
Ann Pytlowany
February 16, 2025
ann.pytlowany@gmail.com
586-255-3734

City of Rochester Hills Planning Commission
1000 Rochester Hills Drive
Rochester Hills, MI 48309

Dear Members of the Planning Commission:

I am writing this letter out of concern regarding the proposed Old Orion Court Development 
Project. As a grandmother to my four-month-old granddaughter who will be living adjacent to 
this development, I feel compelled to voice my deep concerns about the potential impact this 
development could have on the safety and privacy of my son/daughter-in-law and 
granddaughter.

Having been a probation officer in Macomb County for 30 years, both District and Circuit Courts, 
and prior to that a Substance Abuse therapist at an inpatient treatment center, I have first-hand 
experience of criminal activity and the environments that can perpetuate it.  And even though 
I’m sure this will be an upscale complex, the address approximately 100 feet west of the 
proposed parking lot is routinely visited and surveyed by the OCSD. My concern is that a public 
parking lot that close in proximity would be an invitation for that activity to move and draw a 
larger crowd of less than law abiding citizens. 

The presence of a parking lot overlooking my son and daughter-in-law’s home and backyard is 
especially troubling, as there would be constant concern as to who is watching them and what 
their intent is. When our son/daughter-in-law bought this property in this location, privacy was a 
big factor in their decision. That is now being compromised with this proposed development.

My son has informed me that there are no proposed fences, walls or landscape barriers to 
divide the properties. The absence of a physical barrier is concerning as it fails to ensure that 
residents and visitors of the complex will remain on their own property.  

In addition, the proposed “scenic wetlands outlook” appears to overlook my son’s backyard, 
further infringing on their privacy. 

While I am not a resident of Rochester Hills, I feel a strong need to share my concerns knowing 
the ways of the world now days. My husband and I live on 26 mile Rd in Macomb, in a decent 
area, and have  6 acres of property. When the subdivisions started to be built around us, our 
home has since been broken into 4 times, so I feel like my concerns are valid when trying to do 
what I can to protect my family.

I appreciate your time and consideration in reviewing my concerns. I would ask that you 
reconsider the current plans for the Old Orion Court Development Project and take into account 
the impact it could have on the surrounding community. 

Sincerely,

Ann Pytlowany
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Connor Pytlowany <cpytlowany@aisequip.com> Fri, Feb 14, 2025 at 3:49 PM
To: "planning@rochesterhills.org" <planning@rochesterhills.org>

Good afternoon,

Please see attached for a letter and documentation I would like to submit for review by the planning commission prior to public meeting planned to be held on Tuesday,
February 18th.

This submission is regarding the proposed “Old Orion Court Development”. Please feel free to reach out with any correspondence to my cell phone – (586) 212-4638

I would also ask to submit an ongoing petition to this development by the local community showing opposition to this proposed development.

Petition can be found below: https://chng.it/syhbn6zK2q

Thank you for taking the time to review and address these concerns

Thanks,

Connor Pytlowany

Disclaimer: No agent, employee, or representative of AIS Construction Equipment Corporation has any authority to bind AIS to any affirmation, promise, representation,
or warranty, unless it is expressly made and agreed to in a written and fully executed Sales Contract. No information in this communication shall become part of any
contract for sale unless expressly agreed to by AIS in a fully executed Sales Contract.
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Planning Dept Email <planning@rochesterhills.org> Fri, Feb 14, 2025 at 4:20 PM
To: Connor Pytlowany <cpytlowany@aisequip.com>
Cc: Chris McLeod <mcleodc@rochesterhills.org>

Hello Connor - 

Thank you for your email and attachments, they have been provided to the Planning Commissioners.

Jennifer MacDonald
Planning Specialist

[Quoted text hidden]
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2/14/25 

Dear Members of the Planning Commission, 

I am writing to express my strong opposition to the Old Orion Road Development project. 
This proposal should be denied as it fails to adhere to the city's master plan, which aims to ensure 
sustainable and harmonious growth. The improper usage of the Flex-Business (FB) Overlay in this 
project raises significant concerns, as it does not align with the intended purpose and regulations 
of the overlay. Additionally, the project conflicts with several ordinances related to the Flex-
Business Overlay, undermining the integrity of our zoning laws and setting a concerning precedent 
for future developments. Furthermore, the development poses adverse impacts on the surrounding 
neighborhood, including increased traffic congestion, noise pollution, general safety concerns, 
environmental changes, alterations to the character of the neighborhood, and a potential decline in 
property values. It is crucial that we uphold our city's planning principles and protect the well-being 
of our communities by denying this project. 

The Old Orion Road Development project does not align with the City's master plan for 
several critical reasons. Firstly, the Flex-Business (FB) Overlay is intended for commercial 
properties. This property is the only R-1 zoned property on the entire zoning map to have such an 
overlay. The master plan's intention for the FB Overlay is to prevent the expansion of commercial 
land beyond current boundaries by encouraging residential uses in non-residential areas. This 
development, however, does the opposite by introducing a commercial development into a 
residential area. Additionally, the master plan's design standards for flex use areas aim to minimize 
automotive use, but this project would add 60 vehicles to the area, exacerbating traffic issues. 
According to page 68 of the master plan, permitted uses in flex use zones include single-family or 
multiple-family residential developments, but a 32-unit apartment complex does not fit this 
definition. Furthermore, Map 13 of the master plan designates this area as R-2 planning, with a 
density goal of 1.7 dwelling units per acre (DU/AC). The proposed development's density of 23.88 
DU/AC exceeds this goal by 1990%. Lastly, the master plan's goal for multiple-family housing is for 
apartment complexes of 8-12 dwellings, making this 32-unit proposal a significant deviation. 

Article 8 of Chapter 138 in the Rochester Hills Code of Ordinances covers the 
administration of Flex Business Overlay districts, emphasizing the importance of adhering to the 
city master plan. However, the proposed development contradicts the master plan, as previously 
outlined in this letter. The intent of the Flex Business Overlay is to redevelop older commercial 
sites, enhance property values and appearances, reduce the amount of impervious surfaces, and 
mitigate impacts on natural environments. The proposed development, however, contradicts these 
intentions as laid out in Section 138-8.100, failing to align with the goals and regulations 
established for Flex Business Overlays. 

Article 8, Section 138-8.200 covers Flex Business Overlay permitted uses and references 
Section 138-4.300, which is a table of permitted uses by zoning districts. The proposed 
development would fall under the "Attached Dwelling Units" use, which references Sections 138-
6.700 through 138-6.702. According to these definitions, the proposed development would be 
classified as a "Multiplex." Building type regulations for "Multiplex" are covered in Section 138-



6.701.D, which states that these buildings shall be designed to have the appearance of detached 
single-family dwelling units and be modest in scale. The proposed development far exceeds the 
look of a single-family dwelling and is not moderate in size compared to existing buildings. Note 4 of 
this section states that "Multiplex buildings are limited to occupy not more than 25 percent of the 
total number of lots on a single block." To my knowledge, the block from Orion Road to Ann Maria 
Drive consists of only 5 lots, 4 of which are planned for use in this development, equating to 80% of 
the block. This is clearly in violation of this ordinance. 

Lastly, Article 8 includes Section 138-8.101 and Section 138-8.800. Section 138-8.101 - Flex 
Business Overlay Established states that this overlay is intended for parcels over 2 acres. While this 
parcel is 2.41 acres in size, only a portion of it is designated as FB-1, and this portion is less than 2 
acres, which appears to violate this ordinance. Section 138-8.800 addresses a temporary 
moratorium implemented by the city in 2022, acknowledging concerns about the location of Flex 
Business Overlays and whether they were achieving their intended goals. It seems this property was 
overlooked during that period, and the FB Overlay zoning should be removed due to the property 
not being commercial land, its deviation from the City's master plan, and the usable building area 
being less than 2 acres. 

The proposed development raises numerous concerns, including traffic, general safety, 
environmental changes, and the character of the neighborhood. This area features a large sweeping 
curve with a speed limit of 45 mph, and the addition of 60 more vehicles pulling in and out daily 
significantly increases the potential for major accidents. Furthermore, the increased traffic would 
flow through the plaza to the south, which is primarily used for parking, posing additional safety 
risks. Tienken & Rochester Road already experience significant traffic congestion, and adding 60 
more vehicles would exacerbate this issue. Is this increase in traffic truly in the best interest of the 
surrounding public and does it promote safety?  

The general safety of our neighborhood is a major concern with the proposed development. 
The inclusion of a parking lot at the rear of the property would allow residents and the general 
public to peer into our backyards, infringing on our privacy. This jeopardizes the safety of our 
children, the elderly, and all families who live here. Additionally, apartment complexes such as this 
can invite the potential for crime, further compromising the security and peace of our community. It 
is crucial to consider these risks and prioritize the well-being of our neighborhood. 

Our neighborhood is cherished for its modest homes and commitment to natural 
preservation. The proposed development, with its considerable size, is not harmonious with the 
existing character of our community. Its construction would alter the watershed, manipulate the 
wetlands, and negatively impact local ecology and wildlife. Additionally, the development would 
introduce light pollution, disrupting the environment we currently enjoy. Such changes would 
forever alter the natural settings that define our neighborhood. 

The proposed development is likely to cause a decline in existing property values, 
particularly for properties within 300 feet of the site. While this argument is often made in 
opposition to new developments, it holds true in this case. People typically buy houses to avoid 
multi-family housing, and few would choose to purchase a home next to or near an apartment 
building unless it was financially advantageous. This development would drive down the demand 
for houses on our street, leading to a subsequent drop in property values. Currently, homes in our 



neighborhood have strong demand and sell quickly at top dollar. However, this development would 
change that dynamic overnight, negatively impacting the real estate market in our area. 

The purpose of zoning, as stated in Chapter 138, Articles 1 and 2, is to promote and protect 
the general welfare of inhabitants, conserve the character of the area, achieve efficient use of the 
land, and prevent overcrowding and undue congestion of the population. I hope the Planning 
Commission will review the facts presented in this letter through this lens and make a ruling that 
supports the best interests of the surrounding neighborhood and the greater City of Rochester Hills. 

Thank you for taking the time to read my letter. I truly appreciate your dedication and service 
to the City of Rochester Hills. 

Sincerely, 

Connor Pytlowany 

241 Maplehill Rd 
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developments are not planned to change and future land use consideraƟons should 
focus on the stability, visibility and connecƟvity of the area.   

The city recognizes that the M-59 Corridor is a valuable asset, providing opportuniƟes 
for quality economic development that is keeping with the aestheƟc character and 
unique qualiƟes of the city. The Master Plan envisions 1) high quality building design 
and materials, 2) aƩracƟve signage that includes context-sensiƟve wall and 
monument signs and excludes billboards, and 3) ample landscaping that provides 
year-round benefits and encourages the use of naƟve vegetaƟon. 

Business/Flexible Use Areas 

The Future Land Use Map includes three Business/Flexible Use categories to 
accommodate a range of residenƟal, office, and commercial uses as standalone uses, 
or within mixed use buildings or areas. The majority of areas planned for Business/
Flexible Use are currently used for commercial uses. ExisƟng uses in Business Flexible 
Use areas are permiƩed to improve, develop or redevelop as permiƩed by the Zoning 
Ordinance or the flexible use guidelines in this plan. The intent of the flexible use 
areas is to encourage the introducƟon of addiƟonal uses into exisƟng commercial 
areas in accordance with each flex area. The introducƟon of addiƟonal uses may 
mean the addiƟon of non-commercial uses on commercial sites or the wholesale 
redevelopment of commercial site in accordance with the intended uses in each flex 
area. Flexible use areas are intended to prevent the expansion of strictly commercial 
parcels beyond their current boundaries. Flexible use areas may include the following 
uses: residenƟal, public, insƟtuƟonal, office, business and personal service uses, and 
retail. These uses may be located within single-use or mixed-use buildings or within a 
mixed-use area or site designed as an integrated development. 

Benefits of Flex Use Development 

As Rochester Hills is primarily a developed suburban community, the flexible use 
areas are intended to serve two funcƟons that acknowledge this. First, is to 
substanƟally correspond with convenƟonal uses and development paƩerns of the 
five business zoning districts, B-1 through B-5, typically located along arterial or 
collector roads and at major intersecƟons. These convenƟonal areas typically include 
a range of old and new commercial, service and office developments that do not 
contain residenƟal uses. 

The second funcƟon of the flexible use areas is to provide responsiveness and 
incenƟve for property owners to redevelop older commercial developments. 
Specifically, with a wider range of uses and careful consideraƟon of appearance, 
design and funcƟon with the ulƟmate coal of encouraging the redevelopment of 
older commercial sites in order to enhance property values and the overall 
appearance of the City. In most flexible use areas, this means the injecƟon of 
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residenƟal uses in areas that are currently nonresidenƟal. As a result, exisƟng 
commercial areas will be equipped to adapt to the changing retail and residenƟal 
markets as a flexible range of uses will be envisioned on commercial sites. 

Design Standards for Flexible Use Areas 

The flexible use standards emphasize pedestrian orientaƟon and minimize automoƟve 
uses or uses geared towards the automobile. Design standards are established in the 
zoning standards for the flexible use areas to ensure that mixed-use development in a 
flexible-use area is human scale and includes civic spaces and ameniƟes. Design 
guidelines for projects using the flexible use standards are presented later in this 
Chapter, and are the basis for developing the requirements of the flexible use zoning 
standards. 

Recognizing that automoƟve services are necessary, properƟes with gas staƟons or 
other automoƟve uses should be permiƩed to conƟnue to operate at any site where 
they currently exist, including any remodeling or reconstrucƟon of the exisƟng use. If 
new zoning districts are adopted, gas staƟons and other automoƟve uses should sƟll be 
permiƩed to develop on any land zoned B-5 at the Ɵme of the adopƟon of this Master 
Plan. 

PermiƩed Uses in Business/Flexible Use Areas 

Each Business/Flexible Use Area has two land use descripƟons – one land use 
descripƟon that corresponds with the exisƟng convenƟonal zoning standards and one 
descripƟon that corresponds with the flexible use concept. New zoning overlay districts 
will have to be created to implement the flexible use opƟon. Please refer to the 
ImplementaƟon chapter for more details in that regard. 

ResidenƟal Office Flex (formerly Business/Flexible Use): The ResidenƟal Office Flex 
category is the lowest intensity business use area and generally corresponds with the B-
1 Local Business zoning district and the FB-1 Flexible Business Overlay district. 
ResidenƟal Office Flex areas are intended to serve adjacent residenƟal areas with 
limited basic shopping and/or service uses which are not related to the shopping 
paƩern of the citywide or regional shopping centers. ResidenƟal Office Flex areas are 
located along South Boulevard at intersecƟons with Adams Road, Crooks Road and 
Livernois Road, and at the fringe of intersecƟons along Auburn Road also at Adams 
Road, Crooks Road and Livernois Road. At these six intersecƟons in the southwest area 
of the city, ResidenƟal Office Flex areas occur either on their own, such as along South 
Boulevard, or in conjuncƟon with the more-intense Commercial ResidenƟal Flex 2 
designaƟon. ResidenƟal Office Flex areas are also located at the fringe of the Livernois 
Road and Walton Boulevard area and at certain sites along the length of Rochester 
Road. 

ConvenƟonal Zoning: Professional and general office uses 

Flexible Use Zoning: A mixture of single-family and mulƟple-family residenƟal, public, 
limited insƟtuƟonal, professional office, and general office uses. Smaller-scale senior 
housing developments that are compaƟble with adjacent neighborhoods may be 
appropriate in these areas. Detached single-family dwelling units may be located on 
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reduced area lots to broaden housing choice available in the City and to contribute to 
the neighborhood feel of the mixed-use area. Retail commercial uses are specifically 
excluded from ResidenƟal Office Flex areas. 

The ResidenƟal Office Flex designaƟon applies to a number of sites in the City that 
contain historic buildings. These historic buildings should be preserved and integrated 
into any development on the site to the greatest extent feasible. 

Commercial ResidenƟal Flex 2 (formerly Business/Flexible Use 2): The Commercial 
ResidenƟal Flex 2 category is the medium intensity business use area and generally 
corresponds with the B-2 General Business zoning district and the FB-2 Flexible 
Business Overlay district. Commercial ResidenƟal Flex 2 areas are intended to serve a 
larger consumer populaƟon than serviced by the ResidenƟal Office Flex designaƟon 
and are found in areas adjacent to both ResidenƟal Office Flex areas and Commercial 
ResidenƟal Flex 3 areas. Commercial ResidenƟal Flex 2 areas are located along 
Auburn Road at intersecƟons with Adams Road, Crooks Road, Livernois Road, the 
southwest quadrant of Rochester Road, John R Road and within the Brooklands Focus 
Area between Culbertson Avenue and Dequindre Road. Commercial Areas along 
Auburn Road are also subject to the 2017 Auburn Road Corridor Plan. Commercial 
ResidenƟal Flex 2 areas are also located as transiƟon areas along Rochester Road 
between Hamlin Road and the City of Rochester, around the intersecƟon of 
Rochester Road and Tienken Road to the north, and along Walton Boulevard at 
intersecƟons with Adams Road and Livernois Road. 

ConvenƟonal Zoning: Convenience and Community commercial land uses. 
Convenience uses include convenience stores, drug stores, dry cleaners, smaller 
grocery stores, and other establishments that serve the daily needs of persons living 
in adjacent residenƟal areas.  Community uses include larger grocery stores, 
hardware stores, clothing stores, and other establishments that serve the shopping 
needs of all residents of Rochester Hills. 

Flexible Use Zoning: A mixture of single family and aƩached/detached residenƟal 
housing, mulƟple-family housing, retail commercial land uses, office uses compaƟble 
with residenƟal uses, schools, churches, and day care centers. This flexible land use 
area may also be appropriate for senior housing developments that are compaƟble 
with adjacent neighborhoods and integrated into a larger flexible use development. 
Detached single-family dwelling units may be included in a flexible use 2 
development, provided that they are located on small lots (less than approximately 
7,000 sq. Ō.) to broaden housing choice available in the City. 

Commercial ResidenƟal Flex 2 areas are intended to create non-residenƟal “nodes” at 
key intersecƟons and to provide a transiƟon between the residenƟal land categories 
and more intense Commercial ResidenƟal Flex 3 areas. Accordingly, flexible use 
developments located in the Commercial ResidenƟal Flex 2 land use category should 
include a significant residenƟal component, however, in no case should any flexible 
use development in a Commercial ResidenƟal Flex 2 area be comprised solely of 
residenƟal uses. 
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Commercial ResidenƟal Flex 3 (formerly Business/Flexible Use 3): The Commercial 
ResidenƟal Flex 3 land use category is intended to be the most intense business use 
area in the City and generally corresponds with the B-3 Shopping Center Business zoning 
district and the FB-3 Flexible Business Overlay district. Commercial ResidenƟal Flex 3 
areas are intended to serve larger consumer populaƟons than served by the ResidenƟal 
Office Flex and Commercial ResidenƟal Flex 2 areas, and are typically shopping centers 
grouped to generate large volumes of traffic. Commercial ResidenƟal Flex 3 areas are 
located along Rochester Road south of the City of Rochester and along Walton 
Boulevard at intersecƟons with Livernois Road and Adams Road west of the City of 
Rochester. Along Rochester Road, the Commercial ResidenƟal Flex 3 area includes the 
main City shopping areas such as the Hampton Village Center on the northeast corner of 
Rochester Road and Auburn Road, Bordine’s on the northeast corner of Rochester Road 
and Hamlin Road, a large shopping center on the southwest corner of Rochester Road 
and Avon Road, and several car dealerships along the east side of Rochester Road north 
of Avon Road. Along Walton Boulevard, the Commercial ResidenƟal Flex 3 area includes 
the Campus Corners Shopping Center next to Ascension CriƩenton Hospital and a 
smaller shopping center to the north on the east side of Livernois Road. In the area of 
this intersecƟon, there is liƩle disƟncƟon between exisƟng development in the 
Commercial ResidenƟal Flex 3 area east of Livernois Road and the exisƟng development 
in the Commercial ResidenƟal Flex area west of Livernois Road north of Rochester High 
School 

ConvenƟonal Zoning: Community and Regional commercial land uses. Community 
commercial uses are as described in the Commercial ResidenƟal Flex 2 category. 
Regional commercial land uses serve the residents of Rochester Hills, as well as 
residents from other communiƟes in the region and are located on or near roads with 
very high traffic volumes. Such uses typically include malls, big box stores, super grocery 
stores, warehouse clubs, department stores, and furniture stores. 

Flexible Use Zoning: A mixture of retail commercial land uses, aƩached and mulƟple 
family dwelling units, senior housing, office uses, schools, churches, and other public 
uses. Detached single family residences are not permiƩed in Commercial ResidenƟal 
Flex 3 areas. 

While large-scale retail uses are intended to be located in the Commercial ResidenƟal 
Flex 3 areas, it is criƟcal that the mixed-use concept be properly executed in order to 
ensure that sites are not developed with large, single-use buildings and equally large 
parking fields following the exisƟng strip retail prototype. Accordingly, non-retail uses 
are strongly encouraged in areas developed using the Commercial ResidenƟal Flex 3 
standards. 

Encouraging non-retail and residenƟal land uses will ensure that development in this 
district retains a walkable, human scale and is not dominated by auto-oriented 
development. IncorporaƟng residenƟal land uses into mixed use centers will also 
support entertainment, restaurant, and leisure businesses, increasing the quality of life 
for all residents of the city. 
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The Village of Rochester Hills development on the northeast corner of Walton 
Boulevard and Adams Road is one of two developments not in the form of a 
convenƟonal mall/big box/shopping center development as seen at other major 
intersecƟons. The second development intended to be more walkable is the City 
View development on the southeast corner of Tienken Road and Rochester Road. 
Despite the Village of Rochester Hills containing a pedestrian-friendly main street, 
with medium-sized commercial buildings fronƟng the internal street with parking to 
the east and west behind the buildings, this development does not provide a fully 
walkable and mixed-use environment; no residenƟal uses are provided within the 
development and it is not integrated with the single-family residenƟal area to the 
east. Future redevelopments within the Commercial ResidenƟal Flex 3 areas should 
strive to include a residenƟal component. 

Industrial 

Areas planned for industrial uses are appropriate for light industrial land uses that are 
characterized by light manufacturing operaƟons that are not of sufficient size or scale 
to negaƟvely impact surrounding non-industrial use areas. Examples of such light 
industrial uses include bump and paint shops, warehousing and wholesaling, and light 
assembly operaƟons. In the Hamlin/Avon Landfill area, light industrial is envisioned to 
be developed consistent with low-impact design features and/or be businesses that 
focused on or support sustainability, energy generaƟon and/or recreaƟon. 

Special Purpose 

The special purpose land use category includes civic uses (including city hall), colleges 
and insƟtuƟonal uses such as Ascension CriƩenton Hospital, the Humane Society, and 
Leader Dogs for the Blind. Special purpose land uses account for approximately 4.5% 
of the total land area of the City. This figure has remained constant since the first 
land use survey was completed in 1973.  

Public Recreation/Open Space 

The city’s publicly owned parks and trail faciliƟes are included in this land use 
category. In the Hamlin/Avon Landfill area, lands designated for public recreaƟon and 
open space may include privately-owned recreaƟonal faciliƟes when connecƟons 
such as shared-use paths are provided to adjacent public recreaƟon faciliƟes. 

Private Recreation/Open Space 

This land use category includes protected open space that has been preserved in 
conjuncƟon with development. OŌen this land is unbuildable due to natural features 
such as wetlands or woodlands and is set aside as part of a residenƟal development. 
DetenƟon areas on separate parcels are also included in this land use category. Land 
designated “open space” is generally commonly owned by the residents of the 
subdivision or condominium, or by the owner of the commercial or industrial 
development, and is not public land. While some open space is permanently 
protected by conservaƟon easements or other legal protecƟons, not all areas 
designated as open space are guaranteed to remain open in perpetuity.  
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Future Land Use Changes from 2012 

Summary of Changes from 2012 Future Land Use Map 

Map 8 illustrates the changes with descripƟve text and Map 9 is the non-annotated 
Future Land Use Map. DesignaƟon colors have been refined for clarity. 

New R5 ResidenƟal DesignaƟon. A new residenƟal land use designaƟon has been 
created that is intended to provide residenƟal areas that accommodate smaller and 
denser single-family housing than what is permiƩed in the other exisƟng single-family 
areas. These R5 areas support a density of four to six dwellings per acre. Smaller 
homes in a compact development may be well-suited to empty-nesters and young 
professionals looking for more affordable housing, home sites with lower 
maintenance, and housing within walking distance of goods, services and 
employment centers. This designaƟon replaced the One Family Cluster designaƟon 
on the 2012 Future Land Use Map. Manufactured housing communiƟes are also 
included in this category, although no new communiƟes are planned.  

Business/Flexible Use Areas Renamed. The Business/Flexible Use designaƟons have 
been renamed to emphasize planned primary uses as the first use word and planned 
secondary uses as the second word: 

Business/Flexible Use 1 renamed ResidenƟal Office Flex 

- Mixture of residenƟal uses with reduced single-family lot areas

- Public, limited insƟtuƟonal, professional/general office

- Small-scale senior housing

- Commercial uses excluded

- Applies to sites containing historic buildings

Business/Flexible Use 2 renamed Commercial ResidenƟal Flex 2 

- Mixture of single-family, aƩached/detached, mulƟple-family housing

- Retail, office, schools, churches, daycares

- Senior housing may be appropriate

- Detached single-family may be included if on small lots

Business/Flexible Use 3 renamed Commercial ResidenƟal Flex 3 

- Shopping centers

- AƩached and mulƟple-family housing

- Senior housing, offices, schools, churches, public

- Detached single-family housing prohibited

- Discourage large, single-use buildings and parking fields
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Redevelopment Sites. As part of this Master Plan Update, the following sites, 
currently vacant or under-uƟlized, were idenƟfied by the City for specific 
redevelopment concepts that have been developed. Public input in these 
redevelopment concepts was sought at both public open houses and through online 
crowdsource polling and surveys (“virtual open house”). 

Redevelopment Site 1: Cardinal/Veteran’s Landfill Area 

Redevelopment Site 2: Hamlin/Avon Landfill Area 

Redevelopment Site 3: Bordine’s 

List of Proposed DesignaƟon Changes from 2012 Future Land Use Map. As part of 
this Master Plan Update, a parcel-by-parcel analysis of use, zoning, and ownership 
was done for all commercial intersecƟons and adjacent areas within the city to 
determine the appropriateness and accuracy of the 2012 Map designaƟons. As a 
result of inaccurate designaƟons, recent developments that occurred aŌer the 2012 
plan, planned developments the City is now aware of, and the direcƟon of City staff 
and the Planning Commission, the following list of parcel designaƟon changes are 
included with this Update. 

South Boulevard 
1. Office to ResidenƟal 3 - Single family use on west side of Michelson Road
2. West side: Office to Commercial ResidenƟal Flex 3 - Reflects Overlay zoning
3. East side: Office to Commercial ResidenƟal Flex 2 - Reflects Overlay zoning
4. ResidenƟal 3 to ResidenƟal Office Flex - New senior housing development
5. ResidenƟal 4 to ResidenƟal Office Flex and Mixed ResidenƟal Overlay removed -
Planned development north of Chase Bank parcel and PC-approved overlay removal

Auburn Road 
6. ResidenƟal 4 to Commercial ResidenƟal Flex 2 - Reflects office zoning
7. ResidenƟal 4 to Commercial ResidenƟal Flex 2 - Reflects zoning and uses
8. ResidenƟal 4 to ResidenƟal Office Flex and Mixed ResidenƟal Overlay added -
Increase development potenƟal and planned development
9. Office to MulƟple Family - Townhome development
10. ResidenƟal 3 to Commercial ResidenƟal Flex 2 - Reflects zoning
11. ResidenƟal 4 to Commercial ResidenƟal Flex 2 - Reflects zoning

Rochester Road 
12. MulƟple Family to Commercial ResidenƟal Flex 3 - Reflects zoning and uses
13. ResidenƟal Office Flex to Commercial ResidenƟal Flex 2 - Reflects use
14. ResidenƟal 4 to Commercial ResidenƟal Flex 2 - Reflects zoning and uses
15. MulƟple Family to Commercial ResidenƟal Flex 2 - Reflects use
16. Commercial ResidenƟal Flex 2 to 3 - Reflects development

Walton Boulevard 
17. ResidenƟal 3 to ResidenƟal Office Flex - Reflects use variance
18. ResidenƟal 5 to ResidenƟal 3 - Reflects Andover Woods development
19. MulƟple Family to ResidenƟal Office Flex - Reflects development potenƟal
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Sheldon Road 
20. MulƟple Family to ResidenƟal 5 - Reflects duplex use
21. MulƟple Family to Public RecreaƟon/Open Space - Reflects museum public park
22. Estate ResidenƟal to ResidenƟal 2.5 - Reflects Clear Creek Subdivision extension

Landfill DesignaƟon Removed. Refer to Hamlin/Avon Landfill Area updates. 

Landfill Area (Hamlin/Avon) 
The 2012 Map designates this area as Landfill, Industrial and ResidenƟal 3. Due to 
concerns with the Landfill designaƟon being too broad as it relates to future uses, the 
updated map removes the Landfill designaƟon and includes an expanded Industrial 
designaƟon along East Hamlin Road to reflect exisƟng uses and likelihood of future 
uses, new Park/Public Open Space areas to reflect desire energy and recreaƟon uses 
in this area, and the new ResidenƟal 5 category to reflect exisƟng uses within and 
surrounding the landfill and likelihood of future uses. Specific details regarding this 
area are included within the Redevelopment Sites chapter. 

Regional Employment Center 
This area of the city underwent a study in 2012 (M-59 Corridor Study), which 
idenƟfied five future land use categories within the study area, separate of the master 
plan future land use designaƟons, Four of the five designaƟons were added to this 
master plan as new future land use categories, while the fiŌh was combined with 
commercial residenƟal flex 3. This addiƟon eliminated the need to reference a 
separate plan to find important future land use informaƟon.  
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MAP 7: EXCERPT FROM  M-59 CORRIDOR STUDY 

Source: Local Development Finance Authority. M-59 Corridor Study, April 2012 (p. 62) 
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MAP 8: ANNOTATED CHANGES TO FUTURE LAND USE MAP 
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MAP 9: FUTURE LAND USE MAP 
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may be challenged to find the housing they desire in terms of size and/or 
affordability. 

Build-Out Analysis 

The Planned Dwelling Units per Acre map (Map 12) illustrates the built and planned 
density of residenƟal dwellings per acre throughout the city.  DensiƟes range from a 
low of 0.8 dwellings per acre for single-family residenƟal to a high of 20 dwellings per 
acre for mulƟple-family residenƟal (note that most mulƟple-family residenƟal 
development is between eight and ten dwellings per acre, with higher densiƟes for 
special-purpose housing, including assisted living). Generally, the built density is in 
alignment with the planned density throughout the city.  

The future residenƟal build-out is based on the planned dwellings per acre as defined 
in the future land use chapter and the number of developable vacant acres available 
for all types of residenƟal development (See Map 13). Developable acreage is the 
total vacant acreage designated for residenƟal use on the future land use map, minus 
wetlands, floodplains, and a typical 20% of total area for internal roadways.  See 
“CalculaƟng Build-Out” at leŌ for addiƟonal details. 

Currently, there are 463.45 acres of vacant land that is planned and zoned for single-
family residenƟal development.  Future build-out could result in an esƟmated 1,414 
new single family dwelling units.  These new dwellings will range from smaller homes 
in denser neighborhoods (as described in the R5 land use designaƟon) to large homes 
on estate-sized lots (as described in the Estate ResidenƟal land use designaƟon).  

Within the areas designated for mulƟple-family residenƟal, approximately 20 acres 
are available, which could result in an esƟmated 242 dwelling units. Mixed-use areas, 
including the flexible land use designaƟons total approximately 81.3 acres. Based on 
the calculaƟons shown at leŌ, approximately 351 dwellings could be added, some in 
the form of detached homes as well as aƩached and stacked dwellings (e.g., 
townhomes and apartments).   

CalculaƟng Build-Out 

The process for determining the 
remaining developable land and 
approximate dwelling units includes 
several steps: 
1. Determine locaƟon of all vacant

land;
2. Remove wetlands, lake, private

recreaƟon open space, parks, and
green infrastructure areas;

3. Remove areas that are too small to
be developed, except as follows:

Where several adjacent vacant
parcels could be joined to meet 
development need, these areas 
were kept; 
Where vacant parcels are 
similar in size to most other 
parcels within a subdivision, 
these areas were kept; 

4. MulƟple remaining land in each
district by the following:

Zoning 
District Density Value 

RE 0.8 DU/AC

R-2 1.7 DU/AC

R-2.5 2.3 DU/AC

R-3 2.9 DU/AC

R-4 3.4 DU/AC

R-5 5 DU/AC

RM-1 12 DU/ AC 

ROF 50% of developable land @ 8 
DU/AC 

CRF-2 30% of the developable land 
@ 12 DU/AC 

Auburn Rd 
Corridor 

30% of the developable land 
@ 25 DU/AC 

CRF-3 30% of the developable land 
@ 18 DU/AC 
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MAP 12: PLANNED DWELLING UNITS PER ACRE 
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MAP 13: 2018 VACANT LAND, OPEN SPACES AND SCHOOLS 
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Housing Strategies 

The Goals and ObjecƟves chapter discusses the city’s vision for aƩracƟve, safe, quiet 
and well-maintained neighborhoods that provide a diversified range of housing 
opƟons for all ages. This variety of housing types will enable older residents to stay 
in the city while aƩracƟng younger residents and families.  

The previous chapter on the future land uses within the city addresses changes to 
the Future Land Use Map, which include the addiƟon of a residenƟal category called 
R5. As discussed, this land use designaƟon is intended to provide residenƟal areas 
that accommodate smaller and denser single-family housing than what is permiƩed 
in the other single-family areas—roughly four to six dwellings per acre. Smaller 
homes in a compact development may be well-suited to empty-nesters and young 
professionals looking for more affordable housing, home sites with lower 
maintenance, and housing within walking distance of goods, services and 
employment centers.  

Housing Types 

Single-Family Homes. Single-family homes are a staple of the community and should 
be encouraged in various sizes. Situated in neighborhoods that connect to each 
other and to surrounding commercial areas, single-family homes appeal to a wide 
segment of community residents, whether they be home owners or renters. 

Missing Middle Housing. MulƟ-unit or cluster housing may be characterized as 
“Missing Middle” housing, a term coined by Daniel Paroleck of OpƟcos Design, Inc. 
in 2010.  Parolek defines this type of housing as follows:  

“Well-designed, simple Missing Middle housing types achieve medium-density 
yields and provide high-quality, marketable op ons between the scales of single-
family homes and mid-rise flats for walkable urban living. They are designed to 
meet the specific needs of shi ing demographics and the new market demand, 
and are a key component to a diverse neighborhood. They are classified as 
“missing” because very few of these housing types have been built since the 
early 1940s due to regulatory constraints, the shi  to auto-dependent pa erns 
of development, and the incen viza on of single-family home ownership.” 

CharacterisƟcs of these housing types include: 

Walkable (homes are set in walkable context) 

Medium density but lower perceived density 

Smaller, well-designed units 

Smaller footprint and blended densiƟes 

While the term “Missing Middle” suggests a gap in housing stock, the city’s housing 
inventory does include examples of the forms included in the term. Duplex and 
aƩached single-family residenƟal homes comprise about nine percent of the city’s 
housing opƟons.  

Above: Examples of single-family homes in 
Rochester Hills  
Below: Examples of Missing Middle Housing in 
Rochester Hills 
(Source: Giffels Webster) 
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The city’s pathway plan addresses the walkability objecƟve inherent in the missing 
middle housing concept, by envisioning and providing off-street faciliƟes such as 
sidewalks and pathways for pedestrians and bicyclists. However, great distances to 
local goods and services may pose a challenge for those who wish to walk or ride a 
bicycle for more than just recreaƟon. This has parƟcular implicaƟons for individuals 
with compromised mobility and liƩle or no ability to drive, a category that includes 
many seniors and is likely to grow within the city. Missing middle housing is 
envisioned in the R5 land use designaƟon, mixed residenƟal, flex areas and the 
Auburn Road corridor area. 

MulƟple-Family Housing. The city envisions mulƟple-family housing to include 
aƩached single-family dwelling units, senior housing, or apartment complexes at an 
approximate density of eight to 12 dwelling units per acre, depending upon the type 
and design of the project. There are several apartment complexes in the city and, as 
noted in the build-out analysis, approximately 20 acres for stand-alone mulƟple 
family development. However, there may be opportuniƟes to include such housing 
within a mixed-use development. 

Mixed-Use Housing. The Future Land Use Map illustrates several opportuniƟes to 
incorporate a mix of residenƟal and non-residenƟal uses within the “flex” land use 
designaƟons. Housing ranging from detached single-family to mulƟple-family are 
appropriate, depending on the locaƟon. DensiƟes are anƟcipated to range from as 
low as four dwellings per acre to 18 dwellings per acre in the Commercial ResidenƟal 
Flex 3 areas (up to three stories). Redevelopment in the Auburn Road corridor may 
warrant addiƟonal height sufficient to accommodate up to 25 dwellings per acre. 
However, any increase in building heights in the Auburn Road corridor will be 
subject to further study with the city and stakeholders in the area. The illustraƟons 
below show how seƫng the top floor back from the façade can miƟgate the visual 
impact of building height and mass at the ground level.  

Above: Examples of mulƟple-family dwellings in 
Rochester Hills (Source: Giffels Webster) 

IllustraƟons of a three-story building that features the top floor setback to minimize the impact of the addiƟonal height at the ground level.  The city may wish to 
explore the allowance of addiƟonal height in the future, when the building form and context are appropriate.  
(Source: Giffels Webster) 
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ARTICLE 8 FLEX BUSINESS OVERLAY DISTRICTS

CHAPTER 1. ADMINISTRATION

138-8.100 Intent

The Flex Business (FB) Overlay District is designed to foster vital, lively, and sustainable development in strategic 
areas along arterial and collector roads and at major intersections in the city. The FB overlay district is adopted to 
implement the vision of the Master Land Use Plan, which encourages the redevelopment of older commercial sites 
to enhance property values and the overall appearance of the city by providing incentives for property owners to 
redevelop older and under-utilized commercial developments with a wider range of uses. 

These form-based zoning standards regulate the major components of development: use, site design, and building 
design. Where traditional use-based zoning regulations emphasize the regulation of uses and contain much less 
specificity about design, these form-based regulations emphasize design and permit greater flexibility in use. 

The intent of the form-based regulations is to direct redevelopment in a compact form that serves the need of 
pedestrians, bicyclists and motor vehicles equitably; provides places for planned and/or informal social activity and 
recreation; reduces the amount of impervious surfaces in the city; mitigates impacts on the natural environment; 
and creates building frontages that define the public space of streets. 

(Ord. No. 191, § 3, 9-26-2022)

138-8.101 Flex Business Overlay District Established

The FB overlay district is an optional overlay district for parcels larger than two acres. Any land that is located 
within the boundaries of the FB overlay district will have two zoning designations, the FB overlay district and the 
standard underlying zoning district as shown on the Zoning Map. 

Property in the FB overlay district may continue to be used as permitted by the standard zoning district. Any new 
development or major redevelopment in the FB overlay district may be accomplished following either the 
requirements of this Article or the regulations applicable in the underlying zoning district. 

(Ord. No. 191, § 3, 9-26-2022)

138-8.102 Instructions

A. Application of Requirements. The provisions of this Article are activated by "shall" or "must" when required,
"should" or "encouraged" when recommended, and "may" when optional.

B. Conflict. Wherever there appears to be a conflict between the regulations of this Article and other sections
of the Zoning Ordinance (as applied to a particular development), the requirements specifically set forth in
this Article shall prevail. For development standards not addressed in this Article the other applicable
sections of this Zoning Ordinance shall be used as the requirement.

C. Minor redevelopment. Minor redevelopment of existing buildings and uses developed in accordance with
the standards of the underlying zoning district may be permitted according to the dimensional standards of
this Article even if those dimensional standards violate the dimensional standards applicable in the
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underlying zoning district. In the case of such minor redevelopment, the Planning Commission shall 
determine which regulations of this Article shall apply based on the size, scale, and location of the proposed 
minor redevelopment. 

(Ord. No. 191, § 3, 9-26-2022)

138-8.103 Approval Process

Any proposed development using the FB overlay option shall require only site plan approval unless a use or design 
characteristic that requires conditional use approval as identified in this Article is proposed as part of the 
development. 

A. Site Plan Approval. Site plan approval shall be required in accordance with the requirements of Article
2, Chapter 2. The type of site plan review required shall be as identified in Section 138-2.200 and the
site plan review process shall follow the procedures of Section 138-2.202. Site plans must contain all of
the information required by Section 138-2.208.

B. Conditional Use Approval. For any proposed development or establishment of use in a form-based
district that requires conditional use approval, the application shall be reviewed following the
procedures and review criteria of Article 2, Chapter 3.

C. Site Condominium and Subdivision Development. Any proposed site condominium or subdivision in a
form-based district shall be approved following the procedures contained in the City's site
condominium or subdivision control ordinance with the exception that any design requirement
contained in this Article shall take precedence over any similar design requirement contained in the
condominium or subdivision control ordinance.

(Ord. No. 191, § 3, 9-26-2022)

138-8.104 Existing Development in the Flex Business Overlay District

A. Any development activity in the FB overlay district that requires administrative or sketch plan review, or does
not require development review per Section 138-2.200.B may be reviewed following the requirements of this
Article. Site or building improvements shall be consistent with the provisions of this Article to the greatest
extent possible.

B. Any development activity in the FB overlay district that requires site plan approval shall comply with all the
requirements herein.

(Ord. No. 191, § 3, 9-26-2022)

Editor's note(s)—Formerly codified as § 138-8.105. Ord. No. 191 deleted former § 138-8.104 entitled "Permitted 
and Optional Regulations," and renumbered existing § 138-8.105 accordingly, as herein set out. 

CHAPTER 2. PERMITTED USES

SECTION 138-8.200 Permitted Uses

Uses permitted in the FB overlay district are listed in Section 138-4.300. 

(Ord. No. 170, § 17, 6-16-2014; Ord. No. 175, § 3, 6-1-2015; Ord. No. 183, § 17, 6-18-2018; Ord. No. 191, § 3, 9-26-
2022; Ord. No. 196, § 8, 6-19-2023)
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CHAPTER 3. STREET DESIGN STANDARDS

This chapter establishes the street design parameters applicable in the FB overlay district. 

SECTION 138-8.300 Street Types

Each street in and adjacent to the FB overlay district shall be assigned one of the following street functions. The 
street function will determine what kinds of buildings and uses can be located along that street, and how buildings 
will look and be placed along the street. 

The following Table 9 describes the street types and their intended function. Perimeter streets are meant to carry 
large volumes of traffic and are primarily intended to serve the needs of vehicular traffic. Perimeter streets are 
major roads that already exist in the City and are defined as principal or minor arterials in the City's Master 
Thoroughfare Plan. Interior streets are intended to carry vehicular traffic and to promote pedestrian activity, and 
will be new streets that are constructed within the development or existing collector or local roads. 

For the purposes of determining building frontage and placement, along with street design standards for new 
streets, a development plan in the FB overlay district on properties over ten acres in size shall designate all streets 
using one of the following four categories: 

Table 9. Street Types in the FB overlay district

  Street Type Function
Perimeter Streets FREEWAY Long-distance, high-capacity, high-speed roadway 

traversing the City. M-59 is the only Highway located in 
Rochester Hills. 

ARTERIAL Any principal or minor arterial, as defined in the City's 
Master Thoroughfare Plan 

Interior Streets MAIN STREET A "main street" within a development greater than 10 
acres. A main street will typically be a new street that is 
not an arterial as defined in the City's Master Land Use 
or Master Thoroughfare Plan. However, a main street 
may be a collector street as defined in City's Master 
Thoroughfare Plan. 
  
Main streets are intended to serve as the principal 
interior streets in the FB overlay district. If a 
development has interior streets, it must have at least 
one main street. 

MINOR STREET Minor streets provide access to parking and service 
areas. Minor streets fill out the street network and 
form blocks and may be upgraded to major streets in 
the future. Major circulation aisles in parking lots 
should be designed as minor streets. 

(Ord. No. 170, § 17, 6-16-2014; Ord. No. 191, § 3, 9-26-2022)
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138-8.301 Street Network and Blocks

Development in the FB overlay district must provide an interconnected network of streets or drives. 

A. Blocks. The street network in the FB overlay district need not form an orthogonal grid. However,
sufficient intersections shall be provided to create walkable and pedestrian scale development.

1. Block Perimeter. The maximum block perimeter in the FB overlay district is 2,200 feet.

2. Block Length. The length of any block between intersecting streets may not exceed 500 feet
without a dedicated pedestrian pass-through providing access through the block to another
street.

3. Interior Streets. Interior streets shall connect to other streets. Jogs or centerline offsets shall be
at least 100 feet for interior streets.

B. General Requirements.

1. Street Connectivity. Street connections for the continuation of the street network onto adjacent
properties shall be provided when the potential exists for the continuation of those streets on
adjacent parcels. A minimum of one future street connection shall be provided for each 600 feet
or fraction thereof of common property line between two parcels.

2. Public Internal streets in the FB overlay district for parcels over ten acres shall be dedicated to
the public to ensure connectivity between adjacent parcels.

3. Cross-Access. Blanket cross-access easements shall be provided for all streets and drives in a
development to ensure that the internal street system may connect to the internal street system
on adjacent parcels. The blanket cross-access agreement shall provide for reciprocal cross-access
for connection to streets on adjacent parcels without limitation.

4. Public Transit Nodes. Area shall be set aside to accommodate a public transit node every 1,500
feet along a perimeter street to accommodate future transit service.

5. Pedestrian Circulation Network. Development in the FB overlay district shall incorporate a
pedestrian circulation network that connects all portions of the site with the regional pathway
network via dedicated sidewalks or pedestrian pathways.

(Ord. No. 191, § 3, 9-26-2022)

138-8.302 Street Design

Street "Zones" for parcels greater than ten acres, or where internal streets are incorporated into the site design. 
Streets consist of three zones: the travelway zone, the parking zone, and the pedestrian zone. The elements that 
are included in each street zone are as follows (see Figure 2): 

A. Travelway Zone. The travelway zone accommodates vehicles in transit, and consists of vehicle travel
lanes, left turn lanes, public transit infrastructure (such as dedicated rapid bus lanes or light rail tracks)
and boulevard medians.

B. Parking Zone. The parking zone accommodates vehicles at rest and includes on-street parking lanes.
The parking zone can also accommodate public transit elements by replacing some parking spaces with
transit stops.

C. Pedestrian Zone. The pedestrian zone is located between the curb and the edge of the right-of-way or
road easement. The pedestrian zone is further separated into four sub-zones (see Figure 3 on following
page):
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1. Edge Area. The edge area is the space adjacent to and including the curb. The edge area is
necessary to allow the doors of cars parked along the street to open and close freely, and must
have a width of 2.5 feet. In general the edge area shall remain clear of obstructions, but
streetscape elements such as parking meters, light posts, traffic control signs, and tree grates
may be located in the edge area.

2. Furnishings Area. The furnishings area accommodates amenities such as street trees, planters,
and sidewalk furniture. The furnishings area can be paved (with street trees located in tree
grates), or it may be landscaped with a street lawn. Outdoor eating areas or other similar uses
associated with a use in an adjacent principal building may be located in a furnishings area.

3. Walkway Area. The walkway area is the basic sidewalk area where pedestrians walk. The
walkway area must remain clear of obstructions at all times to allow free pedestrian travel. No
permanent structures or uses are permitted in the walkway area.

4. Frontage Area. The frontage area is the portion of the pedestrian zone adjacent to the edge of
the right-of-way or road easement when a building is located at the lot line. When the building is
set back from the lot line, the pedestrian zone will not have a frontage area, and any frontage
area will serve as walkway area. The frontage area is intended to accommodate door openings,
window shoppers, and the tendency of people to shy away from walls higher than waist height.
The frontage area may also be used for outdoor eating areas or other similar accessory uses
associated with a use in the adjacent principal building.

(Ord. No. 170, § 17, 6-16-2014; Ord. No. 191, § 3, 9-26-2022)

CHAPTER 4. DIMENSION AND DESIGN STANDARDS

138-8.400 In General

A. Lot Design Standards. The lot design standards set forth where buildings, parking, and other improvements
shall be placed on a lot. The lot design standards are based on the type of street (see Section 138-8.300)
upon which the lot has frontage.
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B. Building Entrances. Buildings located on corner lots or lots that front upon two or more streets shall be
required to have a principal entrance onto each street or a corner entrance oriented toward the intersection
of the two streets.

C. Density. There are no maximum or minimum density standards for residential dwelling units in the FB
overlay district. The number of dwelling units that may be developed will be determined by lot design
requirements such as the maximum height, minimum parking requirement for buildings and places of
interest requirements.

(Ord. No. 191, § 3, 9-26-2022)

138-8.401 Setback Requirements

Buildings in the FB overlay district shall comply with the following minimum and maximum setback requirements. 
When there is a minimum and a maximum requirement for a setback, the building must be located within the 
build-to area that is created by the minimum and maximum setback requirement. 

Table 10 Setback Requirements

Yard Type Setback Requirement Minimum Building
Frontage in

Build-To Area
Minimum Maximum

Front Yard 15 feet 70 ft 40% 
Side Yard Interior: none 

Perimeter: 25 ft 
Adjacent to residential: 50 ft. for 
buildings up to two stories in 
height 

None n/a 

Rear Yard Interior: none 
Perimeter: 50 ft 
Adjacent to residential: 50 ft. for 
buildings up to two stories in 
height 

None n/a 

Any Yard Adjacent 
to Residential 
Uses/Districts for 
Buildings over Two 
Stories 

The minimum setback is 75 ft 
when adjacent to multiple family 
residential uses and three times 
the building height when 
adjacent to single family zoned 
properties 

(Ord. No. 170, § 17, 6-16-2014; Ord. No. 191, § 3, 9-26-2022)

Editor's note(s)—Ord. No. 191 deleted former § 138-8-402 entitled "Front Yard Landscaping Requirements," which 
was derived from Ord. No. 170, § 17, adopted June 16, 2014. 

CHAPTER 5. BUILDING STANDARDS
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138-8.500 Private Frontage Requirements

This Section 138-8.500 establishes private frontage standards for buildings in the FB overlay district. The private 
frontage is the area between the building façade and the front property line. The design and treatment of the 
building façade and the private frontage area define the character of the building and how that building relates to 
the street. This, in turn, defines the character and context of the street itself. 

Buildings in the FB overlay district shall comply with the requirements of one of the following private frontages. 
Note that any specific dimensional requirements included in this section are in addition to any other dimensional 
requirements of this article or ordinance. 

A. Shopfront. This frontage type is intended to encourage ground floor commercial uses in multiple story
buildings that are typical in commercial main streets. Buildings feature ample windows for displays and
open views to indoor activity on the ground floor. Primary entrances are prominent and street-facing,
and they may be recessed at the doorway up to five feet. Awnings are encouraged to shield
pedestrians from the elements and minimize the impact of direct sunlight near storefronts. Below:
Shopfront axonometric view illustrating pedestrian-oriented storefront that encourages walking
throughout the FB District. The storefront glazing, which allows views inside the building, is a critical
element that attracts interest.

Below: Section view of shopfront illustrating relationship of storefront to pedestrian walkway. Street trees and 
awnings provide protection from the elements and reduce the impact of high temperatures during warm weather 

months. 
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1. Building Width. Buildings shall be subdivided into bays not greater than 40 feet in width along the
building's frontage facing the perimeter or main street. Building bays shall be defined by vertical
articulations such as changes in wall plane, vertical projections, materials, or other methods.
Each bay shall have a minimum of one building entrance and building entrances shall be spaced
not more than 50 feet apart.

2. Residential Dwelling Units. Residential dwelling units shall be located on floors above non-
residential uses. No non-residential use may be located on a floor above a residential dwelling
use, and residential and non-residential uses located on the same floor shall be designed such
that the hallways or entrances providing access to the different use areas of the building are
physically separated.

3. Ground Floor Uses along a perimeter or main street shall include retail or restaurant uses or
other uses that generate pedestrian traffic throughout the day.

4. Parking. Off-street parking is encouraged to be located underneath or behind the building, or in a
parking structure for parcels over ten acres.

B. Forecourt. Forecourts are an additional design element incorporated into a shopfront or arcade
frontage. The main façade of the building is at or near the build-to line, while a maximum of 50 percent
of building frontage is set back up to 40 feet from the build-to line, creating a small court space. The
space could be used as an entry court or shared garden space for apartment buildings, as an additional
restaurant seating area within retail and retail service use areas, as a small park or plaza, or similar use.

Below: Forecourt axonometric view shows how the building design creates a recessed ground floor
courtyard area. The courtyard is typically a combination of hardscape and landscape area. Examples of
uses include outdoor dining and pedestrian plaza areas.
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Below: Forecourt section view shows the relationship of the development lot to the right-of-way. The courtyard 
area is not visible from this angle, as it is behind the portion of the building placed at the build-to line. 

1. Forecourts may be placed at any location along the frontage provided that the forecourt is
enclosed on three sides by building walls. The forecourt area shall have a mix of paved areas
(brick, stone or concrete pavers or concrete), landscaped areas (planted with a mix of flowers,
plants, shrubs, and trees), and street furniture (such as chairs, tables, benches, and similar
features). Lawn areas are not appropriate for courtyards and may only be used as a minor accent
to an otherwise landscaped area. Outdoor dining is encouraged.

2. Parking. Surface off-street parking shall be set back at least 40 feet from the front building façade
or located underneath the building or in a parking structure.

3. Ground Floor Uses along a main street shall include retail or restaurant uses or other uses that
generate pedestrian traffic throughout the day.

C. Stoop Frontage. Stoop frontages feature a first floor that is elevated above the sidewalk to provide
privacy for first floor windows. The exterior entrance is usually from an exterior stair and landing. This
frontage is suitable for ground-floor residential units in an attached building.
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1. Setback. The stoop or porch area shall be set back a minimum of two feet from the front lot line.

2. Access and Entry. The principal entrance to each unit shall be located at ground level and shall
face a street. Secondary entrances facing the side or rear of the building are permitted.

3. Exposure to Light and Air. Each unit in a stoop frontage building shall have at least two sides
exposed to the outdoors. 

4. Parking. Garage doors may only face a secondary street or rear yard area, and all dedicated off-
street parking shall be located behind the building.

D. Lawn Frontage. In a lawn frontage, the building is set back from the street with a landscaped front yard
area.

1. Access and Entry. The principal entrance to the building shall be located at ground level.

2. Garages shall be set back a minimum of ten feet behind the primary street-facing façade of the
building.

(Ord. No. 191, § 3, 9-26-2022)

138-8.501 Building Height

Permitted building heights in the FB overlay district are as follows: 

A. Maximum Building Height.

1. Two stories or 30 feet.

2. Three stories or 45 feet for parcels that are at least three acres in size along Rochester Road or at
least four acres in size elsewhere in the FB overlay district.

B. Conditional Approval for Additional Height. Buildings in the FB overlay district may be permitted up to
an additional story and up to 15 additional feet in height for sites at least ten acres in size with
conditional approval. Standards for granting conditional approval shall include:

1. The siting of the building or buildings is designed to maintain a reasonable expectation of privacy
for adjacent residential uses and shall not negatively impact residential uses with respect to the
enjoyment of direct sunlight.

2. The site shall include a third place of interest, as regulated in Section 138-8.601, which shall be
dedicated either to landscaping, natural feature preservation, or usable open space.

3. Additional setbacks as noted in Table 10 shall apply.
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(Ord. No. 191, § 3, 9-26-2022)

138-8.502 Building Design Standards

A. Façade Transparency. Buildings in the FB overlay district shall maintain a minimum level of transparency on
the ground and upper stories. All windows must be transparent, non-reflective glass.

1. Ground Floor Non-Residential Uses shall maintain a minimum of 70 percent façade transparency,
measured between two feet and eight feet above the sidewalk.

2. Upper Floor Non-Residential Uses shall maintain a minimum of 30 percent façade transparency
measured from floor to floor. 

3. Ground Floor Residential Uses shall maintain a minimum of 25 percent façade transparency measured
from exterior grade level to the second story floor level.

4. Upper Floor Residential Uses shall maintain a minimum of 20 percent façade transparency measured
from floor to floor. 

B. Building Materials. Exterior materials that may be used on buildings in the FB overlay district fall into two
categories, primary and accent building materials. The building material requirement is based on the exterior
wall surface area, excluding windows and doors. Primary building materials shall cover a minimum of 80
percent of the exterior wall surface area, while accent materials may be used on up to 20 percent of the
exterior wall surface area.

1. Primary Building Materials include:

a. Durable natural building materials such as brick, stone, and other similar materials.

b. Exposed logs, timbers, or wood trim.

c. Alternative building materials may be approved when the applicant demonstrates to the
satisfaction of the Planning Commission that the application of alternative materials is consistent
with the intent of this section and will not have an unreasonable impact on adjacent uses. For
demonstration purposes, building material specification sheets, photographs of existing
application and material samples are encouraged to illustrate that durability and appearance
equivalency with materials listed in this section will be maintained.

2. Accent Building Materials include:

a. Decorative precast concrete block.

b. Metal panels and trim.

c. Glass.

d. Vinyl siding and non-durable building materials such as EIFS may be used as accent materials but
may cover a maximum of ten percent of any exterior building façade's wall area.

e. Any other material except those specifically prohibited by the following subsection 3.

3. Prohibited Building Materials include:

a. Plain concrete block (both painted and unpainted).

b. Plywood or T-111 panels.

c. Aluminum siding.
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4. Compliance with LEED-NC Standards. LEED certification for new buildings is encouraged. Absent
certification for the entire building, compliance with the following building material credits is
encouraged: MR 4.1 or MR 4.2, MR 5.1 or MR 5.2, MR 6, and MR 7.

C. Ground Floor Ceiling Height. Non-residential buildings or building use areas shall have a minimum ground
floor ceiling height of 15 feet. Residential buildings or building use areas shall have a minimum ground floor
ceiling height of ten feet.

D. Encroachments. Certain building elements may encroach into a setback area or right-of-way area. Building
elements that may encroach into setback or right-of-way areas are as follows:

1. Balconies. Balconies on upper stories may encroach up to six feet into any required setback area and
up to four feet into any right-of-way area.

2. Porches. Unenclosed covered front porches with a minimum depth of eight feet may encroach into a
front yard setback area, provided that the front porch maintains a minimum setback of five feet from
any right-of-way line.

3. Stoops. Unenclosed and uncovered front stoops may encroach up to five feet into a front yard setback
area, provided that the stoop maintains a minimum setback of five feet from any right-of-way line.

4. Awnings. Ground-story awnings may encroach up to ten feet from the face of the building into a
setback or right-of-way area. Awnings shall have a minimum of eight feet clear space between the
sidewalk and the bottom of the awning or any awning support structure. If an awning projection of ten
feet would conflict with the placement of any street lighting or street tree, the awning projection shall
be reduced to resolve the conflict.

5. Bay Windows. Bay windows on the ground story may encroach up to three feet into any required
setback area but shall not encroach into a right-of-way area. Bay windows on upper stories may
encroach up to three feet into a setback or right-of-way area.

6. Eaves. Roof eaves may encroach up to three feet into any setback or right-of-way area.

E. Service Areas. All service areas, including utility access, above ground equipment, and dumpsters shall be
located in side or rear yards and shall be screened from view from all streets.

(Ord. No. 191, § , 9-26-2022)

CHAPTER 6. GENERAL PROVISIONS

138-8.600 Parking

The following parking requirements are applicable in the form-based district, and replace similar requirements set 
forth in Article 11. Any requirement of Article 11 that is not superseded by one of the following parking 
requirements shall remain in effect in the form-based district. 

A. Minimum Parking Required.

1. Residential Uses. Off-street parking shall be provided in accordance with the minimum
requirements of Section 138-11.204. The Planning Commission may reduce the number of
required spaces as described in Section 138-11.202, Modification of Standards.

2. One parking space per 400 square feet of nonresidential floor area.

B. Maximum Parking Permitted. The maximum surface parking requirement shall be 125 percent of the
minimum parking requirement.
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C. On-Street Parking. On-street parking spaces shall be counted toward the minimum parking
requirement.

D. Parking Lot Layout. Parking lot layout, maintenance, and construction shall comply with all of the
requirements of Article 11.

The Planning Commission may modify the dimensional requirements of Article 11 based on evidence
submitted by the applicant indicating that the modification will result in superior site design, will
achieve the same purpose as if the parking lot were designed according to conventional standards, and
will function in a safe and efficient manner.

E. Parking Lot Access. Parking lots or parking structures may only be accessed from a minor street.

F. Parking Structures. Parking structures are permitted in the form-based district on parcels larger than
ten acres, provided that they comply with the following requirements:

1. Setback from Arterial and Main Streets. The parking structure and all parking spaces within shall
be set back a minimum of 80 feet from any Arterial or Main street. If liner shops are located on
the ground floor of a parking structure located along a main street, the building shall not be
considered a parking structure, but rather shall be considered a shopfront building subject to the
requirements of Section 138-8.500.A.

2. Setback from Minor Streets. Parking structures shall be set back a minimum of seven feet from
any minor street. When located adjacent to a residential zoning district, the structure shall
comply with the setback standards in Section 138-8.401.

3. Height. Parking structures may not exceed the maximum height permitted for a building at that
location within the FB overlay district.

4. Design Guidelines. Any parking structure façade that will be visible from a perimeter or interior
street, civic/open space, or building shall comply with the following design guidelines:

a. The façade shall comply with the building material requirements of Section 138-8.502.

b. The parking structure shall have the appearance of a flat-roofed building with a parapet
cap type.

c. The ground floor of the structure shall be differentiated from upper floors through the use
of a horizontal expression line.

d. Exterior elevator towers or stair wells shall be open to public view, or enclosed with
transparent glazing.

e. Views into the parking structure shall be minimized. Façades of parking structures shall be
designed without continuous horizontal parking floor openings. Decorative trellis work or
another architectural element that will screen the view of parked cars in the structure shall
be provided on all exterior openings.

G. Loading Space. There are no specific loading requirements in the FB overlay district; however, buildings
and sites shall be designed such that trucks and large delivery vehicles may be accommodated on the
site without encroaching onto a perimeter or interior street. Further, loading facilities such as truck
docks shall be located and screened such that they are not visible from any perimeter or interior street.

(Ord. No. 189, Pt. 1, 12-14-2020; Ord. No. 191, § 3, 9-26-2022)

138-8.601 Places of Interest
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In keeping with the intent of the FB overlay district to create a unique and vibrant spaces, all developments in the 
FB overlay district shall provide outdoor places of interest, one of which shall serve the general public. 

A. A place of interest shall include at least two of the following site elements or amenities listed in the
table that follows, provided that such spaces are open, inviting, and accessible and total a minimum of
five percent of the gross floor area of the buildings. Two of the same types of elements may be
selected, provided they are two distinct locations that meet the requirements of this section. All places
of interest shall be maintained in good condition on a year-round basis.

Place of interest Required elements Proximity and Accessibility
Requirement

Garden Land used for the cultivation of fruits, 
vegetables, plants, flowers, or herbs. The 
land shall be served by a water supply 
sufficient to support the cultivation 
practices used on the site. 
If vertical gardens or green walls are 
created, the area of continuous green wall 
shall count towards fifty (50) percent of 
the required place of interest area. 

A garden shall be located in 
an area that is accessible and 
shall be placed so that it can 
be experienced by the users 
of the site. A fruit and 
vegetable garden shall be 
located in the rear of a 
property and be separated 
from parking areas and other 
open space by a fence 
no higher than four (4) feet. 

Conservation Area Conservation areas shall be comprised of 
naturalized areas such as wetlands, 
woodlands, prairie or the like, within an 
approved FB district development. Such 
areas This shall be dedicated open space 
by way of recorded plan, easement, 
agreement or other satisfactory evidence, 
that the open space is intended to be 
permanent. 
The landowner shall be responsible for 
proper stewardship of the conservation 
area. 

The conservation areas shall 
be located within the 
development area. 

Nature Path Nature paths shall allow users to observe 
the natural resources of a site or adjacent 
sites, which may include the promotion of 
the conservation of soils, wetlands and 
waterways, habitat, and special plants, 
animals, and plant communities. Nature 
paths shall be a minimum of eight (8) feet 
wide. Seating shall be provided every five 
hundred (500) feet. At least 50% of a 
nature path shall be accessible (which 
means ADA-compliant) by users of all ages 

An ADA-compliant pathway 
shall connect a nature path 
to the building to which it 
relates. 
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and abilities; the remainder may be 
comprised of natural materials such as 
wood chips or gravel. 

Nature Viewing 
Area 

Nature viewing areas may consist of 
preserved natural features on site or 
landscaping that creates a park-like 
setting. It shall include seating and be 
connected by a path to the building to 
which it serves. 
Bird houses, feeders, and the like are 
encouraged if properly maintained. 
Signage for vegetation and/or habitat 
being viewed shall be provided. The area 
encompassing improvements made by an 
applicant to enhance the viewing of 
nature shall be considered a place of 
interest. 

A nature viewing area shall 
be accessible by users of all 
ages and abilities from the 
building to which it relates. 

Outdoor Dining 
Areas 

Outdoor dining shall be 
provided in a location that is 
accessible to patrons or users 
as well as accessible for 
maintenance and upkeep. 

Paseo/Pedestrian 
Pass-Through 

All paseos/pedestrian pass-throughs shall 
be at least eighteen (18) feet wide. This 
requirement may be modified by the 
Planning Commission if it is demonstrated 
that the paseo is designed with 
architectural elements that reinforce an 
appropriate pedestrian scale. 

Plaza A plaza shall be designed to attract users 
of the building. It shall include moveable 
seating, at least one trash receptacle and 
one or more of the following additional 
items: a garden, landscape 
containers/planters, art installation, 
and/or water feature (fountain, reflecting 
pool, pond, waterfall, and the like). 

A plaza is separated from 
parking areas and other 
required open space by a 
buffer, such as a wall, 
decorative fence, or 
landscape plantings at least 
three feet in height. 

Fitness Trail A minimum ¼ mile trail with fitness-
related amenities, such as directional 
signage, fitness stations, and at least 
three pieces of fitness equipment, such as 
a sit-up bench, pull-up bar, or push-up 

Same as nature path, above. 
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bar. At least fifty percent (50%) of a 
fitness trail shall be accessible by users of 
all ages and abilities; the remainder may 
be comprised of natural materials such as 
wood chips or gravel. 
Signage shall be provided to define hours 
of availability. 

Children's 
Playground 

A children's playground shall consist of a 
minimum six hundred (600) square foot 
area to provide short-term active and 
passive activities for supervised children. 
It shall include seating designed for 
children and adults, age-appropriate 
equipment and signage to define safety 
and define hours of availability. 

A children's playground shall 
serve the general public and 
be fully accessible from the 
building to which it serves. 

B. Alternatives. Alternatives to the places of interest requirements herein may be permitted if the
applicant is able to demonstrate that there is insufficient space for any of the above options.
Alternatives may be permitted if the Planning Commission finds the proposed alternative place(s) of
interest is/are in keeping with the spirit of this section. Any alternatives shall result in engaging,
interesting, attractive, safe, context-sensitive, and comfortable places.

(Ord. No. 191, § 3, 9-26-2022)

Editor's note(s)—Formerly entitled "Outdoor Amenity Space," which was amended as herein set out above by Ord. 
No. 191. 

138-8.602 Landscaping and Buffering

All landscaping requirements of Article 12 shall apply in the FB overlay district. For properties developed under the 
FB overlay option, the required buffer type is based on the predominant use that is most proximate to the 
adjacent district. 

If the majority of the property will be developed with multiple-family dwellings, a C type buffer will be required. If 
a majority of the property will be developed with commercial uses, then a D type buffer will be required. 

(Ord. No. 191, § 3, 9-26-2022)

138-8.603 Signs

Exterior signs in the FB overlay district shall be governed by the sign requirements of Article VI of Chapter 134 of 
the Code of Ordinances of the City of Rochester Hills. 

(Ord. No. 165, § 11, 3-19-2012; Ord. No. 182, § 6, 2-5-2018; Ord. No. 191, § 3, 9-26-2022)

Editor's note(s)—Ord. No. 191 deleted former § 138-8-604 entitled "Modification of Dimension and Design 
Standards," which was derived from Ord. No. 189, Pt. 2, adopted Dec. 14, 2020. 
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CHAPTER 8. TEMPORARY MORATORIUM

SECTION 138-8.800 Temporary Moratorium

(a) Purpose.

1. The City has identified concerns relating to the location and regulation of Flex Business Overlay
Districts including, but not limited to, building height, density of development, compatibility with
residential zoning and development, parking, and generally whether the Flex Business Overlay Districts
are appropriately located and are accomplishing the intended goals and objectives of fostering and
encouraging vital, vibrant, and sustainable mixed use developments, incorporating flexible, diverse,
and creative development concepts.

2. In order to maintain the status quo while the City studies and reevaluates Flex Business Overlay
Districts zoning, and considers possible modification thereof, the City Council determines it is in the
City's best interest to adopt a moratorium temporarily suspending the City's processing or acceptance
of applications, plans, or permits for the development, improvement, or alteration of land under Flex
Business Overlay Districts regulations.

Moratorium. A moratorium is established suspending the processing and acceptance of any applications, 
plans, or permits for the development, improvement, or alteration of any land parcel, lot, or premises under 
Article 8 Flex Business Overlay Districts (FB-1, FB-2, and FB-3) of the Zoning Ordinance. This moratorium does not 
apply to any development or building project that received, or that has submitted complete plans to the City for, 
site plan approval on or before February 25, 2022. This moratorium shall remain in effect until repealed by the city 
council or the expiration of 180 calendar days, whichever occurs sooner. 

(Ord. No. 635, § 1, 4-11-2022)
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SECTION 138-4.300 Table of Permitted Uses by District

Table 4. Permitted Uses by Zoning District

Key: P: Permitted Use C: Conditional Use [—]: Use Not Permitted
Use R R

-
5

R
M
-
1

N
B

C
B

H
B

B
D

F
B

O E
C

I S
P

Additional Standards

Animal and Agriculture Uses 
Agriculture P — — — — — — — — — — — Section 138-4.401
Kennels C — — — — C — — — C C — Section 138-4.419
Pet Boarding Facilities — — — P P P — — — C C — Section 138-4.426
Plant Material Nurseries C — — P P P — — — — — — Section 138-4.428
Raising and Keeping of 
Animals 

P — P P P P — — P P P P Section 138-4.430

Stables, Riding Academies 
and Hunt Clubs 

C — — — — — — — — — — C Section 138-4.434

Veterinary Hospitals or 
Clinics 

— — — P P P — — C C C — Section 138-4.439

Residential Uses 
One-Family Detached 
Dwellings 

P P P — — — — — — — — C Section 138-6.700—138-
6.702
In the SP district follow the 
requirements of the R-1 
district 
In the RM-1 district follow 
the requirements of the R-3 
district 

Attached Dwelling Units — P P — — — P — — — — Section 138-6.700—138-
6.702 up to 4 units attached 
Not permitted on the first 
floor in the BD district and 
must meet the following: 
1. Each dwelling unit must
contain the minimum
number of sq. ft. as follows
set forth below based on the
number of bedrooms in the
unit: 1 bedroom: 600 sq. ft.,
2 bedrooms: 900 sq. ft.; 3
bedrooms: 1,100 sq. ft.,
more than 3 bedrooms:
1,100 sq. ft. + an additional
200 sq. ft. for each bedroom
over 3.
2. Each dwelling unit must
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contain its own separate 
bath and kitchen facilities, 
shared facilities are not 
permitted. 
3. Dwelling units shall not be
located above any
establishment engaged in
food preparation of any kind
involving heating, baking
and/or cooking on the
premises unless both of the
following fire safety
measures are in place:
a. The establishment is
protected by a sprinkler fire
suppression system; and
b. The dwelling units and all
common aisles, corridors,
etc. adjacent to the dwelling
units are equipped with hard
wired smoke alarms, battery
operated alarms are not
permitted.
4. Applicable restrictions
under the city fire code
and/or fire prevention code
shall not be subject to waiver
or variance of any kind.

Two-Family Dwellings — — P — — — — — — — — — In the RM-1 district follow 
the requirements of the R-4 
district 

Boarding and Rooming 
Dwellings 

— — P — — — — — — — — — 

Caretaker's or Manager's 
Residence 

— — — — — — — — — — P — Permitted only when 
accessory to a prinicpal use, 
residence may not exceed 
750 sq. ft. of total living area 

Dwelling unit in a mixed use 
building or live/work unit 

— — — — — — P P — — — — 

Nursing Homes, 
Convalescent Homes and 
Assisted Living Facilities 

— — P C — — — — — — P Section 138-4.420

State Licensed Residential 
Facilities 
(6 or fewer residents) 

P — P — — — — P — — — — Section 138-4.435

State Licensed Residential C — C — — — — P — — — — Section 138-4.435
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Facilities (more than 7 but 
not more than 12 residents) 
Community, Public, and Recreation Uses 
Cemeteries C — — — — — — — — — — — Minimum site size of 5 acres 
Colleges, Universities, or 
Other Institutions of Higher 
Learning Offering Courses in 
General, Technical, 
Vocational or Religious 
Education 

— — — — — C — P — — — P 

Community facilities, 
including Libraries, Museums 
and Parks 

P P P P P P P P P P P P Section 138-4.437

Hospitals — — — — — — — — — — — C Section 138-4.414
Nursery Schools, Day 
Nurseries, Child Care 
Centers, Adult Foster Care 
Large Group Homes, and 
Adult Foster Care Congregate 
Facilities 

C C C P P C — P P — — — Section 138-4.420

Places of assembly under 
5,000 sf 

— — — P P P C P P — — P Section 138-4.427

Places of assembly over 
5,000 sf 

— — — C P P C P C — — P Section 138-4.427

Places of Worship under 
5,000 sf 

C P P P P P P P P — — P Section 138-4.427

Places of Worship over 5,000 
sf 

C P P C P P C P C — — P Section 138-4.427

Primary and Secondary 
Schools (public, private and 
parochial) 

C P P — — — P — — — — — 

Private Recreation Areas, 
Swim Clubs, Golf Courses and 
Tennis Courts 

C C — — P — — — — — — — Section 138-4.429
Section 138-4.410

Transit Passenger Stations — — — P P P — P P P P P 
Commercial, Office and Service Uses 
Adult Regulated Businesses — — — — C — — — — — — — Section 138-4.400
Alcoholic Beverage Sales (for 
on-premises consumption) 
Accessory to a Permitted Use 

C C C C C C C C C C C C Chapter 6 Alcoholic Liquor 

Automotive Gasoline Service 
Stations and Associated 
Retail Uses 

— — — C C P P — — — — Section 138-4.404, In BD 
existing only 

Automotive Service Centers — — — — C C — — — C — Section 138-4.405
Banks and Credit Unions — — — P P P P P P — — 
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Car Washes — — — — — C — — — — — — 
Drive-Through Accessory to a 
Permitted Use 

— — — C C C C C C — — — Section 138-4.40710, 
Not permitted on sites with 
frontage on Auburn in REC 
districts, 
In BD existing only 

Funeral Homes C — — — C — — — P — — — Section 138-4.409
Health, recreation and 
physical education facilities 
under 5,000 sf 

— — — P P P P P P C — P Section 138-4.412

Health, recreation and 
physical education facilities 
over 5,000 sf 

— — — C P P — — — C — — Section 138-4.412

Hotels, Motels and 
Residential Inns 

— — — — C C — C — — — Section 138-4.415

New Car Offices, Sales or 
Showrooms 

— — — — P C — — — — — — 

Offices/Showrooms or 
Workshop Establishments 

— — — P P P — — — — — — A maximum of 5 persons 
may be employed at any 
time in the fabrication, repair 
and other processing of 
goods 

Sales of Used Cars, 
Recreational Vehicles, Travel 
Trailers and Manufactured 
Homes - 

— — — C C — — — — — — Section 138-4.432

Personal Service 
Establishments 

— — — P P P P P P — — — Section 138-4.408

Professional & Medical 
Offices 

— — — P P P P P P P P — 

Restaurants — — — P P P P P — — — — Section 138-4.424
Retail Sales Establishments 
under 75,000 sf 

— — — P P P P P P — C — Accessory only in the O 
District 

Retail Sales Establishments 
over 75,000 sf for a single 
store 

— — — — C C — — — — — — 

Industrial, Research, and Technology Uses 
Airports, Landing Fields, 
Heliports, Platforms, 
Hangars, Masts and other 
Aeronautical Facilities 

— — — — — — — — — — C — Section 138-4.402

Artisan Manufacturing — — — — C C C C — — — — 
Commercial Communication 
Towers, including 
Commercial Television, 

— — — — — — — — — — C — Section 138-4.406
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Radio, and Public Utility 
Transmitting and/or 
Receiving Towers and 
Receiving Microwave 
Antennas 
Equipment and trailer rental 
facilities 

— — — — — C — — — C P — 

General Industrial Uses — — — — — C — — — C C — Section 138-4.403
Section 138-4.417
Section 138-4.422
Section 138-4.438

Gun Clubs (for-profit or not-
for-profit) 

— — — — — — — — — C — Section 138-4.411

Light Industrial Uses — — — — — P — — — P P — 
Small-scale Breweries, 
Wineries, and Distilleries 

— — — C P P C P — — — — Section 138-4.433

Storage, outdoor and/or self — — — — — — — — — — C — 
Temporary, Special Event and Other Uses 
Accessory buildings and 
accessory uses customarily 
incidental to the permitted 
uses in this section 

P P P P P P — — P P P P Article 10, Chapter 1 

Home occupations P P — — — — — — — — — Section 138-4.413
Outdoor storage, Accessory — — — P P P — — P P — Section 138-4.425
Roadside stands and markets 
and Christmas tree sales 

P P P P P P — — P P P P Section 138-4.431

Temporary construction P P P P P P P P P P P P Section 138-4.436
Wireless Telecommunication 
Facilities 

C C C C P P — — C P P C Section 138-4.440

(Ord. No. 165, §§ 2, 10, 3-19-2012; Ord. No. 581, § 10, 11-11-2013; Ord. No. 173, § 1, 5-18-2015; Ord. No. 175, § 1, 
6-1-2015; Ord. No. 179, § 1, 8-8-2016; Ord. No. 182, § 2, 2-5-2018; Ord. No. 183, § 5, 6-18-2018; Ord. No. 186, pt.
4, 12-2-2019; Ord. No. 196, § 3, 6-19-2023)
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SECTION 138-4.301 Footnotes to the Table of Permitted Uses by District

A. R districts include RE, R-1, R-2, R-3, and R-4.

B. All uses in the NB, CB, and BD districts are subject to the following conditions:

1. All business establishments shall be retail or service establishments dealing directly with consumers. All
goods produced on the premises shall be sold at retail on the premises where produced.

2. All business, servicing, storage and processing, except for off-street parking or loading, shall be
conducted within a completely enclosed building.

3. Existing Health, recreation and physical education facilities established in the NB District and having a
valid certificate of occupancy prior to the effective date of adoption of this chapter (July 8, 2023) shall
be considered a permitted use, provided that the current building/tenant configuration and size
(square footage) are not expanded or increased.

C. All uses in O office business districts shall be subject to the following conditions:

1. The outdoor storage of goods or materials shall be prohibited, irrespective of whether or not they are
for sale.

2. Warehousing or indoor storage of goods or material, beyond that normally incidental to the permitted
uses in this division, shall be prohibited.

(Ord. No. 179, § 1, 8-8-2016; Ord. No. 184, pt. 3, 12-2-2019; Ord. No. 196, § 3, 6-19-2023)
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SECTION 138-6.700 R-5 Allowed Building Types and District Regulations

Because of the importance of establishing proper pedestrian-oriented form and meeting the purpose and intent of 
this district, district regulations are established based on building type. Certain building types require additional lot 
width and lot area, as described below. Only the following building types are allowed in the R-5 District, and 
additional district regulations below shall apply. 

A. District Lot Regulations by Building Type.

Building Type Minimum Lot Width Maximum Lot Width4 Minimum Lot Area
(1) Single-family 50 feet1 120 feet 6,000 sq. ft.1 

(2) Bungalow court2 100 feet 225 feet 12,000 sq. ft.5 

(3) Two-family dwelling 25 feet/50 feet3 120 feet/240 feet3 6,000 sq. ft.1 

(4) Multiplex6 50 feet 120 feet 6,000 sq. ft.5 

Note: For all building types, an additional 15 feet of lot width is required for corner lots. 
1 Minimum per dwelling unit. 
2 The lot width and area regulations apply to a single lot developed under one owner with several detached 
units that are individually leased. If this building type is developed as a plat or a condominium, individual, 
court-facing lots shall have minimum lot width of 40 feet and minimum lot area of 5,000 square feet. Units 
may be no closer than 15 feet apart. The all units shall face a landscaped courtyard that is at least 25 feet 
wide and has five-foot wide sidewalks along the boundaries of the courtyard. Bungalow court building types 
may be located on a zoning lot containing up to six detached dwelling units. 
3 Minimum per dwelling unit/minimum for two units. Two attached units shall be constructed. 
4 Maximum does not apply to parks, playgrounds, tennis courts, similar public non-profit recreational uses, 
and similar public and nonresidential uses. 
5 For any development site with more than four units, there shall be an additional 1,000 square feet of lot 
area for each unit beyond the first four. 
6 Includes triplexes and quadplexes up to four units in a principal building. 

B. Number of Units—Building Type.

(1) Single family: 1 per lot.

(2) Two-family: 1 or 2 per lot.

(3) Multiplex: 3 to 4 units per lot.

(4) Bungalow Court: 3 to 6 units per lot.

C. Building Size and Massing—Height/Stories.

(1) Height in feet: 35 feet maximum.

(2) Stories: 2½ maximum.

D. Setbacks.1

(1) Distance between principal buildings: 15 feet minimum.

1Note(s)—Buildings with a principal use that is nonresidential shall be setback a minimum of 35 feet from a 
residentially-zoned lot. 
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(2) Front Yard and Street-facing Side Yard: 15 feet minimum. 

(3) Interior Side Yard: 5 feet Minimum/15 feet total. 

(4) Rear Yard: 35 feet minimum. 

E. Building Dimensions and Lot Coverage.

 (1) Building Lot Coverage: 50 percent maximum. 

(2) Longest Building Dimension (Street-facing). 

(a) Detached single family, detached bungalow, multiplex and two-family units: 85 feet Max.2

(b) All other types: 180 feet maximum. 

F. Allowed Building Frontages.

(1) Porch, Projecting (All). 

(2) Porch, Integral (All). 

(3) Stoop (All). 

(4) Forecourt (Multiplex). 

(5) Flex door yard (Nonresidential uses). 

G. Allowed Roof Types.

 (1) Flat. 

(2) Pitched. 

H. Vehicle Parking.

 (1) Parking spaces shall be enclosed or covered. 

(2) Parking shall not be permitted in a front yard or any other street-facing yard. 

(3) Garages shall be freestanding, attached or tuck-under. Garage doors shall not face a street. 

I. Vehicular Access.

 (1) Parking may be accessed from alley, side street or front. 

J. Pedestrian Access—Main Entrance Location.

 (1) Street-facing or Courtyard: Bungalow Court. 

(2) Street-facing only: Single- and Two-Family Multiplex.3

K. Other.

 (1) Attic space may be converted to a half story. 

(2) Floor to ceiling height: 9 feet minimum 1st Floor; eight feet minimum above. 

2Note(s)—For bungalow court units, applies to front facade dimension of court-facing units. Multiplex buildings 
may be granted an additional 20 feet (105 feet total) provided an 85 foot width or less is maintained for at 
least a 10 foot depth from the front façade. For two-family units, the 85 foot maximum applies to each unit. 

3Note(s)—One common street-facing entrance serving at least two units 
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(a) Building facades facing streets shall have a minimum of 10 percent clear glass on each
story.

(b) Upper floor windows shall be square or vertically proportioned.

(3) Building facades not facing streets shall have a minimum of 5 percent clear glass on each story.

L. Access to the rear of lots shall be from a public alley, a private backstreet or private drive. A private
backstreet or drive may straddle a rear or side lot line to serve two or more properties as part of an
approved site plan. In all cases where rear lot access is provided, the following shall apply:

(1) Appropriate easements will be recorded or right-of-way will be dedicated,

(2) The access plan will provide safe and reasonable access to the impacted lots,

(3) The access proposal is consistent with safe and efficient traffic flow in the neighborhood,

(4) Safe and sufficient emergency access is provided, and

(5) There is at least 18 feet of non-obstructed pavement width provided in the backstreet, alley or
any private access drive serving adjacent lots.

These backstreets and drives are intended to be low-volume, two-way access streets and they shall not 
be blocked with parking, trash receptacles or other obstructions. 

M. The following also apply to all building types:

(1) Minimum Floor Area per Unit.

(a) One-bedroom: 600 square feet.

(b) Two-bedroom: 900 square feet.

(c) Three-bedroom: 1,100 square feet.

(d) Each additional bedroom over three: 200 square feet per bedroom.

(2) Roadway and Parking Clearances—Access Drive or Parking Area Setbacks.

(a) Property Line: 5 feet minimum.

(b) Any Dwelling: 5 feet minimum.

(Ord. No. 186, pt. 11, 12-2-2019)

SECTION 138-6.701 R-5 Building Type Regulations

A. Single-Family Detached Dwellings.

(1) Description. The single-family detached dwelling unit type consists of structures containing one
dwelling unit surrounded by yard space on all four sides, where private open spaces are available for
the exclusive use of the occupant.

(2) Building Form. See Section 138.6.700 A.—M. above for form, placement, and other requirements.

(3) Illustrative Concept Sketch. See below for illustrative concept sketch of the single-family detached
building type in plan view. This is intended to illustrate development options in a generalized way; it is
not to scale.
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B. Bungalow Court.

(1) Description. The bungalow court detached dwelling unit type consists of structures containing one
dwelling unit surrounded by yard space on all four sides. All units front upon a common court that is
landscaped and contains pedestrian paths.

(2) Building Form. See Section 138-6.700 A.—M. above for form, placement, and other requirements.

(3) Illustrative Concept Sketch. See below for illustrative concept sketch of the bungalow court building
type in plan view. This is intended to illustrate development options in a generalized way; it is not to
scale.
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C. Two-family dwelling.

(1) Description. The two-family detached dwelling unit type consists of structures containing two attached
dwelling units surrounded by yard space on all four sides, where private open spaces is available for
the exclusive use of the occupant. Two-family dwelling units are typically attached side-by-side with on
common wall, but they may also be stacked vertically.

(2) Building Form. See Section 138-6.700 A.—M. above for form, placement, and other requirements.

(3) Illustrative Concept Sketch. See below for illustrative concept sketch of the two-family detached
building type in plan view. This is intended to illustrate development options in a generalized way; it is
not to scale.
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D. Multiplex.

(1) Description. The multiplex residential building type consists of single structures that contain multiple
attached side-by-side and/or stacked dwelling units. The units are accessed from one shared entry
facing a street or at least two units are accessed from a shared entry facing a street and other are
accessed from a side or rear door. This building type shall be designed to have the appearance of a
detached single family dwelling unit. This unit type is modest in scale and mixes well with other
building types allowed in AUH district.

(2) Building Form. See Section 138-6.700 A.—M. above for form, placement, and other requirements.

(3) Illustrative Concept Sketch. See below for illustrative concept sketch of the multiplex detached building
type in plan view. This is intended to illustrate development options in a generalized way; it is not to
scale.

(4) Multiplex buildings are limited to occupy not more that 25 percent of the total number of lots on a
single block.

E. Other Building Types. For allowed nonresidential uses, buildings shall be designed to be complementary to
other residential structures in the district. See Section 138-6.700 A.—M. above for form, placement, and
other requirements.

(Ord. No. 186, pt. 11, 12-2-2019)

SECTION 138-6.702 Building Frontages

The purpose of this section is to identify the frontage types allowed in the R-5 District, and for each type, 
provide a description, a statement as to the type's intent and design standards, to ensure that proposed 



   Created: 2024-12-02 10:14:42 [EST]

(Supp. No. 49)
Page 7 of 

development is consistent with the city's goals for walkability and residential character by providing proper 
building form, character, and quality. 

A. Projecting Porches.

(1) Description. The main facade of the building typically has a small-to-medium setback from the
property line. The resulting front yard is typically small and may or may not be defined by a fence
or hedge to separate the edge of the street right-of-way and private property.

(2) Standards. The projecting porch shall be open on three sides and shall have a roof form that is
separate from the main house. The porch may extend one or two stories. The minimum width is
10 feet, the minimum depth is 8 feet, and a minimum clearance of 8 feet is required from the
floor to the lowest point of the roof structure. The porch should be elevated above the private
sidewalk that connects the porch to the public sidewalk running along the lot frontage.

B. Integral Porch.
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(1) Description. The main facade of the building has a small setback from the property line. The
resulting front yard is typically small and may be defined by a fence or hedge to spatially maintain
the edge of the street. An integral porch is part of the overall massing and roof form of a building.
With an integral porch it is not possible to remove the porch without major changes to the
overall roof form.

(2) Standards. The integral porch shall be open on two or three sides and has a roof form that is part
of the roof structure of the main building. The porch may extend one or two stories. The
minimum width is 8 feet, the minimum depth is 8 feet, and a minimum clearance of 8 feet is
required from the floor to the lowest point of the roof structure. The porch should be elevated
above the private sidewalk that connects the porch to the public sidewalk running along the lot
frontage.

C. Stoop.
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(1) Description. The main facade of the building is near the property line and the elevated stoop
engages the sidewalk. The stoop may or may not have a roof form.

(2) Standards. The stoop should be elevated above the sidewalk to ensure privacy within the
building. Stairs from the stoop may lead directly to the sidewalk or may be accessed from the
side. The minimum width is 5 feet and the maximum is 10 feet; the minimum depth is 5 feet and
the maximum is 10 feet; and a minimum clearance of 8 feet is required from the floor to the
lowest point of the roof structure, when provided.

D. Forecourt.

(1) Description. A portion of the main facade of the building is at or near the property line and a
small percentage is set back, creating a small court space. The space could be used as an entry
court or shared garden space for multiplex. The proportions and orientation of these spaces
should be carefully considered for solar orientation and user comfort.

(2) Standards. A forecourt shall be a minimum of 12 feet wide and 12 feet deep. A 30-inch to 36-inch
high edge wall shall define the edge of the courtyard. The edge wall shall be located within 5 feet
of the front lot line and shall be constructed of 1) brick or stone or 2) brick or stone piers, at least
24 inches wide and no more than 15 feet apart, connected by a black metal decorative fence of
the same height, with supplemental shrub or ornamental grass plantings. All walls and piers shall
have a suitable stone cap. This frontage type should be used sparingly along a block frontage.

E. Flex Dooryard.
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(1) Description. The facade of the building that faces the front street is setback a small distance from
the street, typically within a build-to-zone. The front property line is oftentimes defined by a low
wall, fence, or hedge, creating a small dooryard. The dooryard shall not provide public circulation
along the rights-of-way. The dooryard is most often intended for ground floor residential but can
also be used for allowed nonresidential uses. The façade of the building that contains the main
entry fronts on a greenspace area that may be a street-facing yard, as described above, or it may
front on an internal greenspace or pedestrian plaza.

(2) Standards. A dooryard shall be constructed for access at grade or it may be raised. There shall be
a sidewalk connecting the flex dooryard entryway to an internal sidewalk. The internal sidewalk
shall connect to a public sidewalk or internal private sidewalk system.

(Ord. No. 186, pt. 11, 12-2-2019)
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ARTICLE II. PLANNING COMMISSION1

1Editor's note(s)—Ord. No. 564, § 1, adopted Aug. 8, 2011, repealed Ch. 130, Art. II, §§ 130-26—130-33, in its 
entirety and enacted new provisions to read as herein set out. Prior this amendment, Art. II pertained to 
similar subject matter. See Code Comparative Table for derivation. 

Cross reference(s)—Boards and commissions, § 2-141 et seq. 

State law reference(s)—Municipal planning, MCL 125.31 et seq., MSA 5.2991 et seq. 
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Sec. 130-26. Purpose and intent.

This article is adopted pursuant to the authority granted to the city council under the Michigan Planning 
Enabling Act, Public Act 33 of 2008, MCL 125.3801, et seq., and the Michigan Zoning Enabling Act, Public Act 110 of 
2006, MCL 125.3101, et seq., to establish a planning commission with the powers, duties and limitations provided 
by those acts and subject to the terms and conditions of this article and any future amendments to this article. 

The purpose of this article is to provide that the Rochester Hills City Council hereby confirms the 
establishment under the Michigan Planning Enabling Act, Public Act 33 of 2008, MCL 125.3801, et seq., of the City 
of Rochester Hills Planning Commission formerly established under the Municipal Planning Act, Public Act 285 of 
1931, MCL 125.31, et seq. to establish the appointments, terms, and membership of the planning commission; to 
identify the officers and the minimum number of meetings per year of the planning commission; and to prescribe 
the authority, powers and duties of the planning commission. 

(Ord. No. 564, § 1, 8-8-2011)

Sec. 130-27. Establishment.

The city council hereby confirms the establishment under the Michigan Planning Enabling Act, Public Act 33 
of 2008, MCL 125.3801, et seq., of the City of Rochester Hills Planning Commission formerly established under the 
Municipal Planning Act, Public Act 285 of 1931, MCL 125.31, et seq. The planning commission shall have nine 
members. Members of the planning commission as of the effective date of this article shall, except for an ex officio 
member whose remaining term on the planning commission shall be limited to that member's term on the city 
council, continue to serve for the remainder of their existing terms so long as they continue to meet all of the 
eligibility requirements for planning commission membership set forth within the Michigan Planning Enabling Act, 
Public Act 33 of 2008, MCL 125.3801, et seq. 

(Ord. No. 564, § 1, 8-8-2011)

Sec. 130-28. Appointment and term.

(a) Generally. The mayor, with the approval of the city council by a majority vote of the members elected and
serving, shall appoint all planning commission members, except for the ex officio member.

(b) Term length. The planning commission members, other than the ex officio member, shall serve for terms of
three years.

(c) Vacancy. A planning commission member shall hold office until his or her successor is appointed. Vacancies
shall be filled for the unexpired term in the same manner as the original appointment.

(d) Membership criteria. Planning commission members shall be qualified electors of the city, except that one
planning commission member may be an individual who is not a qualified elector of the city. The
membership of the planning commission shall be representative of important segments of the community,
such as the economic, governmental, educational, and social development of the city, in accordance with the
major interests as they exist in the city, such as agriculture, natural resources, recreation, education, public
health, government, transportation, industry, and commerce. The membership shall also be representative
of the entire geography of the city to the extent practicable.

(e) Ex officio member. One member of the city council shall be appointed by the city council to the planning
commission as an ex officio member with full voting right. The ex officio member's term on the planning
commission shall expire with his or her term on the city council, and otherwise shall be for the length of time
established in the resolution of appointment.



   Created: 2024-12-02 10:14:37 [EST]

(Supp. No. 49)
Page 3 of 

(f) Ineligibility of other city officers and employees. No other elected officer or employee of the city is eligible to
be a member of the planning commission.

(Ord. No. 564, § 1, 8-8-2011)

Sec. 130-29. Removal of members.

The city council may remove a member of the planning commission for misfeasance, malfeasance, or 
nonfeasance in office upon written charges and after a public hearing. 

(Ord. No. 564, § 1, 8-8-2011)

Sec. 130-30. Conflict of interest.

(a) Disclosure. Before casting a vote on a matter on which a planning commission member may reasonably be
considered to have a conflict of interest, the member shall disclose the potential conflict of interest to the
planning commission. Failure of a member to disclose a potential conflict of interest as required by this
ordinance constitutes malfeasance in office.

(b) Bylaws. For the purposes of this section, the planning commission shall define conflict of interest in its
bylaws.

(Ord. No. 564, § 1, 8-8-2011)

Sec. 130-31. Compensation.

The planning commission members may be compensated for their services as provided by city council 
resolution. 

(Ord. No. 564, § 1, 8-8-2011)

Sec. 130-32. Officers and committees.

(a) Election of officers. The planning commission shall elect a chairperson and a secretary from its members, and
may create and fill other offices as it considers advisable. The ex officio member of the planning commission
is not eligible to serve as chairperson. The term of each office shall be one year, with opportunity for
reelection as specified in the planning commission bylaws.

(b) Advisory committees. The planning commission may also appoint advisory committees whose members are
not members of the planning commission.

(Ord. No. 564, § 1, 8-8-2011)

Sec. 130-33. Bylaws, meetings and records.

(a) Bylaws. The planning commission shall adopt bylaws for the transaction of business.

(b) Meetings. The planning commission shall hold at least 4 regular meetings each year, and shall by resolution
determine the time and place of the meetings.

(c) Special meetings. Unless otherwise provided in the planning commission's bylaws, a special meeting of the
planning commission may be called by the chairperson or by two other members, upon written request to
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the secretary. Unless the bylaws otherwise provide, the secretary shall send written notice of a special 
meeting to planning commission members at least 48 hours before the meeting. 

(d) Open meetings. The business that the planning commission may perform shall be conducted at a public
meeting held in compliance with the Open Meetings Act, Public Act 267 of 1976, MCL 15.261, et seq, as
amended.

(e) Public records. The planning commission shall keep a public record of its resolutions, transactions, findings,
and determinations. A writing prepared, owned, used, in the possession of, or retained by a planning
commission in the performance of an official function shall be made available to the public in compliance
with the Freedom of Information Act, Public Act 442 of 1976, MCL 15.231, et seq, as amended.

(Ord. No. 564, § 1, 8-8-2011)

Sec. 130-34 Annual report.

The planning commission shall make an annual written report to the city council concerning its operations 
and the status of the planning activities, including recommendations regarding actions by the city council related 
to planning and development. 

(Ord. No. 564, § 1, 8-8-2011)

Sec. 130-35. Master plan.

(a) Preparation. Under the authority of the Michigan Planning Enabling Act, Public Act 33 of 2008, MCL
125.3801, et seq., and other applicable planning statutes, the planning commission shall make a master plan
as a guide for development within the city's planning jurisdiction.

(b) Approval. Final authority to approve a master plan or any amendments thereto shall rest with the planning
commission unless the city council passes a resolution asserting the right to approve or reject the master
plan.

(c) Existing plan. Unless rescinded by the city, any plan adopted or amended under the Municipal Planning Act,
Public Act 285 of 1931, MCL 125.31, et seq. need not be readopted under the Michigan Planning Enabling
Act, Public Act 33 of 2008, MCL 125.3801, et seq.

(Ord. No. 564, § 1, 8-8-2011)

Sec. 130-36. Zoning powers.

(a) Transfer of zoning commission powers. The city council hereby confirms the transfer of all powers, duties,
and responsibilities provided for zoning boards or zoning commissions by the former City and Village Zoning
Act, Public Act 207 of 1921, MCL 125.281, et seq.; the Michigan Zoning Enabling Act, Public Act 110 of 2006,
MCL 125.3101, et seq.; or other applicable zoning statutes to the City of Rochester Hills Planning Commission
formerly established under the Municipal Planning Act, Public Act 285 of 1931, MCL 125.31, et seq.

(b) Existing ordinance. Any existing zoning ordinance shall remain in full force and effect except as otherwise
amended or repealed by the city council.

(Ord. No. 564, § 1, 8-8-2011)

Sec. 130-37. Capital improvements program.
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To further the desirable future development of the city under the master plan, the planning commission, 
after the master plan is adopted, shall annually prepare a capital improvements program of public structures and 
improvements, showing those structures and improvements in general order of their priority, for the following six-
year period. 

(Ord. No. 564, § 1, 8-8-2011)

Sec. 130-38. Subdivision and land division recommendations.

(a) Ordinance or rule. The planning commission may recommend to the city council provisions of an ordinance
or rules governing the subdivision of land. Before recommending such an ordinance or rule, the planning
commission shall hold a public hearing on the proposed ordinance or rule. The planning commission shall
give notice of the time and place of the public hearing not less than 15 days before the hearing by
publication in a newspaper of general circulation within the city.

(b) Plat review. The planning commission shall review and make recommendation on a proposed plat before
action thereon by the city council under the Land Division Act, Public Act 288 of 1967, MCL 560.101, et seq.,
as amended. Before making its recommendation, the planning commission shall hold a public hearing on the
proposed plat. A plat submitted to the planning commission shall contain the name and address of the
proprietor or other person to whom notice of a hearing shall be sent. Not less than 15 days before the date
of the hearing, notice of the date, time and place of the hearing shall be sent to that person at that address
by mail and shall be published in a newspaper of general circulation in the city. Similar notice shall be mailed
to the owners of land immediately adjoining the proposed platted land.

(Ord. No. 564, § 1, 8-8-2011)

Secs. 130-39—130-60. Reserved.



Planning Dept Email <planning@rochesterhills.org>

Old Orion Court Development - Wetlands Concern
1 message

Connor Pytlowany <cpytlowany@aisequip.com> Sat, Feb 15, 2025 at 2:42 PM
To: Planning Dept Email <planning@rochesterhills.org>

Hello,

Please find attached my letter and supporting documents regarding the Wetlands use permit for the Old Orion Court Development project

Thanks,

Connor Pytlowany

Disclaimer: No agent, employee, or representative of AIS Construction Equipment Corporation has any authority to bind AIS to any affirmation, promise, representation,
or warranty, unless it is expressly made and agreed to in a written and fully executed Sales Contract. No information in this communication shall become part of any
contract for sale unless expressly agreed to by AIS in a fully executed Sales Contract.

2 attachments

Letter - Wetlands Permit.pdf
1984K

MDOT Stormwater Drainage Manual- Table 3-1 - Runoff Coefficients.pdf
40K

2/18/25, 9:26 AM City of Rochester Hills Mail - Old Orion Court Development - Wetlands Concern

https://mail.google.com/mail/u/1/?ik=05f1338c82&view=pt&search=all&permthid=thread-f:1824153944983229478&simpl=msg-f:1824153944983229478 1/1

https://mail.google.com/mail/u/1/?ui=2&ik=05f1338c82&view=att&th=1950b259225a5426&attid=0.1&disp=attd&safe=1&zw
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2/15/25 

Dear Planning Commission, 

I am writing to express my concern regarding the wetland use permit for the proposed development 
in our area. I believe the proposed use would have a permanent detrimental impact on both the 
wildlife and the private property owners who share this wetland. 

Currently, the natural watershed of the area brings runoff to the entrance of the street via an open 
ditch system, with elevations of 805.21 and 805.12 per SHT C1 of the proposed prints. Water from 
both the north and south sides of the street collect at a common point in the wetlands area. The 
water naturally makes its way through the wetlands at a runoff coefficient (C value) of 0.1-0.3, as 
per MDOT standards. 

The proposed development’s design would collect the north side watershed as usual but would 
force the watershed quickly towards the proposed swale per SHT C3 of the proposed prints via a 
culvert. The south side watershed collection would be diverted, no longer running to the end of the 
street, by entering the proposed swale via a culvert. The proposed swale would collect both north 
and south watershed and route this water to the wetlands at a C value of 0.5-0.7, which is double 
the existing values. 

I am afraid that this drastic increase in water flow to the wetlands will affect its current ecology and 
impact the private landowners who share this wetland. My property at 241 Maplehill owns a portion 
of this wetland, which is at a lower elevation than where the proposed design would have water 
enter the wetlands. This would cause the water to flow into my property, leaving the potential for 
flooding. Furthermore, there are three properties on Ann Maria Dr (#180, #160, #144) that share the 
wetlands, but their portions have even lower elevations, exposing them to even more risk. This 
increased water would enter the groundwater table, raising its level and placing an unnecessary 
burden on our existing foundations. 

Our neighborhood can flood quickly during a rainstorm, as seen in the pictures that accompany this 
letter. 

Article 4 – Section 126.565 of the City Code of Ordinance covers the review and approval criteria of 
the wetlands use permit. This section speaks to public interest, the concern for protection of 
natural resources, and general requirements. Section 126-565.B has 12 notes that discuss the 
extent of public need, alternative location, compatibility with existing developments, impact on 
ecological and public health, probable impact and cumulative effect of watershed, and proximity to 
wetlands area. All of these notes seem to protect the concerns that I have stated above. 

The wetlands use permit required by this proposed development would not be necessary if the 
scope of the development were reduced to something that better fits the usage of this land. 

Thank you for hearing my concern, and I hope you take these public comments into account during 
the review process. 









 

 

Sincerely, 

Connor Pytlowany 

241 Maplehill  
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Planning Dept Email <planning@rochesterhills.org>

Parcel No. 15-03-476-018 Meeting
1 message

Stolzenfeld, Kevin <Kevin.Stolzenfeld@nmrk.com> Mon, Feb 24, 2025 at 12:20 PM
To: "planning@rochesterhills.org" <planning@rochesterhills.org>

Hello,

We received the attached notice, and I was informed today that the meeting has been postponed. As we are located at the parcel to
the east (6700 N Rochester Road, Rochester Hills), I would like to express our concerns for the upcoming meeting:

We are worried about the potential increase in traffic, which may lead to drivers cutting through our parking lot. This would result
in additional wear and tear, and contribute to traffic congestion.
We propose the installation of a traffic island in the center of Old Orion Court to prevent vehicles from driving directly across
from our site into the apartment complex, assuming there would be access on that side.
We recommend eliminating access to the apartment complex from Old Orion Court. Instead, access should be provided via
Orion Road or Maplehill Road further at the "back" of the apartment site.
If a suitable plan to redirect traffic cannot be implemented, we believe the developer should share in the asphalt and concrete
maintenance costs for our property.
Our primary concern remains the wear and tear on our property due to the anticipated traffic pattern of vehicles cutting through.
It is likely that drivers will prefer this shortcut to avoid waiting at the left turn light at Orion, or to bypass potential morning
backups on Orion when heading out to Rochester Road. Given that the left turn lane on Rochester is considerably long, rush-
hour traffic could result in cars waiting through multiple light cycles to make their left turn.

We hope these suggestions and concerns will be considered during the planning discussions.

Sincerely,

Kevin Stolzenfeld
Senior Property Manager

NEWMARK

27725 Stansbury Blvd., Suite 300
Farmington Hills, MI 48334
m 947.257.8600

kevin.stolzenfeld@nmrk.com

nmrk.com

LinkedIn Twitter Facebook Instagram

NOTICE: This e-mail message and any attachments are intended solely for the use of the intended recipient, and may 
contain information that is confidential, privileged and exempt from disclosure under applicable law. If you are not 
the intended recipient, you are not permitted to read, disclose, reproduce, distribute, use or take any action in 

https://www.google.com/maps/search/6700+N+Rochester+Road,+Rochester+Hills?entry=gmail&source=g
https://www.google.com/maps/search/27725+Stansbury+Blvd.,+Suite+300+%0D%0AFarmington+Hills,+MI+48334?entry=gmail&source=g
mailto:kevin.stolzenfeld@nmrk.com
http://nmrk.com/
http://nmrk.re/linkedin
http://nmrk.re/twitter
http://nmrk.re/facebook
http://nmrk.re/instagram


reliance upon this message and any attachments, and we request that you promptly notify the sender and immediately 
delete this message and any attachments as well as any copies thereof. Delivery of this message to an unintended 
recipient is not intended to waive any right or privilege. Newmark is neither qualified nor authorized to give legal 
or tax advice, and any such advice should be obtained from an appropriate, qualified professional advisor of your own 
choosing. 

Scanned from a Xerox Multifunction Printer.pdf
128K

https://mail.google.com/mail/u/1/?ui=2&ik=05f1338c82&view=att&th=19538f9d6617e8c3&attid=0.1&disp=attd&safe=1&zw
https://mail.google.com/mail/u/1/?ui=2&ik=05f1338c82&view=att&th=19538f9d6617e8c3&attid=0.1&disp=attd&safe=1&zw


3/6/25, 11 :42 AM City of Rochester Hills Mail - Old Orion development 

Old Orion development 
1 message 

Jennifer MacDonald <macdonaldj@rochesterhills.org> 
To: clarapinkham@yahoo.com 
Cc: Chris McLeod <mcleodc@rochesterhills.org> 

Hi Clara -

Jennifer MacDonald <macdonaldj@rochesterhills.org> 

Thu, Mar 6, 2025 at 11 :42 AM 

Thank you for your comments, they will be provided to the Planning Commission when this project is scheduled for an 
agenda. The applicant's requests with regard to this project were all postponed at the February 18th meeting. 

Jennifer 

I would like to express my concern with the impact this development would have on traffic safety, the wetlands, and the 
neighborhood. I go past this site at least twice daily, and the traffic at Orion Rd. and Orion Ct. is increasingly heavy. 
Adding traffic from 32 units would only make this worse, especially at a corner where speeds are too high, and people 
are trying to get onto Orion Rd. from Maplehill and Orion Court. I also suspect the residents on Maplehill would greatly 
feel the effect of the development entry on Maplehill. The impact on the wetlands could also be problematic, even 
though precautions are promised. With that many units, there is bound to be some long term impact by residents - it is 
essentially their backyard. Although the adjoining neighborhood does have commercial neighbors, it is a quiet area, 
and this development is very close to several homes. I believe it will greatly and negatively impact the community that 
these homes have. Overall, I believe 32 units is too large. A smaller development with fewer units would encroach less 
on the wetlands and neighboring homes, and would create less traffic. Thank you for your time, and I hope there will 
be discussion and careful consideration about these topics before any action is taken. Clara Pinkham 

innovativeb;vn t ur 

Jennifer Mac onald 
Planrung p@ciahst 
Pl,llllliilg & £cononuc Devf!.lopment 

248-84 I-2678 
rochesterhills. org 

https://mail.google.com/mail/u/0/?ik= 2e 1f886776&view= pt&search= all&permthid= thread-a:r1663244462829870303% ?Cmsg-a:r-83551069692031530... 1 /1 
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