
 

CITY OF MADISON HEIGHTS 

COUNCIL CHAMBERS - CITY HALL, 300 W. 13 MILE RD. 

PLANNING COMMISSION MEETING AGENDA 

MAY 17, 2022 AT 5:30 PM 

CALL TO ORDER 

ROLL CALL 

ADDITIONS/DELETIONS TO AGENDA 

APPROVAL OF MINUTES 

1. April 19th, 2022 PC Meeting 

PUBLIC HEARING 

2. Rezoning PRZN 22-01: 30151, 30171 and 30183 Dequindre Rd. 

Rezoning request by Hudson Madison II LLC to rezone three (3) parcels of land at 30151, 

30171 and 30183 Dequindre Road (Tax Map #s 44-25-12-280-027; -026; and -025) from R-3, 

One-Family Residential, to R-M, Multiple-Family Residential.  

3. Rezoning PRZN 22-02: 29022 Stephenson Highway 

Rezoning request by EWM-Miller Wash LLC to rezone three (3) parcels of land at 29022 

Stephenson Highway (Tax Map #s 44-25-11-377-015; -016; and -019) from M-1, Light 

Industrial, to B-3, General Business. 

MATTERS FOR CONSIDERATION 

4. Zoning Ordinance Rewrite Project Update 

MEETING OPEN TO THE PUBLIC: Items not listed on agenda 

MEMBER UPDATES 

PLANNER UPDATES 

ADJOURNMENT 

NOTICE: Persons with disabilities needing accommodations for effective participation through electronic 

means in this meeting should contact the City Clerk at (248) 583-0826 or by email:  clerks@madison-

heights.org  at least two working days in advance of the meeting. An attempt will be made to make 

reasonable accommodations. 
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CITY OF MADISON HEIGHTS 
PLANNING COMMISSION MEETING MINUTES 
April 19, 2022 
Council Chambers – City Hall 
300 W. 13 Mile, Madison Heights, MI 48071 
 
 

 
 
1. CALL TO ORDER 

 
Chair Champagne called the meeting of the Madison Heights Planning Commission to order at 5:32 
p.m. 

 
2. ROLL CALL 

Present:  Mayor Pro Tem Mark Bliss (arrived at 5:35 pm) 
Chairperson Josh Champagne   
Member Bruce Conn   
Member Eric Graettinger 
Mayor Roslyn Grafstein  
City Manager Melissa Marsh 
Member Cliff Oglesby 
Member Grant Sylvester   
 

Absent:   None  
 

 
Also Present:  City Planner Matt Lonnerstater 

  Assistant City Attorney Tim Burns 
  Business Services Coordinator Mary Daley 
    
 
 
 
3. APPROVAL OF AGENDA 

  
There were no additions or deletions to the agenda 

 
 
4. APPROVAL OF MINUTES 

 
Motion by Commissioner Conn, supported by Commissioner Graettinger, to approve the minutes of 
the regular Planning Commission meeting of March 15, 2022.   
 

 Motion carries unanimously.  
 

5. PUBLIC HEARING: 
 

a. Zoning Text Amendment ZTA 22-01: Mobile Food Vending 
 
Planner Lonnerstater reintroduced the Zoning Text Amendment ZTA 22-01 to create regulations 
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for the operation of mobile food vehicles (a.k.a. food trucks) on private property within the City. The 
planning commission reviewed the initial draft of the ordinance at the March 15th meeting.  After the 
productive discussion, Staff updated the proposed mobile food ordinance.  The new draft is 
presented in a flexible format that presents several regulatory options for Planning Commission 
consideration. Staff included seven different sections which present various choices.   
 
To clarify this draft ordinance amendment is for private property only.  This does not pertain to food 
trucks operating in the public right-of-way or operating City streets or parks.   

 
Planner Lonnerstater started by reviewing the revisions made to the original ZTA 22-01.   
 
In response to the discussion and the questions posed by commissioners at the meeting on March 
15th, staff updated the original proposed mobile food vending ordinance. The updated draft 
includes the following modifications, which are summarized below: 
 

• Clarification that food truck operation on public property or within the right-of-way is subject 
to the ‘special event’ approval process as contained within City’s business license 
ordinance. 

 
• New definitions and regulations pertaining to “mobile food courts.” As proposed, mobile 

food courts constitute a principal use of the property and require special use approval 
through City Council and site plan approval through the Site Plan Review Committee. 

 
• Updates to the ‘brick and mortar’ separation requirement, now measured 100 feet to the 

property line of a property containing existing brick and mortar restaurants.  
 

• Clarification that speakers/live entertainment may be permitted subject to decibel-level 
limits at the property line.  

 
The draft also presents seven choices, also referred to as “choose-your-own-adventure”, which our 
planner narrowed down and presented options (under each choice) for the Planning Commission 
to consider.  Each was discussed at length by the Commissioners, resulting in an option for each 
“choice”.  
 
Choice 1 Where should mobile food sites (as an accessory use) be permitted within the 

City? 
     

Option B - The property shall be zoned O-1, B-1, B-2, B-3, M-1 or M-2, and shall 
be located within the boundaries of the DDA.  

 
  

Choice 2 Should property owners be required to re-apply for mobile site plan approval 
on an annual basis?  

 
 Option A - Property owners shall be required to apply for mobile food site approval 

annually. 
 
  
Choice 3 Where should mobile food courts (as a primary use) be permitted within the 

City?  
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 Option B - The property shall be zoned O-1, B-1, B-2, B-3, M-1 or M-2, and shall be 
located within the boundaries of the DDA. 

 
Choice 4 Should there be a residential separation requirement for mobile food courts?  
 
 Option B – Outdoor seating areas shall be set back a minimum of 40 feet from any 

property line that abuts a residential zoning district. Outdoor seating areas facing 
residential districts shall be screened by a minimum 8-foot-high obscuring wall. 

 
 
Choice 5 Should mobile food vendors be limited as to the number of days per year 

they can operate from an individual mobile food site? 
 
 Option B – No duration limits.  
 
Choice 6  Should food vendors be required to remove their food trucks from mobile 

food sites during non-operational hours?  
  
 Option B - The mobile food vehicle may be stored on-site during non-operational 

hours from a location that is not readily visible from the right-of-way. Non-
operational hours should be defined as periods of non-activity of greater than 24 
hours.  

 
Choice 7  Should mobile food vendors be required to obtain a new Certificate of 

Occupancy for each mobile food site/mobile food court on an annual/bi-
annual basis? 

 
 Option A - Certificates of occupancy for each mobile food site/court are valid for a 

period of one (1) year and may be renewed annually. 
 
 
The following additional modifications were also suggested and were summarized by Planner 
Lonnerstater: 

1. Elimination of hours of operation limits 
2. Sound requirements should mimic patio/outdoor seating ordinance  
3. No portable generators permitted 
4. Clarification regarding electrical hookup as required by electrical inspector 

 
Motion by Bliss, supported by Conn to recommend that City Council adopt the zoning 
text amendment ZTA 22-01: Mobile Food Vending to include the 7 choices selected and 
the additional modifications as summarized by Planner Lonnerstater.   
 
 
Motion carries unanimously. 
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6. MATTERS FOR CONSIDERATION  
    

Planner Lonnerstater asks that the Commission members please fill out a survey that will help 
the City achieve the Redevelopment Ready Community designation from the MEDC. We are 
working on a Boards and Commissions training strategy and the first step in doing that is to 
complete this survey.  

 
7. PUBLIC COMMENT - For items not listed on the agenda 
 
 No public comment.  
 

 
8.  MEMBER UPDATES 
 
 No member updates.   
 
9.  PLANNER UPDATES 
 
 Planner Lonnerstater has no further comments.   
 
10. ADJOURNMENT OF MEETING 

 
Meeting adjourned by the Chair at 7:15 p.m.  
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Date:  May 11th, 2022 
To:   City of Madison Heights Planning Commission 
From:  Matt Lonnerstater, AICP – City Planner 
Subject: Rezoning Request PRZN 22-01 – 30151, 30171 and 30183 Dequindre Road – R-3 to R-M 

Introduction 

The applicant, Hudson Madison II LLC, requests to rezone three (3) parcels of land at 30151, 30171 and 
30183 Dequindre Road (PIN Numbers 44-25-12-280-027, 44-25-12-280-026, and 44-25-280-025) from R-
3, One-Family Residential, to R-M, Multiple Family Residential. The subject properties are located on 
the west side of Dequindre Road, south of Oakland Drive.    
 
Background  

The three subject properties contain a total of 2.86 acres and are improved with single-family detached 
homes and their accessory structures. The applicant requests a rezoning to R-M in order to construct a 
senior living, assisted living and memory care facility on site, which is permitted as a special use within 
the R-M district. The new facility will be associated with the independent senior living facility currently 
under construction immediately to the south of the site. Note that approval of the rezoning does not 
constitute special use or site plan approval.  
 
Per the Zoning Ordinance, the R-M zoning district is, “designed to provide sites for multiple-dwelling 
structures which will generally serve as zones of transition between the nonresidential districts and lower 
density single-family districts and is further provided to serve the limited needs for the apartment type of 
unit in an otherwise single-family residential community.”  
 
The Planning Commission should consider all of the potential uses that could be developed on this site if 
it were to be zoned R-M. Uses permitted by right within the R-M district include one and two-family 
dwellings, multiple-dwellings, and rental/management offices accessory to multiple-dwelling unit 
developments. Uses permitted as a special use include convalescent homes and general hospitals.  
 

When reviewing a rezoning request, the Planning Commission should review the proposed district’s 
consistency and compatibility with adjacent land uses and the future land use map as laid out in the 
Master Plan. 
 

Existing Land Use  
 

Existing adjacent land uses and zoning designations are denoted in the table below: 
 

 Existing Land Use Existing Zoning 
Site Single-Family Homes R-3, One-Family Residential 
North  Fraternal Organization  R-3, One-Family Residential 
South Multiple-Family (under construction) O-1, Office 
East (across Dequindre) Multiple-Family Residential/Retail Multiple-family and Industrial (City 

of Warren) 
West  Single-Family Homes/Vacant R-3, One-Family Residential 
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The subject site is located immediately to the north of “The Reserve at Red Run,” an independent senior 
living facility currently under construction, zoned O-1, Office. Adjacent properties to the west and north 
are zoned R-3, One-Family Residential. Properties to the east (across Dequindre Rd) are located within 
the City of Warren and are zoned for commercial and multi-family purposes.  

Existing Conditions along Dequindre (looking north)   
 
 
 
 
 
 
 
 
 
 
 
 
 
Future Land Use 

Adjacent future land uses, as envisioned by the 2021 Madison Heights Master Plan, are denoted in the 
table below: 

 Future Land Use 
Site Office 
North  Office 
South Office 
East (across Dequindre Rd.)  Mixed-Use (City of Warren) 
West  Single-Family Residential 

The future land use designation of the subject site is “Office.” Per the Master Plan, the Office 
designation is intended to accommodate, “a blend of local service, professional and general office uses 
into traditional office developments, as well as commercial uses that service office users.”  
 
If the R-M rezoning request is approved, any multi-family development on the subject parcel, including 
parking, will be subject to screening, buffering and site development requirements per the Zoning 
Ordinance.  
 
Staff Analysis 

While the proposed R-M zoning district is not completely aligned with the site’s “Office” Future Land 
Use designation, staff recognizes the importance of providing land for additional housing units within 
the city. In many cases, multiple-family zoning can provide for an appropriate mix of uses along major 
thoroughfares and arterials, such as Dequindre Road. Further, staff finds that a future multiple-family 
development on this subject site could be complementary to, and compatible with, the multiple-family 
independent senior living facility currently under construction to the south. The proposed R-M district 
promotes one of the Master Plan’s housing objectives to, “provide a diverse range of housing options 
that meet the affordability, maintenance, and lifestyle needs of current and future residents.”  

Subject Site  

Subject Site  
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Findings and Recommendation  

1. The applicant requests a rezoning from R-3, One-Family Residential, to R-M, Multiple-Family 
Residential, to construct a senior living, assisted living and memory care facility on site. The R-M 
district permits single and multiple-family residential uses.   

 
2. The proposed R-M district is generally compatible and consistent with adjacent multiple-family 

and commercial uses along Dequindre Road and is compatible with single-family residential to 
the west.  
 

3. The proposed R-M District is compatible with adjacent O-1-zoned parcels along Dequindre Road.   
 

4. While the proposed R-M District is not entirely aligned with the “Office” future land use 
designation, the rezoning advances the Master Plan’s objective to, “provide a diverse range of 
housing options that meet the affordability, maintenance and lifestyle needs of current and 
future residents.”  

 
5. The Site Plan Review Committee (SPRC) reviewed the proposed rezoning request at their May 

4th, 2022 meeting and did not express any objections. The SPRC will separately review additional 
applications relating to this project, if submitted, including special use and site plan submittal. 
Special use approval through City Council is required for convalescent homes.  

 
Based on these findings, staff recommends that the Planning Commission recommend to City Council 
approval of the requested rezoning on the three (3) subject parcels from R-3 to R-M.   
 
Next Step 

After the public hearing and discussion, the Planning Commission may make a recommendation on the 
proposed rezoning to City Council. Any motion which includes a recommendation to City Council shall 
include concise findings.  
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30151 Dequindre Road
30171 Dequindre Road
30183 Dequindre Road
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Document Path: Z:\notifications\2022\30151 Dequindre Road\Site Map.mxd
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Legal Ad Proof
If you wish to email changes please reply or use the email below 

legals@candgnews.com 
(NOTE: After 3:00pm on press day you must call for corrections)

Date Proof Sent: 4/21/2022 9:49 AM

AD INFORMATION

Ad Number: 0329-2218

Ad Title: CITY OF MADISON HEIGHTS-Notice of Public Hearing - Rezonings - Combined - PRZN 22-01 and
PRZN 22...

Week Of Publication: 4/27/2022

Publication(s) ad will appear: Madison-Park News

For corrections call 586-498-1097

email corrections: legals@candgnews.com (NOTE: After 3:00pm on press day you must call for corrections)

Please scroll to the next page to view the ad.
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NOTICE OF PUBLIC HEARING
Notice is hereby given that the Madison Heights Planning Commission will hold a public hearing on Tuesday, May 17th, 
2022 at 5:30 p.m. in City Hall Council Chambers, 300 West Thirteen Mile Road, Madison Heights, Michigan 48071 to 
consider the following requests:

Rezoning Request No. PRZN 22-0001 by Hudson Madison LLC to rezone three (3) parcels of land described 
as: 30151 Dequindre Rd. (TM# 44-25-12-28-0027); 30171 Dequindre Rd. (TM# 44-25-12-280-026); and 
30183 Dequindre Rd. (TM# 44-25-12-280-025). The request is to rezone the properties from R-2, One-Family 
Residential, to R-M, Multiple-Family Residential. 

Rezoning Request No. PRZN 22-0002 by EWM-Miller Wash, LLC to rezone three (3) parcels of land described 
as 29022 Stephenson Hwy (TMs: 44-25-11-377-015; 44-25-11-377-016; and 44-25-11-377-019). The 
request is to rezone the properties from M-1, Light Industrial, to B-3, General Business.  

The application and any supporting documents can be viewed during regular business hours at the Community and 
Economic Development Department. In addition, the agenda item can be viewed after 4:00 p.m. on Friday, May 13th, 
2022 online at www.madison-heights.org in the Agenda Center. 

For further information, please contact the Community & Economic Development Department at (248) 583-0831 or 
MattLonnerstater@madison-heights.org. 

CITY OF MADISON HEIGHTS

Published: Madison-Park News 04/27/2022 0329-2218
13

Item 2.



14

Item 2.



15

Item 2.



16

Item 2.



17

Item 2.



D
eq

ui
nd

re
 R

oa
d

Senior
Living Facility

(Under Construction)

www.peagroup.com
t: 844.813.2949

SHEET 1 OF 1
MARCH 18, 2022
2019-236A

HUDSON MADISON , LLC
280 WEST MAPLE ROAD, SUITE: 230
BIRMINGHAM, MICHIGAN 48009

NORTH
1" = 80'

25-12-280-025

25-12-280-026

25-12-280-027

12
9.

50
'

12
9.

50
'

12
9.

50
'

12
9.

50
'

12
9.

50
'

280.90'

280.90'

307.90'

12
9.

50
'

374.52'

68.94'

280.90'

30151 DEQUINDRE 

30171 DEQUINDRE 

30191 DEQUINDRE 

18

Item 2.



 

MEMORANDUM 
 

 

Date:  May 11th, 2022 
To:   City of Madison Heights Planning Commission 
From:  Matt Lonnerstater, AICP – City Planner 
Subject: Rezoning Request PRZN 22-02 – 29022 Stephenson Hwy. 
 
Introduction 

The applicant, EWM-Miller Wash, LLC, requests to rezone three (3) parcels of land at 29022 Stephenson 
Highway Road (PIN Numbers 44-25-11-377-015, 44-25-11-377-016, and 44-25-11-377-019) from M-1, 
Light Industrial, to B-3, General Business. The subject properties are located at the northeast corner of 
Stephenson Highway and E. 12 Mile Road, immediately to the west of the I-75 interchange.     
 
Background  

The subject site consists of three (3) parcels which contain a total area of approximately 1.14 acres. The 
site is improved with an existing 3,285 sq. ft. commercial structure currently occupied by Col’s Place 
restaurant. The applicant requests a rezoning to B-3 in order to construct an auto car wash facility, 
which is permitted as a special use within the B-3 district. Note that approval of the rezoning would not 
constitute special use or site plan approval. The Planning Commission should consider all of the 
potential uses that could be developed on this site if it were to be zoned B-3. The applicant has provided 
conceptual plans for an express car wash on-site; these conceptual plans are included for demonstrative 
purposes only and are not subject to this rezoning review.  
 
Per the Zoning Ordinance, the proposed B-3 zoning district is, “designed to provide sites for more 
diversified business types and is often located so as to serve the passer-by traffic.”  Uses permitted by 
right within the B-3 district include, but are not limited to, general retail, personal service 
establishments, sit-down and drive-through restaurants, professional offices, new car auto sales and 
showrooms, and mixed-use developments. Uses permitted through the special approval process 
include, but are not limited to, gasoline stations, auto washes, bars, and motor vehicle repair facilities.  
 
When reviewing a rezoning request, the Planning Commission should review the proposed district’s 
consistency and compatibility with adjacent land uses and the future land use map as laid out in the 
Master Plan. 
 
Existing Land Use  
 

Existing adjacent land uses and zoning designations are denoted in the table below: 
 

 Existing Land Use Existing Zoning 
Site Restaurant M-1, Light Industrial 
North  Oakland County Water   M-1, Light Industrial 
South  (across 12 Mile) Retail General Business (City of Royal Oak) 
East -- I-75 
West (across Stephenson) Gas Station M-1, Light Industrial 
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The subject site is located immediately to the west of the 12 Mile Road/I-75 interchange. Adjacent land 
uses consist primarily of auto-oriented uses, including a gas station across Stephenson Highway, an auto 
repair shop across 12 Mile Road, and a new drive-through fast food restaurant kitty-corner at the 
intersection of 12 Mile Road and Stephenson Highway (in Royal Oak). 
 

Existing Conditions at Stephenson/12 Mile (looking north) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Existing Conditions at Stephenson/12 Mile (looking south) 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

Existing Conditions at Stephenson/12 Mile (looking east toward I-75) 
 
 
 
 
 
 
 
 
 
 
 
 

Subject Site 

Subject Site 
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Future Land Use 
 

Adjacent future land uses, as envisioned by the 2021 Madison Heights Master Plan, are denoted in the 
table below: 
 

 Future Land Use 
Site Industrial 
North  Industrial 
South (across 12 Mile) General Commercial (City of Royal Oak) 
East  I-75 
West (across Stephenson) Industrial 

 
The future land use designation of the subject site is “Industrial.” Per the Master Plan, the Industrial 
designation is intended to accommodate manufacturing, processing, warehousing, storage of raw 
materials and intermediate and finished products, industrial service providers, industrial parks, and 
industrial research activities. 
 
Staff Analysis 

While the proposed B-3 zoning district is not completely aligned with the site’s “Industrial” Future Land 
Use designation, staff recognizes the existing auto-oriented nature of the 12-Mile Road/I-75 
interchange, as well as the existing regional commercial uses located at or near the intersection of 
Stephenson Highway and E. 12 Mile Road. Existing uses at the Stephenson/12 Mile intersection include 
several gas stations, an auto repair shop, a Kroger Marketplace, and several commercial outlots. Further, 
the 12 Mile corridor on the east side of I-75 is currently improved with several regional retail 
developments, including Lowe’s, Home Depot, and BJ’s Wholesale Club. Staff believes that the uses 
permitted within the proposed B-3 district are consistent with and complementary to the existing land 
use pattern in the vicinity.  
 
If the B-3 rezoning request were to be approved, any major re-development on the subject parcel would 
be subject to site plan approval through the Site Plan Review Committee. Certain uses, such as a 
potential auto wash, would require special approval through City Council. Staff further notes that a 
rezoning to B-3 would remove the subject parcels from the Marihuana Overlay District; medical and 
adult-use marijuana establishments are not permitted within the B-3 zoning district.  
 

Findings and Recommendation  

1. The applicant requests a rezoning from M-1, Light Industrial, to B-3, General Business, to 
construct an automatic express car wash facility on site. The B-3 district permits a range of 
general commercial, retail, restaurant, and office uses.  

 
2. The proposed B-3 district is generally compatible and consistent with adjacent auto-oriented 

uses and regional commercial developments near the 12 Mile Road/I-75 Interchange.  
 

3. The proposed B-3 District is compatible with adjacent M-1 zoned parcels within Madison 
Heights and commercially-zoned parcels within Royal Oak.    
 

4. While the proposed B-3 District is not entirely aligned with the “Industrial” future land use 
designation, the subject site is located at the very southern end of the Stephenson Highway 
industrial corridor and is adjacent to a number of existing auto-oriented commercial uses.  

Subject Site  
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5. The Site Plan Review Committee (SPRC) reviewed the proposed rezoning request at their May 

4th, 2022 meeting and did not express any objections. The SPRC will separately review additional 
applications relating to this project, if submitted, including special use and site plan submittal. 
Special use approval through City Council is required for auto washes.  

 
Based on these findings, staff recommends that the Planning Commission recommend to City Council 
approval of the requested rezoning on the three (3) subject parcels from M-1 to B-3.  
 
Next Step 

After the public hearing and discussion, the Planning Commission may make a recommendation on the 
proposed rezoning to City Council. Any motion which includes a recommendation to City Council shall 
include concise findings.  
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Legal Ad Proof
If you wish to email changes please reply or use the email below 

legals@candgnews.com 
(NOTE: After 3:00pm on press day you must call for corrections)

Date Proof Sent: 4/21/2022 9:49 AM

AD INFORMATION

Ad Number: 0329-2218

Ad Title: CITY OF MADISON HEIGHTS-Notice of Public Hearing - Rezonings - Combined - PRZN 22-01 and
PRZN 22...

Week Of Publication: 4/27/2022

Publication(s) ad will appear: Madison-Park News

For corrections call 586-498-1097

email corrections: legals@candgnews.com (NOTE: After 3:00pm on press day you must call for corrections)

Please scroll to the next page to view the ad.
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NOTICE OF PUBLIC HEARING
Notice is hereby given that the Madison Heights Planning Commission will hold a public hearing on Tuesday, May 17th, 
2022 at 5:30 p.m. in City Hall Council Chambers, 300 West Thirteen Mile Road, Madison Heights, Michigan 48071 to 
consider the following requests:

Rezoning Request No. PRZN 22-0001 by Hudson Madison LLC to rezone three (3) parcels of land described 
as: 30151 Dequindre Rd. (TM# 44-25-12-28-0027); 30171 Dequindre Rd. (TM# 44-25-12-280-026); and 
30183 Dequindre Rd. (TM# 44-25-12-280-025). The request is to rezone the properties from R-2, One-Family 
Residential, to R-M, Multiple-Family Residential. 

Rezoning Request No. PRZN 22-0002 by EWM-Miller Wash, LLC to rezone three (3) parcels of land described 
as 29022 Stephenson Hwy (TMs: 44-25-11-377-015; 44-25-11-377-016; and 44-25-11-377-019). The 
request is to rezone the properties from M-1, Light Industrial, to B-3, General Business.  

The application and any supporting documents can be viewed during regular business hours at the Community and 
Economic Development Department. In addition, the agenda item can be viewed after 4:00 p.m. on Friday, May 13th, 
2022 online at www.madison-heights.org in the Agenda Center. 

For further information, please contact the Community & Economic Development Department at (248) 583-0831 or 
MattLonnerstater@madison-heights.org. 

CITY OF MADISON HEIGHTS

Published: Madison-Park News 04/27/2022 0329-2218
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