media; provided that, your name, logo, 
trademarks, service marks and tradenames (collectively, the “Marks”) may only be used in the manner as you permit as 
notified to Tugg in writing no later than two (2) weeks following delivery of this Agreement signed by you. 
Notwithstanding the foregoing, you acknowledge and agree that Tugg and its Users shall have the right to use the Marks 
for factual purposes with respect to the date and venue of the Events at your Theaters (e.g., a promoter may advertise that 
an Event is occurring on a specific date at a specific Theatre). Without limitation to Paragraph 4.4 below, you 
acknowledge and agree that, subject to Paragraph 12, you are prohibited from canceling any potential Event with 
approved Content (as set forth in Paragraph 4.1 and this Paragraph 4.3 above) for any reason prior to the Attendance 
Threshold Deadline. 

4.4. If Users have pre-purchased a sufficient amount of tickets through the Service to meet your License Fee 
plus any additional required fees, costs or expenses by Tugg and other third parties (including without limitation, taxes) 
(collectively, the “Attendance Threshold”) the Service and Tugg’s web portal will automatically indicate, prior to the 
Attendance Threshold Deadline, that the potential Event is confirmed (“Confirmed Event”) and you shall continue to 
reserve the Screen for the Event. With respect to Confirmed Events, you hereby grant to Tugg and Users who purchased 
tickets to the Event the right and license to enter the Theater, use the applicable Screen and any Resources (permitted by 
you in accordance with Paragraph 4.1) for the Event. Without limiting Paragraph 4.3 above, you acknowledge and agree 
that, subject to Paragraph 12, you are prohibited from canceling any Confirmed Event. 

4.5 If a potential Event’s Attendance Threshold has not been met prior to your Attendance Threshold Deadline, 
the Screen will be released from the Service and Tugg’s web portal and the Available Date and potential Event canceled 
without any liability, cost, expense, fee or penalty to Tugg and/or the Users of any kind whatsoever. 

5. Tickets. Users organizing Events (the “Promoters”) shall have the right to set the price of tickets.  You may 
reject any Event on the basis of ticket price. Depending on your ticketing system, Users who purchased tickets to an 
Event will be able to retrieve their tickets in at least one of the following ways: Users will be able to print Tugg tickets 
from the Service, download the tickets to the Users’ mobile devices or use their credit cards to validate their purchase, 
and/or redeem tickets at your ticket window at the applicable Theater. If an Event is not sold out, the Service may notify 
you of available tickets prior to the Event and patrons may purchase such tickets at the applicable Theater’s box 
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office. 

6. Taxes. All sales, transfer, or excise taxes applicable to movie tickets in the state where the Confirmed Event will 
occur shall be charged, collected and timely remitted. For tickets to an Event that are sold through the Service, Tugg 
shall bear the responsibility to charge, collect and remit any applicable taxes. For tickets to an Event that are sold by you 
at the Theater’s box office, you shall be responsible for charging and collecting any applicable taxes and passing those 
collections to Tugg for remittance. Tugg shall be responsible for notifying you, prior to an Event, of the amount of 
applicable taxes for each ticket. Tugg and the Theaters shall sell tickets on a sales tax included basis to the extent 
permitted under applicable state law. For example, if a ticket is sold for $10.00 containing a seven percent (7%) sales tax, 
the sales tax portion would be $0.65 ($10.00 ÷ 1.07). 

7. Fees. Provided that you are not in uncured material breach and provided that the Event(s) occur at your 
Theaters, you shall be entitled to the following sums for each Event: 

7.1. License Fee: the License Fee for an Event at your Theater. 

7.2. Excess Ticket Sales by Tugg: For any ticket sales for such Event sold through the Service that are in excess 
of the Attendance Threshold “Excess Ticket Sales,” Thirty-Five Percent (35%) of One Hundred Percent (100%) of the 
Excess Ticket Sales, excluding any applicable taxes. 

7.3 Ticket Sales by You: For any ticket sales for such Event purchased at the Theater (not through the Service) 
“Theater Ticket Sales,” Thirty-Five Percent (35%) of One Hundred Percent (100%) of the Theater Ticket Sales, 
excluding any applicable taxes. 

8. Accounting Statements and Fee Remittances. 

8.1. Tugg Statements and Fee Remittances. Tugg shall provide you with an accounting statement, accompanied 
by payment of all sums due to you within 45 days following an Event. 

8.2. Theater Statements and Fee Remittances. You shall provide Tugg with an accounting statement, 
accompanied by payment of the Theater Ticket Sales, including any applicable taxes, after first deducting your fee as 
defined in Section 7.3 above, within 45 days following an Event. 

8.3 Each party shall at all times during the Term and for six (6) months thereafter keep complete and correct 
books of account, in which shall be entered all revenue received hereunder, and all sums expended hereunder. Each party 
or its representatives or designees, shall have the right to examine and audit the other’s books and records no more than 
once annually upon reasonable notice at the party’s respective office during normal business hours. 

9. Delivery. If the Attendance Threshold is met, Tugg shall deliver the applicable Content to the applicable Theater 
via common carrier (e.g., FedEx) or digital delivery, if approved, at least twenty-four (24) hours prior to the Event and 
your employees shall render all services customarily required in order to set up and screen the Content, run the 
concessions and Theater and set up any Resources for the Event at your expense. 
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10. Advertising. 

10.1. Signs: At each Confirmed Event at your Theater, you agree to display at least one (1) poster provided by 
Tugg or Tugg’s designee advertising the Content (and other advertising materials approved by you) in a prominent 
location in such Theater in order to promote the Event.  

10.2 Trademarks: You hereby grant to Tugg and its Users the non-exclusive right and license to utilize your 
Marks in accordance with Paragraph 4.3 above, but not as an endorsement of Tugg unless otherwise agreed to in writing 
by the parties. 

11. Special Events. If you approve of any Events that include live performances, interviews, Q&A’s, content that is 
not Tugg’s Content or any additional features outside of the customary movie-going experience (each a “Special Event”, 
collectively, the “Special Events”) then any additional rental fees, delivery costs or other expenses and delivery of any 
materials (except for Tugg’s Content) will be negotiated and coordinated directly between you and the User promoting 
such Special Event. In connection with Special Events, Tugg shall not be liable for any additional fees and you hereby 
release Tugg from and against any and all loss, liability, costs, damages or claims of any nature arising from or 
concerning the live nature of any Special Event(s) and from use of content that is not Tugg’s Content. If a Special Event 
includes content that is not Tugg’s Content, except for Paragraph 7 and Sections 10.2(ii), 10.2(iii) and 11.2(ii), the 
remaining terms and conditions of this Agreement shall apply and remain in full force and effect. 

12. Representations & Warranties. 

12.1. You represent and warrant that (i) you have the full right, power and authority to enter into this Agreement 
and to perform hereunder (ii) you have not made any grant of rights to a third party that is inconsistent with the rights 
granted herein, (iii) you have secured all required consents necessary for you to perform hereunder, (iv) you will provide 
the minimum number of Screens as set forth in Exhibit A and (v) you will not cancel or postpone any Event through the 
Service for any reason whatsoever, except for force majeure (as set forth in Paragraph 14), or following an Attendance 
Threshold Deadline if the Attendance Threshold has not been met. 

12.2 Tugg represents and warrants that (i) it has the full right, power and authority to enter into this Agreement, 
(ii) Tugg has good and sufficient licenses from the owners of all Content that is exhibited at Events in your Theaters for 
the purposes of this Agreement and (iii) Tugg will timely deliver the applicable Content to the Theater for the Confirmed 
Events. 

13. Indemnity. 

13.1.  Tugg agrees to indemnify and hold harmless you and your successors, assigns and licensees and your and 
their officers, directors, agents, employees from any and all loss, cost, liability, 
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claims, lawsuits, judgments, damages, costs and expenses, including without limitation, reasonable outside attorney fees 
and costs and court costs, (i) arising out of a breach by Tugg of Tugg’s obligations, covenants, representations and 
warranties in this Agreement and (ii) from the production, distribution, promotion, advertising, marketing of the Events 
and exhibition of the Content, other than for matters which Tugg is entitled to be indemnified by you. 

14. Force Majeure. If a Theater is rendered unsuitable for presentation of an Event due to fire, national or local 
calamity or emergency, act of God, strikes, labor disputes, the receipt of threats against, or information relating to 
imminent danger to the Theater, you shall not be responsible to Tugg for any damages caused thereby and the obligations 
of the parties with respect to such Event shall be suspended during the continuation of the event of force majeure. 

15. Publicity Restriction; Non-Disclosure. Neither you nor Tugg shall disclose any confidential or proprietary 
information it learns about the other’s business in the course of performing under this Agreement including, without 
limitation, its proprietary ideas, concepts, business plans, market analyses, marketing and promotional plans/strategies, 
images, specifications, costs, valuations, utilization of information technologies, hardware and software, code, patents, 
trademarks, copyrights, personnel, research, development or know-how, trade secrets, data, databases, protocols, 
reference implementation, functional and interface specifications, and any documentation, analyses, compilations, 
forecasts, studies or other documents or materials, in any stage of completion) (collectively the “Proprietary 
Information”). If you receive any information related to Tugg’s Proprietary Information, you agree to treat such 
information as strictly confidential and accord it the same level of security you utilize with your own proprietary 
information and trade secrets, and shall in no event use, or authorize others to use, Tugg’s Proprietary Information other 
than as strictly necessary to perform your obligations under this Agreement. Such information will not include: (i) 
information publicly known prior to disclosure; (ii) information coming into your lawful possession without any 
confidentiality obligation; and (iii) information required to be disclosed pursuant to regulatory action or court order, 
provided adequate prior written notice of any request to disclose is given to Tugg; and (iv) information required to be 
disclosed pursuant to the Michigan Freedom of Information Act.  

16. Exclusivity. During the Term, you shall not conduct or authorize any third party to conduct any events or 
screenings in your Theater using a service substantially similar to the Service (i.e., a website that uses the collective 
buying power of users to organize screenings through the advance purchase of tickets for content that is not directly 
licensed by you) (a “Similar Service Provider”) for Content that is within Tugg’s library. During the Term, you shall 
not directly contact any User you meet or become aware of in the course of performing under this Agreement in any 
manner or medium outside of the Service, without the prior written approval of Tugg for Content that is within Tugg’s 
library. Nothing hereunder shall be deemed to make Tugg exclusive to you or to prevent or preclude Tugg from entering 
into similar agreements with third parties.  

17. Termination. Either party may terminate this agreement for any reason, or no reason (i.e., for cause or 
convenience), after giving the other party 30 days’ written notice; provided however, in no event will such termination 
affect or cancel Confirmed Events. All notices shall be in writing, and shall be sent to the addresses set forth above 
(subject to changes of which the parties are notified in writing). Such notices shall be given by personal delivery, 
overnight courier, facsimile or by registered or certified mail (postage prepaid), and shall be deemed given on the date 
delivered or faxed, one (1) business day after a notice is sent by overnight courier, or five (5) business days after the date 
mailed. The time to respond to notices given during the week in between Christmas Eve and New Year’s Day shall be 
tolled until five (5) business days following New Year’s Day. 

18. Miscellaneous. Tugg shall not be obligated to use and/or post any Screen, Theater and/or Available Date on the 
Service, provided that, Tugg shall pay you any fees due hereunder for Confirmed Events. You agree to execute and 
deliver, without cost to Tugg, any and all further documents reasonably necessary to effectuate the purpose of this 
Agreement and to confirm the rights granted by you to Tugg 
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herein. Nothing herein contained shall be deemed to constitute a joint venture, partnership or landlord-tenant relationship 
between the parties. This Agreement is freely assignable by either party to an entity controlling, under common control 
with, or controlled by such party, or to an entity which acquires or succeeds to all or substantially all of such party’s 
business or assets. Any other assignment must be approved by the non-assigning party, which approval shall not be 
unreasonably withheld, delayed or conditioned. Any assignment in violation of the foregoing shall be void from the 
making thereof. This Agreement contains the entire understanding of the parties, and supersedes all prior agreements and 
understandings between the parties. This Agreement may be amended only by a written instrument signed by the parties. 
This Agreement may be executed in counterparts, by facsimile, computer data file (e.g., pdf-file) or manual signature, 
each of which shall be deemed an original and all of which together shall constitute one and the same instrument. This 
Agreement shall be governed by the laws of the State of Michigan applicable to agreements made and wholly performed 
therein without regard to principles of conflicts of law, and that jurisdiction and venue shall be determined under the 
laws of the State of Michigan. 

Kindly acknowledge your agreement to the foregoing by signing below and returning a copy of this Agreement 
to Tugg.  Tugg will return one (1) fully executed copy to you.  Thank you. 

Sincerely, 

TUGG INC. 

By: _____________________________ Its: 
_____________________________ 

AGREED TO AND ACCEPTED: 

Theater Name. 

By:________________________ Print Name: ________________(“you”) Its: ________________________ 
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Day(s) of the Week Time Start Time End Fee/Hour 

EXHIBIT “A” LICENSE FEE 

The License Fee for the Events shall be negotiated in good faith, but shall in no event be greater than the amounts 

specified in the table below for their respective period. 

Days of the Week – Enter day (e.g., “Monday”) or day range (e.g., “Tuesday-Thursday”) Time Start, Time End – 
Enter range of time for applicable fee/hour. Leave blank if all day. Fee/Hour – Enter hourly fee for auditorium rental. 
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Updated: 10/17/2014 9:50 AM by Cheryl Poole  Page 1 

 
Farmington City Council 
Staff Report 
 

 
Council Meeting Date:  
October 20, 2014 

 
Reference 
Number 

(ID # 1707) 

 
 

Submitted by:  Vincent Pastue, City Manager 
 

Description:  Consideration to Approve Purchase of New Street Sweeper for Public Works 
Department 

 
Requested Action:   
Move to approve purchase of new street sweeper from Bell Equipment Company in the amount of 
$177,874. 

 
Background:   
City Administration is recommending that the City Council authorize the purchase of a new street 
sweeper from Bell Equipment Company in the amount of $177, 874.  The purchase price is part of 
the State of Michigan MI-Deal contract so it has been competitively bid.  The current Fiscal Year 
2014-15 Budget has $178,000 appropriated for this purchase.  The Public Works Department 
received a trade-in proposal from Bell Equipment in the amount of $3,000 for the 1991 Elgin Pelican 
street sweeper.  However, the intent is to advertise the sale of the existing street sweeper on Bidnet 
anticipating we will receive more than $3,000; our recent experience with bidding surplus equipment 
has been very good. 

 
Agenda Review 

Review: 
Vincent Pastue Pending  
City Manager Pending  
City Council Pending 10/20/2014 7:00 PM 
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Attachment: Sweeper Trade in Quote  (1707 : Consideration to Approve Purchase of New Street Sweeper)



8.
D

.b

P
ac

ke
t 

P
g

. 2
85

Attachment: Equipment Replacement Sweeper update quote  (1707 : Consideration to Approve Purchase
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Attachment: Equipment Replacement Sweeper update quote  (1707 : Consideration to Approve Purchase
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Farmington City Council 
Staff Report 
 

 
Council Meeting Date:  
October 20, 2014 

 
Reference 
Number 

(ID # 1708) 

 
 

Submitted by:  Vincent Pastue, City Manager 
 

Description:  Consideration to Make Appointments to the Farmington/Farmington Hills Emergency 
Preparedness Commission 

 
Requested Action:   
Move to make appointment of Sandy Altschul and LeRoy Paschke to the  Farmington/Farmington 
Hills Emergency Preparedness Commission 

 
Background:   
The Farmington/Farmington Hills Emergency Preparedness Commission is in need of additional 
representation from Farmington.  Tim Tutak, Chair recommends LeRoy Paschke who will complete a 
vacancy and Sandy Altschul who has requested to serve as an alternate; both are three-year terms.  
If City council has no objections, administration recommends reappointment of these members to the 
Commission and terms as indicated. 
 
Emergency Preparedness Commission   
Sandy Altschul (Alternate)              10/20/2014 - 4/30/2017       
LeRoy Paschke                             10/20/2014 - 4/30/2016 

 
Agenda Review 

Review: 
Vincent Pastue Pending  
City Manager Pending  
City Council Pending 10/20/2014 7:00 PM 
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Attachment: LeRoy Paschke Application  (1708 : Consideration to Make Apoints to ER Preparedness
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Attachment: LeRoy Paschke Application  (1708 : Consideration to Make Apoints to ER Preparedness
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Attachment: LeRoy Paschke Application  (1708 : Consideration to Make Apoints to ER Preparedness
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